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

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
Jeanne Grace, City Forester
Skip Schell, Senior Code Examiner
Tim Logue, Director of Engineering Services
Lynn Yost, Assistant Civil Engineer
Eric Hathaway, Transportation Engineer
John Licitra, Sidewalk Program Manager
Matt Yarrow, TCAT

Lisa Nicholas, Deputy Director of Planning and Development
Projects for Review & Comment
November 8, 2018

Please find listed below three new projects and several carried over from previous months which the Planning and
Development Board will consider at its November 27th, 2018 meeting. If possible, please submit any comments on these
projects by noon, November 20th, 2018, so the Planning Board will have the opportunity to fully consider them.
Project: New Two-Family Dwellings
Location: 815-817 North Aurora Street
Applicant: Stavros Stavropoulos
Anticipated Board Action(s) in November: Declaration of Lead Agency, Review of SEAF Parts 2 & 3
Project Description: The applicant proposes to demolish an existing two-family residential structure and construct two
new 1,290 SF two-family dwellings on a 9,590 SF lot. The existing residential building is a legally non-conforming
building with a side setback deficiency (2.9 feet instead of the required 5 feet). The proposed redevelopment will
include four parking spaces for four three-bedroom apartments. The applicant is requesting the Board’s approval to use
the landscaping compliance method for parking arrangement. The project site is located in the R-2b Zoning District and
meets all applicable zoning lot and setback requirements. This is an Unlisted Action under the City of Ithaca
Environmental Quality Review Ordinance (“CEQRO”) and the State Environmental Quality Review Act (“SEQRA”).

“An Equal Opportunity Employer with a commitment to workforce diversification.”
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Project: Maguire Ford Lincoln Additions and Improvements
Location: 370 Elmira Road
Applicant: John Snyder Architects PLLC
Anticipated Board Action(s) in November: Declaration of Lead Agency, Review of SEAF Parts 2 & 3
Project Description: The applicant proposes to demolish a portion of the existing building and construct two additions
with updated exterior materials. The existing building is 18,500 GSF, with 2,265 GSF proposed for demolition. The new
building will be 24,110 GSF. Site improvements include incorporation of a new pedestrian walking path, and site
connections to Wegmans. Approximately 311 parking spaces are proposed to accommodate customer, service parking,
employee, and display parking. Landscape design will improve vegetative cover; however, it will not meet the City of
Ithaca’s impervious/pervious requirements (12%). The project site is located in the SW-2 Zone, is subject to the 2000
Southwest Design Guidelines, and will require a zoning variance for a front yard that exceeds the maximum permissible
in the SW-2 district (34 feet maximum permitted, 69-feet 3-inch setback proposed). This is an Unlisted Action under the
City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) and the State Environmental Quality Review Act
(“SEQRA”); however, it will be treated as a Type I Action for the purpose of environmental review.
Project:
Special Permit
Location: 130 Coddington Road
Applicant: Noah Demarest
Anticipated Board Action(s) in November: Consideration of Special Permit
Project Description: The applicant is seeking reinstatement of an expired Special Permit for use of the property as a Bed
and Breakfast. No physical alterations to the building or the site are proposed. Issuance of a Special Permit is an
Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) and the State
Environmental Quality Review Act (“SEQRA”).
Carried over from previous months:
Project: Falls Park Apartments (74 Units)
Location: 121-125 Lake Street
Applicant: IFR Development LLC
Anticipated Board Action(s) in November: Public Hearing and Review of Draft FEAF Parts 2 & 3
Project Description: The applicant proposes to build a 133,000 GSF, four-story apartment building and associated site
improvements on the former Gun Hill Factory site. The 74-unit, age-restricted apartment building will be a mix of oneand two-bedroom units and will include 7,440 SF of amenity space and 85 parking spaces (20 surface spaces and 65
covered spaces under the building). Site improvements include an eight-foot-wide public walkway located within the
dedicated open space on adjacent City Property (as required per agreements established between the City and the
property owner in 2007) and is to be constructed by the project sponsor. The project site is currently in the New York
State Brownfield Cleanup Program (BCP). Before site development can occur, the applicant is required to remediate the
site based on soil cleanup objectives for restricted residential use. A remedial investigation (RI) was recently completed
at the site and was submitted to NYSDEC in August 2018. The project is in the R-3a Zoning District and requires multiple
variances. This is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4
B(1) (h)[2], (k) and (n) and the State Environmental Quality Review Act (“SEQRA”) §617-4 (b) (11).
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Project: North Campus Residential Expansion (NCRE)
Location: Cornell University Campus
Applicant: Trowbridge Wolf Michaels for Cornell University
Anticipated Board Action(s) in November: No Action – Review of Draft FEAF Parts 2 & 3
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).
The application and related materials are available for download from the City website:
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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Part 2 !"#$"%&"'$()*&#&+"%,"#-&".&/+"01&2',3
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”

No, or
small
impact
may
occur
1.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

✔
✔

3. Will the proposed action impair the character or quality of the existing community?

✔

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

✔

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

✔

6.

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

✔
✔

b. public / private wastewater treatment utilities?

✔

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

✔

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

✔

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?

✔

11. Will the proposed action create a hazard to environmental resources or human health?

✔

PRINT FORM
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting,
probability of occurring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for shortterm, long-term and cumulative impacts.
See attached Sheets

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.
Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.
_________________________________________________
Name of Lead Agency

_______________________________________________
Date

_________________________________________________
Print or Type Name of Responsible Officer in Lead Agency

_______________________________________________
Title of Responsible Officer

_________________________________________________
Signature of Responsible Officer in Lead Agency

_______________________________________________
Signature of Preparer (if different from Responsible Officer)

PRINT FORM
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: 815-817 North Aurora Street Proposed Two Family Residences
Date Created: 11/6/2018

PROJECT DESCRIPTION
The applicant proposes to demolish an existing two-family residential structure and construct two new 1,290
square foot two-family dwellings on a 9,590 square foot lot. The existing residential building is a legally nonconforming building with a side setback deficiency (2.9 feet instead of the required 5 feet). The proposed
redevelopment will include four parking spaces for four 3 bedroom apartments, which will be located in the
parcel’s buildable area and not encroach on the required side or rear yards. The project site is located in the R2b Zoning District and meets all applicable zoning lot and setback requirements.
This is an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) and the
State Environmental Quality Review Act (“SEQRA”), and is subject to environmental review.

IMPACT ON LAND
The project site is located in an urban setting on flat terrain that has previously been disturbed for housing
construction and is not anticipated to impact any natural features. Limited vegetation removal is required as
part of the project, and will include removal of three mature trees.
Need information on building foundations]
Need limits of excavation
The Lead Agency has determined that based on the information above, no significant impact to land is
anticipated.
IMPACT ON GEOLOGIC FEATURES
There are no unique or unusual land forms on the site that will be impacted as part of the project.
The Lead Agency has determined that based on the information above, no significant impact to geologic
features is anticipated.
IMPACT ON SURFACE WATER
The project is located in a built-out urban area and is not located contiguous or in proximity to any water
features.
The Lead Agency has determined that based on the information above, no significant impact to surface water
is anticipated.
IMPACT ON GROUNDWATER
The proposed project is located in an area that is serviced by public utilities (e.g., water and sewer). In
addition, the project is a proposed residential development, similar to surrounding uses, and will not

City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: 815-817 North Aurora Street Proposed Two Family Residences
Date Created: 11/6/2018
substantially increase demand on the water supply. The project is also not anticipated to
introduce contaminants into the environment due to the proposed residential use.
The Lead Agency has determined that based on the information above, no significant impact to groundwater
is anticipated.
IMPACT ON FLOODING
The project is not located in the 100 or 500 year floodplain, and will not impact any waterbody that may
contribute to flooding.
The Lead Agency has determined that based on the information above, no significant impact to flooding is
anticipated.
IMPACTS ON AIR
Construction is projected to last approximately seven months and excavation and preparation of foundations
create the potential for increased airborne dust and dirt particles. Impacts to air quality will be limited to the
period associated with construction activities.
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 trucks to be covered;
 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.
IMPACTS ON PLANTS AND ANIMALS
According to the NYSDEC Environmental Mapper, there are no rare or significant plant or animal communities
located on or around the project site. The project is located in a developed urban area and therefore no impact
to any state or federally listed species is anticipated. Three mature trees are identified to be removed during
construction; a 20’dbh apple, a 17’ dbh silver maple and a 20’unspecified tree. The applicant is proposing to
replace one tree. There are several large trees on the adjacent property near the rear property line. The
applicant should implement tree/root protection to insure that to protect perimeter trees on adjoining
properties during demolition and destruction. The landscape plan will be more developed during site plan
review.
Need tree protection details for neighboring properties
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FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: 815-817 North Aurora Street Proposed Two Family Residences
Date Created: 11/6/2018

The Lead Agency has determined that with mitigation measures identified above, no significant impact to
plants and animals is anticipated.
IMPACT ON AGRICULTURAL RESOURCES
The project site is located in an urbanized area, and there are no agricultural resources located in proximity to
the project site.
The Lead Agency has determined that based on the information above, no significant impact agricultural
resources is anticipated.
IMPACT ON AESTHETIC RESOURCES
The project site is visible from the public right-of-way used for routine, multi-modal travel by area residents.
The project removes an existing duplex, replacing it with two two-family housings. Each building is comparable
in size to surrounding residential land uses. The second two-family structure is sited to be constructed behind
the other unit, and will therefore be mostly screened from public view. Renderings of the proposed building will
be provided and reviewed and modified, as needed, through the site plan review process
The Lead Agency has determined that based on the information above, no significant impact aesthetic
resources is anticipated.
IMPACT ON HISTORIC AND ARCHAEOLOGICAL RESOURCES
The site is not located within a historic district, and the existing structure slated for demolition is not a
designated historic resource. In addition, there are no historic resources located within proximity of the
project site. Finally, the site has previously been disturbed as a result of prior residential construction.
Therefore no impact to archaeological resources is anticipated.
The Lead Agency has determined that based on the information above, no significant impact to archaeological
resources is anticipated.
IMPACT ON OPEN SPACE AND RECREATION
The project will not impact any existing open space or recreational areas. The increased number of units
proposed on the site, however, will provide housing for more residents with access to area amenities, such as
the Falls Creek Elementary School, which has active recreational opportunities available.
The Lead Agency has determined that based on the information above, 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.
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Date Created: 11/6/2018

The Lead Agency has determined that based on the information above, no significant impact to critical
environmental areas is anticipated.
IMPACT ON TRANSPORTATION
The project will use the existing neighborhood right-of-way for access. Access to the property by residents will
be from the north, with parking accommodated on the project site (4 parking spots).
There will be temporary transportation impacts during the construction period, from January 2019 to August
2019. Construction vehicles will be staged
Need staging plan for demolition and construction?
Need project limits of disturbance
Need pedestrian access plan
The Lead Agency has determined that based on the mitigation measures during construction activities
identified above, no significant impact to geologic features is anticipated.
IMPACT ON ENERGY
No new infrastructure will be required to service the proposed residential development. The applicant has
provided the following information related to proposed energy reduction efforts:







Energy Efficient Fixtures and Appliances: The applicant propose to use water fixtures that meet the EPA
Water Sense requirements, and permanent appliances will be Energy Star rated.
Energy Efficient heat pump HVAC System: The project is planned to be heated and cooled by an energy
efficient, electric, air source electric, mini-split type heat pump system. Hot water heaters will specify
conventional electric units of energy efficiency as required by New York State.
Solar Receptivity and Solar Collection Systems: The project will have a solar ready roof with east, south and
west facing major roof surfaces (hipped roof) to include roof vents placed outside the useful solar collection
area of the main roof surface, and the roof shall be designed to carry solar panel system loads in addition to
the other required roof loads. No photovoltaic system will be installed at this time.
Energy Efficient Building Design: The window to wall ratio is 14.9 percent, which is less than the
recommended maximum ratio of 25 percent. The project is designed to have a simple, compact rectangular
shape.
The project will be designed to meet the requirements of the current NYS Energy Code using Rescheck. The
wall insulation is planned to be spray-foam insulation which reduces air infiltration into the building compared
to fiberglass batt wall insulation. The roof truss system will be designed with a raised “energy” hell to permit a
full R-49 over the full ceiling area of the building.
The building will be constructed using best practices for minimizing air infiltration, but will not include testing
in excess of that required by the Residential code of New York.
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Lighting and Controls: the building will be supplied with LED lighting. The decorative light fixtures which are
mounted below the ceiling will be incandescent fixtures which are fitted with self-contained LED incandescent
bulbs to permit bulb replacement without the need to replace the base fixture. The general flood lighting will
be LED disk lights, and exterior lighting will be LED fixtures.
The Lead Agency has determined that based on the information above, no significant impact to energy is
anticipated.
IMPACT ON NOISE, ODOR & LIGHT
Impact on Noise and Odor
The construction period will last approximately 7 months. The project is located in a densely developed
residential area. Noise producing construction activities will temporarily impact residents in the immediate
area. Noise producing construction activity will be limited to the hours of 7:30 a.m. to 7:30 p.m. Monday
through Friday.
The Lead Agency has determined that based on the information above, no significant impact to noise and odor
is anticipated.
Impact on Light
Site lighting may cast light onto adjoining properties. The project proposes to incorporate LED light fixtures as
the exterior light source. A final lighting plan will be submitted during site plan review.
The Lead Agency has determined that based on the information above, no significant impact to light is
anticipated.
IMPACT ON HUMAN HEALTH
The site has an existing older residential structure that is slated for demolition. It is likely that the structure
contains asbestos. Removal of any asbestos-containing material in the existing building will be completed by a
NYS Licensed Asbestos Contractor.
[Phase I Environmental Site Assessment to be completed?]
The site is not an existing remediation site, and therefore no hazardous waste is anticipated to be
encountered as part of site construction activities or future land use.
The Lead Agency has determined that based on the mitigation measures identified above, no significant
impact to human health is anticipated.
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Date Created: 11/6/2018

CONSISTENCY WITH COMMUNITY PLANS
The existing structure is a legally nonconforming building due to a side yard deficiency. The project proposes
to demolish the existing structure and construct (2) two-family units that are in conformance with the bulk
and use standards associated with the R-2b Zoning District, in which it is located. The R-2b Zoning District was
designated to preserve the urban residential character of the Fall Creek neighborhood, and encourage
compatible development.
In addition, the project will introduce housing stock in an area targeted for residential uses, supporting the
goals articulated in the 2015 Comprehensive Plan (see Community Character section).
The applicant is proposing to use the Landscape compliance method for interior parking. More information is
needed to determine if the standard setback compliance method is feasible.
The Lead Agency has determined that based on the information above, no significant impact to community
plans is anticipated.
CONSISTENCY WITH COMMUNITY CHARACTER
The Falls Creek neighborhood is characterized primarily by residential development, with a mix of older singlefamily and multi-family housing units. The proposed project is similar in scale and character to surrounding
residential units, and consistent with land uses throughout the area.
Two primary structures permitted on a single lot
Architectural detailing- recessed entry
The Lead Agency has determined that based on the information above, no significant impact to community
character is anticipated.
Prepared by: Lisa Nicholas, AICP, Senior Planner and revised by the Planning Board

Maximum yard coverage. The parking area, excluding any driveway up to 12 feet in width that
provides vehicle access to a street, but including all other turnaround and vehicle maneuvering areas
associated with parking, shall not cover more than 50% of any remaining side or rear yard, as such
percentage is calculated after excluding the required minimum side or rear yard setback areas
specified for the applicable zoning district by the District Regulations Chart. For the purposes of this
calculation, the area of a side or rear yard shall not include the building area of any building or
accessory structure located in the yard.

(b)

Landscaping compliance method.

[1]

A plan for a parking area using the landscaping compliance method shall be submitted to the
Planning and Development Board for review. The required building permit shall not be issued until a
plan approved by the Board or the Board's designee (and a certificate of appropriateness is on file
with the Building Department where applicable; see below) is on file in the Building Department.

[2]

The Planning and Development Board may, at its discretion, approve a parking area that covers more
than 50% of any side or rear yard (as calculated after excluding the minimum setback areas specified
for the applicable zoning district, per the District Regulations Chart), if the Board finds that mitigating
factors such as, but not limited to, the following exist:

[a]

Natural land forms or tall vegetation provide significant shielding of views toward the parking
area from the street and/or adjacent properties.

[b]

The configuration of the parking area protects and preserves existing healthy and mature
vegetation, especially trees over eight-inch DBH (diameter at breast height).

[c]

One or more curbed and landscaped planting areas are provided within the parking area. Any
such interior planting area shall be a minimum of 80 square feet with no dimension being less
than eight feet.

[d]

The parking area will be substantially shaded by existing woodland or canopy trees, or the
parking area plans call for the planting of trees of a species that, at maturity, will provide canopy
shading. Trees currently or prospectively providing such shade may be located around the
periphery of the parking area or in interior planting areas. Any such interior planting area
accommodating such canopy trees shall be a minimum of 80 square feet with no dimension
being less than eight feet. Such interior planting areas shall be curbed and have a minimum threefoot-deep excavation prior to planting.

All property owners using the landscaping compliance method must notify surrounding property
owners by placing a notice at the project site in a form prescribed by the Planning and Development
Board.
The Board shall be under no obligation to approve a parking area using the landscaping compliance
method; any such approval is discretionary.

[5]

[ 9]

[1 0]

In the event that the proposed parking area is under the jurisdiction of the Ithaca Landmarks
Preservation Commission, the proposed plan shall also be submitted to the Commission for its
review. The role of the Commission shall be limited to ruling on the appropriateness of the plan in
relation to any adverse impact on the aesthetic, historical or architectural significance or value of the
landmark or site in question. A building permit shall not be issued for a plan that has not received a
certificate of appropriateness by the Commission, where such a certificate is required.
Editor's Note: A copy of the District Regulations Chart is on file in the City Clerk's office.
Editor's Note: This ordinance also provided for the redesignation of this subsection) which was formerly Subsection
F(s)) as Subsection F(J)) and for the redesignation of former Subsection F(J) and (4) as Subsection F(4) and (s).

Drainage. Surface or runoff water must be collected and transmitted or piped to the nearest storm sewer or, if
a storm sewer is not available, then through underground piping to the street gutter, or provisions shall be

CONTACT:
Lisa Nicholas, Senior Planner

City of Ithaca

PLANNING DIVISION

108 E. Green St., 3rd Floor
Ithaca, NY 14850 " (607) 274!6550
lnicholas@cityofithaca.org

Name:

APPLICANT:

BUILDING PERMIT NUMBER:
37941
____________
(REQUIRED)

SITE PLAN REVIEW (SPR)
APPLICATION

Stavros Stavropoulos

Title/Role:

Pending Owner

Address 1: 310 Taylor Place
City, State, & Zip Code: Ithaca, NY 14850

Address 2:

E!Mail: stavs88@aol.com

Cell Phone: 607-592-1840

Telephone:

Name: Daniel R. Hirtler

CONSULTANT:

Title/Role:

Architect

Address 1: 327 S. Geneva Street
City, State, & Zip Code: Ithaca, NY 14850

Address 2:
Telephone: 607-277-2701

E!Mail: DRH@danielrhirtler.com

Cell Phone: 607-275-7000

PROJECT SPONSOR: Name:

Title/Role:

(if other than applicant)

Address 1:
Address 2:

City, State, & Zip Code:

Telephone:

Cell Phone:

E!Mail:

PROJECT DESCRIPTION
Project Title:

(2) New two Family Dwellings

Project Type (check one):

X Residential

Project Address: 815-817 North Aurora Street
Industrial

Commercial

Institutional

Scope of Work (check all that apply & indicate approximate operation/construction cost):
$
Façade Change
X Vegetation Removal $ 1,000
X Demolition
$ 22,000
$
Earthwork
X New Paving
X New Plantings
560,000
$
$
Structure
Expansion
New
Structure
X Accessory Structure
X
3,000
10,000
X New Parking
$
$
X Tree Removal
X Landscaping
Addition to Building/Structure $
Total Construction Cost: $ 627,000

Mixed!Use

$
$
$
$

12,000
8,000
6,000
5,000

Anticipated Construction Period: January 2019 to
(best estimate)

(best estimate)

OWNER INFORMATION
1. If the development site is leased property, list the property owner's name and address below:

Length of Lease:
Note: If property is not owned by Project Sponsor, OWNER’S AUTHORIZATION FORM required.
1 of 2

August 2019

2. Please record the application date and approval status of any required federal, state, and/or local permits or approvals
for this project:
Type

Approval Agency

Demolition

Building Division

Building

Building Division

Application Date
10/11/2018

Approval Status
Pending

Ithaca Landmarks Preservation Commission (ILPC)
Board of Zoning Appeals (BZA)
Board of Public Works (BPW)

3. Identify any existing restriction(s) relevant to development of this property:
Deed Restriction(s)

Lien(s)

Easement(s)

License Agreement(s)

Other:
_________________

! APPLICATION FEE !
Application fee is based on total construction, site work, and landscaping costs, charged in accordance with the following
schedule. The fee is payable by check to the “City of Ithaca,” upon submission of this application.
Type of Approval
Site Plan Review
*

Modified Site Plan
Review

Project Cost
less than $10,000
$10,000 to $49,999
$50,000 to $100,000
over $100,000
less than $50,000
$50,000 or more

Application Fee
$75
$150
$300
$1.50 per $1,000
$150
$250

* Modified Site Plan Review fee only applies to modifications to approved site plans that do not trigger reconsideration of
Determination of Environmental Significance. Modifications that require additional environmental review should follow fee
schedule for full Site Plan Review. This determination will be made at time of application.

! QUICK APPLICATION CHECKLIST !
Item
Application Form (completely filled out and signed)
Short Environmental Assessment Form (SEAF) (completely filled out and signed)
Full Environmental Assessment Form (FEAF) Part 1 [if required] (completely filled out and signed)
Full!Size Drawings: (1) scalable site survey with building footprint(s); and (2) height elevations
Reduced Drawings (11”x17”) [see “Site Plan Review Application Checklist”]
Site Plan Review Application Fee

No. of Copies
21
21
21
2
21

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 please either provide a CD!ROM, flash/thumb
drive, or use a free file!sharing web site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc. You can also split documents into
smaller parts and send multiple e!mails/files to: lnicholas@cityofithaca.org or dgrunder@cityofithaca.org.

Applicant's Signature:

Date:

10/15/2018

By signing this application form, the applicant acknowledges City staff may visit the site in order to fully understand the proposed development.
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CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF)
Project Information
(to be completed by applicant or project sponsor)

1. Applicant/Sponsor:
Stavros Stavropoulos
3. Project Location:
815-817 North Aurora Street
4. Is Proposed Action:
X New

Expansion

2. Project Name:
(2) Two Family Dwellings

Modification/Alteration

5. Describe project briefly:
Demolish existing house / Construct (2) new two family dwellings with off-street parking.
6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
East side of North Aurora Street, between East Tompkins Street and King Street
7. Amount of Land Affected:
9,590 Acres or Sq. Ft.
9,590 Acres or Sq. Ft.
Initially: ______
Ultimately: ______
8. Will proposed action comply with existing zoning or other existing land use
restrictions?
X Yes
No If no, describe briefly:
9. What is present land use in vicinity of project:
X Residential
Industrial
Agricultural
Commercial
Other _________________
Describe:

Parkland/Open Space

10. Does action involve a permit/approval or funding, now or ultimately, from
governmental agency (federal/state/local): Yes X No
If yes, list agency name and permit/approval type:
11. Does any aspect of the action have a currently valid permit or approval?
Yes X No
If yes, list agency name and permit/approval type:
12. As a result of proposed action, will existing permit/approval require modification?
Yes X No
I certify the information provided above is true to the best of my knowledge.
10/15/2018
PREPARER'S SIGNATURE: ____________________________ DATE: ________
Daniel R. Hirtler

Architect
PREPARER'S TITLE: __________________________________
Stavros Stavropoulos
REPRESENTING: _____________________________________

Short Environmental Assessment Form
!"#$%$&$ "'()*#$+,-'".!#/',
Instructions for Completing
Part 1 - Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.
Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.
Part 1 - Project and Sponsor Information
Name of Action or Project:
(2) New Two Family Dwellings

Project Location (describe, and attach a location map):
815-817 North Aurora Street, City of Ithaca, New York

Brief Description of Proposed Action:
Demolish existing house; Construct (2) new two family dwellings with their required off-street parking.

Name of Applicant or Sponsor:

Telephone:

Daniel R. Hirtler (for Stavros Stavropoulos)

E-Mail:

607-275-7000

DRH@danielrhirtler.com

Address:
327 South Geneva Street

City/PO:
Ithaca

State:

Zip Code:

NY

14850

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.

NO

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval:

NO

✔

Building Permit from the City of Ithaca

3.a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

.22 acres
___________
___________
.22 acres

___________acres
.34

4. Check all land uses that occur on, adjoining and near the proposed action.
Urban
Rural (non-agriculture)
Industrial
Commercial
Forest
Parkland

Agriculture

Aquatic

1BHFPG

YES

✔ Residential (suburban)

Other (specify): _________________________

YES

✔

5. Is the proposed action,
a. A permitted use under the zoning regulations?

NO

YES

N/A

✔
✔

b. Consistent with the adopted comprehensive plan?
6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape?

NO

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________
_______________________________________________________________________________________

NO

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

NO

YES

✔
YES

✔
YES

✔
b. Are public transportation service(s) available at or near the site of the proposed action?

✔
✔

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?
9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:
_______________________________________________________________________________________
_______________________________________________________________________________________
10. Will the proposed action connect to an existing public/private water supply?

NO

✔
NO

If No, describe method for providing potable water: ______________________________________
_______________________________________________________________________________________
11. Will the proposed action connect to existing wastewater utilities?

YES

✔
NO

If No, describe method for providing wastewater treatment: ________________________________
_______________________________________________________________________________________

YES

✔

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic
Places?
b. Is the proposed action located in an archeological sensitive area?

NO

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

NO

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________
_______________________________________________________________________________________
_______________________________________________________________________________________

YES

YES

✔
✔
YES

✔
✔

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:
Shoreline
Forest
Agricultural/grasslands
Early mid-successional
Wetland
Urban
✔ Suburban
15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
by the State or Federal government as threatened or endangered?

NO

16. Is the project site located in the 100 year flood plain?

NO

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,
YES
a. Will storm water discharges flow to adjacent properties?
✔ NO

NO

YES

✔
YES

✔

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:
NO ✔ YES
_______________________________________________________________________________________
Roof
and parking area stormwater runoff will be directed through underground drain piping to the existing stormwater sewer at
the
street.
_______________________________________________________________________________________

Page 2 of

YES

✔

18. Does the proposed action include construction or other activities that result in the impoundment of
water or other liquids (e.g. retention pond, waste lagoon, dam)?
If Yes, explain purpose and size: ____________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility?
If Yes, describe: _________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe: __________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

YES

✔
YES

✔
YES

✔

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY
KNOWLEDGE
Daniel R. Hirtler (for Stavros Stavropoulos)
Applicant/sponsor name: ___________________________________________

Signature: _______________________________________________________

PRINT FORM

1BHFPG

10/15/2018
Date: ___________________________
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815-817 North Aurora Street Zoning Analysis

Project Narrative
Parcel Number 28-5-18, 815-817 North Aurora Street is located in the City of Ithaca. It contains an existing
(two family) residential building at its southwest corner and an existing shed located midpoint along its south
boundary. The existing residential building is a legally non-conforming building because it has zoning area
deficiencies (one side yard is 2.9 feet instead of the required minimum 5 feet)
This parcel has 72 feet of street frontage and is 133.2 feet deep in a rectangular shape. It has 9,590 square feet in
area.
This parcel is in the R-2b zoning district. In this district, 35 feet is the minimum street frontage of a buildable
lot, and 3,000 square feet is the required lot area for a single family or two family dwelling. 815-817 North
Aurora Street has a capacity of three single family or two family dwellings and has the potential of being
subdivided into two buildable parcels.
It is proposed that the existing buildings be removed from the parcel and replaced with two two family
dwellings. The two buildings would be located one in front of the other.
The required four spaces of off street parking would be accessed from a 10 foot wide drive at the north edge of
the parcel which would serve a turn-around at a right angle to the drive to permit all cars parked on site to turn
around before crossing the sidewalk and entering the street in a forward direction. all four parking spaces would
be located in the buildable area of the parcel (not in the required side or rear yards).
The rear yard would be developed into a shady, grassy green area for the use of all the tenants.

815-817 N. Aurora St.
R2-b zoning district

L

T

R-2b zoning district
Proposed 2 Family Dwellings are permitted in this district.
Required Off Street Parking is permitted in this district.
Off Street Parking Requirement:
o 1 Parking Space required for each Apartment with up to 3 bedrooms,
o 4 parking spaces for (4) 3 bedroom apartments is proposed.
Minimum Lot Size:
o 1 or 2 family dwelling: 3,000 square feet required,
o 4,795 square feet per 2 family dwelling proposed.
Minimum Width at Street Line:
o 35 feet required,
o 72 feet proposed.
Maximum Number of Stories:
o 3 stories permitted,
o 2 stories proposed.
Maximum Height:
o 35 feet permitted,
o 23 feet, 10 inches proposed.
Maximum Lot Coverage:
o 35% permitted,
o 28.3% proposed.
Minimum Yard Dimensions:
o Front:
10 feet required,
10 feet proposed.
o One Side:
10 feet required,
18 feet 6 inches proposed.
o Other Side:
5 feet required,
9 feet 6 inches proposed.
o Rear:
25% of lot depth, 20 feet minimum, 50 feet maximum required,
25% of 133.2 feet = 33.3 feet minimum required rear yard proposed.
Minimum Building Height:
o None required.

The three bedroom apartments are each 1,290 square feet in size and include an additional den on the main
floor.
Vehicle access to the property would be on the north side of the dwellings. Pedestrian access to the property
would be a sidewalk on the south side. Between the two residential buildings would be located an accessory
building which would contain the garbage, recycling and covered bicycle storage, separated by apartment.

L+T

A

Context Map
1" = 50'-0"

10/15/2018

(2) Two Family Dwellings

Legend of Added Symbols
Electrical, Cable, and Telephone Lines run from pole to pole on the east side of North Aurora Street.
Storm Sewer Inlet

Telephone Pole
L: street light
T: Transformer

A0

Fire Hydrant
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New Construction in R-2b zoning district
at 815-817 North Aurora Street
City of Ithaca, New York 14850

Site Plan Review
28004

Daniel R. Hirtler, Architect PLLC
327 South Geneva Street
Ithaca, New York 14850
tel/ans/fax 607-277-2701
cell 607-275-7000
email DRH@DanielRHirtler.com
web site www.DanielRHirtler.com

Limits of Disturbance: The site is flat, and is currently fenced
on its sides and rear property lines. The fences will remain during construction.
The new construction comes no closer than 9'-6" to the closest property line, and the limits of
disturbance to the site is planned to be about 6 feet around the new buildings. No storm water
runoff leaving the site is anticipated from the construction.
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(2) Two Family Dwellings
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The Owner would like to use the site plan which uses the Landscape Compliance Method
for positioning the off-street parking.
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Tompkins County Energy
Recommendations for New Construction.
Energy Efficient Fixtures and Appliances.
o This Project will specify that water fixtures meet
EPA Water Sense requirements.
o The Project will specify that permanent appliances
be Energy Star rated.
Use of energy efficient heat pump HVAC system.
o This Project is planned to be heated and cooled by
an energy efficient, electric, air source electric,
mini-split type heat pump system.
o This Project hot water heaters will specify
conventional electric units of energy efficiency
required by NYS.
Solar Receptivity and Solar Collection Systems.
o This project will have a solar ready roof as follows:
East, south and west facing major roof
surfaces (hipped roof)
Roof vents will be placed outside of
the useful solar collection area of the
main roof surface.
Roof shall be designed to carry solar
panel system loads in addition to the
other required roof loads.
o This project will not have a photovoltaic system at
this time.

absorptive green space pitched down to walk

concrete sidewalk cross pitched down in direction of house

el: -2" edge of sidewalk

5

Energy Efficient Building Design.
o This project has a window-to-wall ratio of 14.9%,
which is less than the recommended maximum ratio
of 25%.
o This project has a simple, compact rectangular
shape.
o This project will be designed to meet the
requirements of the current NYS Energy Code
using Rescheck.
The wall insulation is planned to be sprayfoam insulation which dramatically reduces
air infiltration into the building compared to
fiberglass batt wall insulation.
The roof truss system will be designed with
a raised “energy” heel to permit a full R-49
over the full ceiling area of the building.
o This building will be constructed using best
practices for minimizing air infiltration, but will not
include testing in excess of that required by the
Residential code of New York.
Lighting and Controls
o The building will be supplied with LED lighting.
The decorative light fixtures which are
mounted below the ceiling will be
incandescent fixtures which are fitted with
self-contained LED incandescent bulbs to
permit bulb replacement without having to
replace the base fixture.
The general flood lighting will be LED disk
lights.
The exterior lighting will be LED fixtures.

el: -1" edge of sidewalk
absorptive green space pitched down to walk
top of concrete
sidewalk pavement
at existing sidewalk
elevation: 0"

absorptive green space pitched down to walk
el: 0"
existing elevation at property line

catch basin
rim at el: -3"

SP2

Grading, Drainage, Landscape and Utility Plan
(using Landscape Compliance Method for Off-Street Parking)

10/15/2018

1/8" = 1'-0"

(2) Two Family Dwellings
1

10
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40
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1/8" = 1'-0"
0
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New Construction in R-2b zoning district
at 815-817 North Aurora Street
City of Ithaca, New York 14850
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Site Plan Review
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Daniel R. Hirtler, Architect PLLC
327 South Geneva Street
Ithaca, New York 14850
tel/ans/fax 607-277-2701
cell 607-275-7000
email DRH@DanielRHirtler.com
web site www.DanielRHirtler.com
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

1SPKFDU
%BUF

504 S Meadow Street - Maguire Lincoln

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.

✔ NO
Relevant
Part I
Question(s)

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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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

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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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.

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 (N21)
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

No, or
small
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

✔

D2f, D2g

✔

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

D2/

✔

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

D2s

✔
✔

construction impacts are expected.
f. Other impacts: Temporary
______________________________________________________
__________________________________________________________________

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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Moderate
to large
impact may
occur

✔ 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)

a. The proposed action may occur wholly or partially within, or substantially contiguous
to, any buildings, archaeological site or district which is listed on or has been
nominated by the NYS Board of Historic Preservation for inclusion on the State or
National Register of Historic Places.

E3e

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.

D2j

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

). 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.

YES

No, or
small
impact
may occur

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

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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Moderate
to large
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
______________________________________________________
Impacts are anticipated
__________________________________________________________________

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.

✔ NO

Relevant
Part I
Question(s)
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)3

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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YES

No,or
small
impact
may cccur

Moderate
to large
impact may
occur

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

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)

✔

✔

✔ NO
Relevant
Part I
Question(s)

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
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✔

✔

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.

PRINT FULL FORM

✔

C2, C2, C3

h. Other: _____________________________________________________________
Project requires a variance and compliance with the Southwest Design Guidelines
__________________________________________________________________

g. Other impacts: ______________________________________________________
__________________________________________________________________

Moderate
to large
impact may
occur

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur
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CONTACT:
Lisa Nicholas, Senior Planner

BUILDING PERMIT NUMBER:
38012
____________
(REQUIRED)

City of Ithaca

PLANNING DIVISION

108 E. Green St., 3rd Floor
Ithaca, NY 14850 ! (607) 274"6550
lnicholas@cityofithaca.org

SITE PLAN REVIEW (SPR)
APPLICATION

Name: John Snyder / John Snyder Architects PLLC

APPLICANT:

Title/Role: President & Design Principal

Address 1: 700 Cascadilla St., Suite 203
Address 2:

City, State, & Zip Code: Ithaca, NY 14850

Telephone: 607-272-1545

Cell Phone: 607-339-8290

E!Mail: john@js-architects.com

Name: Daniel Shearer / Saratoga Associates

CONSULTANT:

Title/Role: President / CEO

Address 1: 21 Congress St., Suite 201
Address 2:

City, State, & Zip Code: Saratoga Springs, NY 12866

Telephone: 518-587-2550 Ext. 2211

Cell Phone:

E!Mail: dshearer@saratogaassociates.com

PROJECT SPONSOR: Name: Phil Maguire / Maguire Family Limited Partnership Title/Role: President / Owner
(if other than applicant)

Address 1: 370 Elmira Rd
City, State, & Zip Code: Ithaca, NY 14850

Address 2:
Telephone: 607-216-1268

Cell Phone: 607-279-8700

E!Mail: pmaguire@maguirecars.com

PROJECT DESCRIPTION
Project Title: Maguire Ford - Lincoln
Project Type (check one):

Residential

Project Address: 504 S Meadow St., Ithaca, NY 14850
Industrial

Commercial

Institutional

Scope of Work (check all that apply & indicate approximate operation/construction cost):
$
Vegetation Removal $
Façade Change
Demolition
$
$
New Paving
Earthwork
New Plantings
$
Structure Expansion $
New Structure
Accessory Structure
$
$
Tree Removal
New Parking
Landscaping
Addition to Building/Structure $
Total Construction Cost: $ 1,500,000

Mixed!Use

$
$
$
$

Anticipated Construction Period: Mar. 2019
(best estimate)

(best estimate)

OWNER INFORMATION
1. If the development site is leased property, list the property owner's name and address below:

Length of Lease:
Note: If property is not owned by Project Sponsor, OWNER’S AUTHORIZATION FORM required.
1 of 2

to

Sept. 2019

2. Please record the application date and approval status of any required federal, state, and/or local permits or approvals
for this project:
Type

Approval Agency

Demolition

Building Division

Building

Building Division

Application Date

Approval Status

Ithaca Landmarks Preservation Commission (ILPC)

Variance

Board of Zoning Appeals (BZA)
Board of Public Works (BPW)

3. Identify any existing restriction(s) relevant to development of this property:
Deed Restriction(s)

Lien(s)

Easement(s)

License Agreement(s)

Other:
_________________

! APPLICATION FEE !
Application fee is based on total construction, site work, and landscaping costs, charged in accordance with the following
schedule. The fee is payable by check to the “City of Ithaca,” upon submission of this application.
Type of Approval
Site Plan Review
*

Modified Site Plan
Review

Project Cost
less than $10,000
$10,000 to $49,999
$50,000 to $100,000
over $100,000
less than $50,000
$50,000 or more

Application Fee
$75
$150
$300
$1.50 per $1,000
$150
$250

* Modified Site Plan Review fee only applies to modifications to approved site plans that do not trigger reconsideration of
Determination of Environmental Significance. Modifications that require additional environmental review should follow fee
schedule for full Site Plan Review. This determination will be made at time of application.

! QUICK APPLICATION CHECKLIST !
Item
Application Form (completely filled out and signed)
Short Environmental Assessment Form (SEAF) (completely filled out and signed)
Full Environmental Assessment Form (FEAF) Part 1 [if required] (completely filled out and signed)
Full!Size Drawings: (1) scalable site survey with building footprint(s); and (2) height elevations
Reduced Drawings (11”x17”) [see “Site Plan Review Application Checklist”]
Site Plan Review Application Fee

No. of Copies
21
21
21
2
21

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 please either provide a CD!ROM, flash/thumb
drive, or use a free file!sharing web site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc. You can also split documents into
smaller parts and send multiple e!mails/files to: lnicholas@cityofithaca.org or dgrunder@cityofithaca.org.

Date: 10

Applicant's Signature:

26

2018

By signing this application form,
rm the
the applicant
appl
ap
plicant acknowledges City staff may visit the site in order to fully understand the proposed development.
pl
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Full Environmental Assessment Form
Part 1 - Project and Setting
Instructions for Completing Part 1
Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information.
Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the project sponsor to verify that the information contained in
Part 1is accurate and complete.
A. Project and Sponsor Information.
Name of Action or Project:
Maguire Ford - Lincoln

John Snyder Architects PLLC Project No. 1905A

Project Location (describe, and attach a general location map):
504 S Meadow St., Ithaca NY 14850

Brief Description of Proposed Action (include purpose or need):
The intent is to rebrand the dealership and improves site conditions. The sitework / improvements will disturb less that 1 acre and will ultimately lower the
area of non-porous surfaces. Therefore the existing storm water management will remain as is with repairs as necessary to complete the work. The
building its self will be partially demolished and then have two additions added and exterior materials updated. This project is planned to be an Existing
Building Alterations Level 3 project.

Name of Applicant/Sponsor:

Telephone: 607-273-3565

John Snyder / John Snyder Architects PLLC

E-Mail: john@js-architects.com

Address: 700 Cascadilla St., Suite 203
City/PO: Ithaca

State:

Project Contact (if not same as sponsor; give name and title/role):

Telephone:

Zip Code:

NY

14850

E-Mail:
Address:
City/PO:

State:

Property Owner (if not same as sponsor):

Telephone:

Phil Maguire / Maguire Family Limited Partnership

Zip Code:
607-216-1268

E-Mail: pmaguire@maguirecars.com

Address:
370 Elmira Rd.

City/PO:

State:

Ithaca
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NY

Zip Code:

14850

B. Government Approvals
B. Government Approvals Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial
assistance.)
Government Entity

If Yes: Identify Agency and Approval(s)
Required

a. City Council, Town Board,
Yes ✔ No
or Village Board of Trustees
b. City, Town or Village
✔ Yes No
Planning Board or Commission
✔ Yes No
c. City Council, Town or
Village Zoning Board of Appeals
d. Other local agencies
Yes ✔ No
e. County agencies

Yes ✔ No

f. Regional agencies

Yes ✔ No

g. State agencies

Yes ✔ No

h. Federal agencies

Yes ✔ No

Application Date
(Actual or projected)

Planning & Development Board: Site Plan Review 10/26/2018
Board of Zoning Appeals: Area Variance (Front
Yard)

12/4/2018

i. Coastal Resources.
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway?
ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program?
iii. Is the project site within a Coastal Erosion Hazard Area?

Yes ✔ No
Yes ✔ No
Yes ✔ No

C. Planning and Zoning
C.1. Planning and zoning actions.
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the
only approval(s) which must be granted to enable the proposed action to proceed?
If Yes, complete sections C, F and G.
If No, proceed to question C.2 and complete all remaining sections and questions in Part 1

Yes ✔ No

C.2. Adopted land use plans.
✔ Yes No
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site
where the proposed action would be located?
If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action
Yes ✔ No
would be located?
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway
✔ Yes No
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan;
or other?)
If Yes, identify the plan(s):
_______________________________________________________________________________________________________
There is
a PUD overlay district which includes the site. However, currently it is not intended to pursue that approval process. Also the "Design Guidelines:
Southwest
Area and Elmira Road - Meadow Street Corridor" apply to the project.
________________________________________________________________________________________________________
________________________________________________________________________________________________________

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan,
Yes ✔ No
or an adopted municipal farmland protection plan?
If Yes, identify the plan(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
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C.3. Zoning
a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance.
✔ Yes No
If Yes, what is the zoning classification(s) including any applicable overlay district?
SW-2_________________________________________________________________________________________________________
with PUD overlay District
_________________________________________________________________________________________________________
b. Is the use permitted or allowed by a special or conditional use permit?

✔ Yes

No

c. Is a zoning change requested as part of the proposed action?
Yes ✔ No
If Yes,
i. What is the proposed new zoning for the site? ___________________________________________________________________
C.4. Existing community services.
a. In what school district is the project site located? CIty
________________________________________________________________
of Ithaca School District
b. What police or other public protection forces serve the project site?
City_________________________________________________________________________________________________________
of Ithaca Police Department
c. Which fire protection and emergency medical services serve the project site?
City__________________________________________________________________________________________________________
of Ithaca Fire Department

d. What parks serve the project site?
__________________________________________________________________________________________________________
None
__________________________________________________________________________________________________________
D. Project Details
D.1. Proposed and Potential Development
a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all
components)? Commercial
_________________________________________________________________________________________________________
b. a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

3.106 acres
_____________
0.962 acres
_____________
3.106 acres
_____________

c. Is the proposed action an expansion of an existing project or use?
✔ Yes No
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units,
SF
0% Site / 30% Building
square feet)? % ____________________
Units: ____________________
d. Is the proposed action a subdivision, or does it include a subdivision?
Yes ✔ No
If Yes,
i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)
________________________________________________________________________________________________________
ii. Is a cluster/conservation layout proposed?
Yes No
iii. Number of lots proposed? ________
iv. Minimum and maximum proposed lot sizes? Minimum __________ Maximum __________
e. Will proposed action be constructed in multiple phases?
Yes ✔ No
7 months
i. If No, anticipated period of construction:
_____
ii. If Yes:
Total number of phases anticipated
_____
Anticipated commencement date of phase 1 (including demolition)
_____ month _____ year
Anticipated completion date of final phase
_____ month _____year
Generally describe connections or relationships among phases, including any contingencies where progress of one phase may
determine timing or duration of future phases: _______________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________

Page 3 of 13

f. Does the project include new residential uses?
If Yes, show numbers of units proposed.
Two Family
One Family
Initial Phase
At completion
of all phases

Yes ✔ No
Three Family

Multiple Family (four or more)

___________

___________

____________

________________________

___________

___________

____________

________________________

g. Does the proposed action include new non-residential construction (including expansions)?
If Yes,
i. Total number of structures ___________
1
195'
152' length
29'
ii. Dimensions (in feet) of largest proposed structure: ________height;
________width;
and _______
iii. Approximate extent of building space to be heated or cooled: ______________________
24,110 square feet

✔ Yes

No

h. Does the proposed action include construction or other activities that will result in the impoundment of any
Yes ✔ No
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage?
If Yes,
i. Purpose of the impoundment: ________________________________________________________________________________
ii. If a water impoundment, the principal source of the water:
Ground water Surface water streams Other specify:
_________________________________________________________________________________________________________
iii. If other than water, identify the type of impounded/contained liquids and their source.
_________________________________________________________________________________________________________
iv. Approximate size of the proposed impoundment.
Volume: ____________ million gallons; surface area: ____________ acres
v. Dimensions of the proposed dam or impounding structure:
________ height; _______ length
vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):
________________________________________________________________________________________________________
D.2. Project Operations
a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both?
Yes ✔ No
(Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain onsite)
If Yes:
i .What is the purpose of the excavation or dredging? _______________________________________________________________
ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
Volume (specify tons or cubic yards): ____________________________________________
Over what duration of time? ____________________________________________________
iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them.
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iv. Will there be onsite dewatering or processing of excavated materials?
Yes No
If yes, describe. ___________________________________________________________________________________________
________________________________________________________________________________________________________
v. What is the total area to be dredged or excavated? _____________________________________acres
vi. What is the maximum area to be worked at any one time? _______________________________ acres
vii. What would be the maximum depth of excavation or dredging? __________________________ feet
viii. Will the excavation require blasting?
Yes No
ix. Summarize site reclamation goals and plan: _____________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment
Yes ✔ No
into any existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description): ______________________________________________________________________________________________
_________________________________________________________________________________________________________
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ii. Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will proposed action cause or result in disturbance to bottom sediments?
Yes No
If Yes, describe: __________________________________________________________________________________________
iv. Will proposed action cause or result in the destruction or removal of aquatic vegetation?
Yes No
If Yes:
a !"# of $%&$'( )vegetation proposed to be removed* ___________________________________________________________
!" #$ % acreage of aquatic vegetation remaining after project completion*________________________________________
purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): ____________________________
____________________________________________________________________________________________________
proposed method of plant removal: ________________________________________________________________________
if chemical/herbicide treatment will be used, specify product(s): _________________________________________________
v. Describe any proposed reclamation/mitigation following disturbance: _________________________________________________
_________________________________________________________________________________________________________
c. Will the proposed action use, or create a new demand for water?
Yes ✔ No
If Yes:
i. Total anticipated water usage/demand per day: __________________________ gallons/day
ii. Will the proposed action obtain water from an existing public water supply?
Yes No
If Yes:
Name of district or service area: _________________________________________________________________________
Does the existing public water supply have capacity to serve the proposal?
Yes No
Is the project site in the existing district?
Yes No
Is expansion of the district needed?
Yes No
Do existing lines serve the project site?
Yes No
iii. Will line extension within an existing district be necessary to supply the project?
Yes No
If Yes:
Describe extensions or capacity expansions proposed to serve this project: ________________________________________
____________________________________________________________________________________________________
Source(s) of supply for the district: ________________________________________________________________________
iv. Is a new water supply district or service area proposed to be formed to serve the project site?
Yes No
If, Yes:
Applicant/sponsor for new district: ________________________________________________________________________
Date application submitted or anticipated: __________________________________________________________________
Proposed source(s) of supply for new district: _______________________________________________________________
v. If a public water supply will not be used, describe plans to provide water supply for the project: ___________________________
_________________________________________________________________________________________________________
vi. If water supply will be from wells (public or private), maximum pumping capacity: _______ gallons/minute.
d. Will the proposed action generate liquid wastes?
Yes ✔ No
If Yes:
i. Total anticipated liquid waste generation per day: _______________ gallons/day
ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and
approximate volumes or proportions of each): __________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will the proposed action use any existing public wastewater treatment facilities?
Yes No
If Yes:
Name of wastewater treatment plant to be used: _____________________________________________________________
Name of district: ______________________________________________________________________________________
Does the existing wastewater treatment plant have capacity to serve the project?
Yes No
Is the project site in the existing district?
Yes No
Is expansion of the district needed?
Yes No
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Do existing sewer lines serve the project site?
Yes No
Will line extension within an existing district be necessary to serve the project?
Yes No
If Yes:
Describe extensions or capacity expansions proposed to serve this project: ____________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
iv. Will a new wastewater (sewage) treatment district be formed to serve the project site?
Yes ✔ No
If Yes:
Applicant/sponsor for new district: ____________________________________________________________________
Date application submitted or anticipated: _______________________________________________________________
What is the receiving water for the wastewater discharge? __________________________________________________
v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge, or describe subsurface disposal plans):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Describe any plans or designs to capture, recycle or reuse liquid waste: _______________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point
Yes ✔ No
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to total size of project parcel?
_____ Square feet or _____ acres (impervious surface)
_____ Square feet or _____ acres (parcel size)
ii. Describe types of new point sources. __________________________________________________________________________
_________________________________________________________________________________________________________
iii. Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?
________________________________________________________________________________________________________
________________________________________________________________________________________________________
If to surface waters, identify receiving water bodies or wetlands: ________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
Will stormwater runoff flow to adjacent properties?
Yes No
iv. Does proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater?
Yes No
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel
✔ Yes No
combustion, waste incineration, or other processes or operations?
If Yes, identify:
i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)
Heavy_________________________________________________________________________________________________________
Equipment, Deliveries, Customer and employee cars, inventory test drives and storage
ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers)
Using ________________________________________________________________________________________________________
on site electric as much as possible, Some Power Generation may be needed if and when site electric isn't availible
iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)
Building
Heating and Cooling / most likely upgrading existing boiler system to improve efficiency.
________________________________________________________________________________________________________
g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit,
or Federal Clean Air Act Title IV or Title V Permit?
If Yes:
i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet
ambient air quality standards for all or some parts of the year)
ii. In addition to emissions as calculated in the application, the project will generate:
___________Tons/year (#+,!')',-#) of Carbon Dioxide (CO2)
___________Tons/year (#+,!')',-#) of Nitrous Oxide (N2.)
___________Tons/year (#+,!')',-#) of Perfluorocarbons (PFCs)
___________Tons/year (#+,!')',-#) of Sulfur Hexafluoride (SF6)
___________Tons/year (#+,!')',-#) of Carbon Dioxide equivalent of Hydroflo&rocarbons (H/0#)
___________Tons/year (#+,!')',-#) of Hazardous Air Pollutants (HAPs)
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Yes ✔ No

Yes

No

h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants,
Yes ✔ No
landfills, composting facilities)?
If Yes:
i. Estimate methane generation in tons/year (metric): ________________________________________________________________
ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or
electricity, flaring): ________________________________________________________________________________________
_________________________________________________________________________________________________________
i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as
Yes ✔ No
quarry or landfill operations?
If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial
Yes ✔ No
new demand for transportation facilities or services?
If Yes:
Evening
Weekend
i. When is the peak traffic expected (Check all that apply):
Morning
Randomly between hours of __________ to ________.
ii. For commercial activities only, projected number of semi-trailer truck trips/day: _______________________
iii. Parking spaces:
Existing _____________
Proposed ___________
Net increase/decrease _____________
iv. Does the proposed action include any shared use parking?
Yes No
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Are public/private transportation service(s) or facilities available within ½ mile of the proposed site?
Yes No
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric
Yes No
or other alternative fueled vehicles?
Yes No
viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing
pedestrian or bicycle routes?
k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand
Yes ✔ No
for energy?
If Yes:
i. Estimate annual electricity demand during operation of the proposed action: ____________________________________________
_________________________________________________________________________________________________________
ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):
________________________________________________________________________________________________________
iii. Will the proposed action require a new, or an upgrade to, an existing substation?
Yes No
l. Hours of operation. Answer all items which apply.
i. During Construction:
8AM-8PM
Monday - Friday: _________________________
8AM-6PM
Saturday: ________________________________
Closed
Sunday: _________________________________
Closed
Holidays: ________________________________

ii. During Operations:
8AM-8PM
Monday - Friday: ____________________________
8AM-6PM
Saturday: ___________________________________
Closed
Sunday: ____________________________________
Closed
Holidays: ___________________________________
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m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction,
Yes ✔ No
operation, or both?
If yes:
i. Provide details including sources, time of day and duration:
_______________________________________________________________________________________________________
Yes during
the day and primarily during exterior and site work. This increase should be typical for construction and only occur between 8AM-6PM during
Construction
_______________________________________________________________________________________________________
Yes ✔ No
ii. Will proposed action remove existing natural barriers that could act as a noise barrier or screen?
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
n.. Will the proposed action have outdoor lighting?
✔ Yes No
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:
_________________________________________________________________________________________________________
Existing
Light Location to Remain.
_________________________________________________________________________________________________________
ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen?
Yes ✔ No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
o. Does the proposed action have the potential to produce odors for more than one hour per day?
✔ Yes No
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures: ______________________________________________________________________________________
________________________________________________________________________________________________________
While Paving
and Concrete installation are occurring odors may exceed more than 1/hr per day. These odors will be limited to the duration of installation
and will
diminish in the evening and once that scope of work is completed.
________________________________________________________________________________________________________
p. Will the proposed action include any bulk storage of petroleum ( ,12(-"3) $4$ ('5),6)over 1,100 gallons)
Yes ✔ No
or chemical products)789):$;;,-#)(-)$2,<"):!,&-3)#',!$:"),!)$-5)$1,&-')(-)&-3"!:!,&-3)#',!$:"?
If Yes:
i. Product(s) to be stored ______________________________________________________________________________________
ii. Volume(s) ______ per unit time ___________ (e.g., month, year)
iii. Generally describe proposed storage facilities ___________________________________________________________________!
________________________________________________________________________________________________________
q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
Yes ✔ No
insecticides) during construction or operation?
If Yes:
i. Describe proposed treatment(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
ii. Will the proposed action use Integrated Pest Management Practices?
Yes No
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal
Yes ✔ No
of solid waste (excluding hazardous materials)?
If Yes:
i. Describe any solid waste(s) to be generated during construction or operation of the facility:
Construction: ____________________ tons per ________________ (unit of time)
Operation : ____________________ tons per ________________ (unit of time)
ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste:
Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
iii. Proposed disposal methods/facilities for solid waste generated on-site:
Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
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s. Does the proposed action include construction or modification of a solid waste management facility?
Yes ✔ No
If Yes:
i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or
other disposal activities): ___________________________________________________________________________________
ii. Anticipated rate of disposal/processing:
________ Tons/month, if transfer or other non-combustion/thermal treatment, or
________ Tons/hour, if combustion or thermal treatment
iii. If landfill, anticipated site life: ________________________________ years
t. Will proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous
Yes ✔ No
waste?
If Yes:
i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: ___________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
ii. Generally describe processes or activities involving hazardous wastes or constituents: ___________________________________
_________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Specify amount to be handled or generated _____ tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: ____________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility?
Yes No
If Yes: provide name and location of facility: _______________________________________________________________________
________________________________________________________________________________________________________
If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
E. Site and Setting of Proposed Action
E.1. Land uses on and surrounding the project site
a. Existing land uses.
i. Check all uses that occur on, adjoining and near the project site.
✔ Urban
Industrial
Commercial
Residential (suburban)
Rural (non-farm)
Forest
Agriculture
Aquatic
Other (specify): ____________________________________
ii. If mix of uses, generally describe:
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b. Land uses and covertypes on the project site.
Land use or
Covertype
Roads, buildings, and other paved or impervious
surfaces
Forested
Meadows, grasslands or brushlands (nonagricultural, including abandoned agricultural)
Agricultural
(includes active orchards, field, greenhouse etc.)
Surface water features
(lakes, ponds, streams, rivers, etc.)
Wetlands (freshwater or tidal)
Non-vegetated (bare rock, earth or fill)
Other
Describe: Pervious
_______________________________
Surfaces: Landscaping
________________________________________

Current
Acreage

Acreage After
Project Completion

Change
(Acres +/-)

2.926 Acres

2.881 Acres

- 0.045 Acres

0.180Acres

0.224 Acres

-0.045 Acres
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c. Is the project site presently used by members of the community for public recreation?
Yes ✔ No
i. If Yes: explain: __________________________________________________________________________________________
d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed
✔ Yes No
day care centers, or group homes) within 1500 feet of the project site?
If Yes,
i. Identify Facilities:
Child ________________________________________________________________________________________________________
Development Council on West Clinton St.
________________________________________________________________________________________________________
e. Does the project site contain an existing dam?
Yes ✔ No
If Yes:
i. Dimensions of the dam and impoundment:
Dam height:
_________________________________ feet
Dam length:
_________________________________ feet
Surface area:
_________________________________ acres
Volume impounded: _______________________________ gallons OR acre-feet
ii. Dam=s existing hazard classification: _________________________________________________________________________
iii. Provide date and summarize results of last inspection:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility,
Yes ✔ No
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?
If Yes:
i. Has the facility been formally closed?
Yes No
If yes, cite sources/documentation: _______________________________________________________________________
ii. Describe the location of the project site relative to the boundaries of the solid waste management facility:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
iii. Describe any development constraints due to the prior solid waste activities: __________________________________________
_______________________________________________________________________________________________________
g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin
Yes ✔ No
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any
Yes ✔ No
remedial actions been conducted at or adjacent to the proposed site?
If Yes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site
Yes No
Remediation database? Check all that apply:
Yes – Spills Incidents database
Provide DEC ID number(s): ________________________________
Yes – Environmental Site Remediation database
Provide DEC ID number(s): ________________________________
Neither database
ii. If site has been subject of RCRA corrective activities, describe control measures:_______________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database?
Yes No
If yes, provide DEC ID number(s): ______________________________________________________________________________
iv. If yes to (i), (ii) or (iii) above, describe current status of site(s):
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
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v. Is the project site subject to an institutional control limiting property uses?
Yes ✔ No
If yes, DEC site ID number: ____________________________________________________________________________
Describe the type of institutional control (e.g., deed restriction or easement): ____________________________________
Describe any use limitations: ___________________________________________________________________________
Describe any engineering controls: _______________________________________________________________________
Will the project affect the institutional or engineering controls in place?
Yes No
Explain: ____________________________________________________________________________________________
___________________________________________________________________________________________________
___________________________________________________________________________________________________
E.2. Natural Resources On or Near Project Site
a. What is the average depth to bedrock on the project site?

________________
>10' feet
Yes ✔ No

b. Are there bedrock outcroppings on the project site?
If Yes, what proportion of the site is comprised of bedrock outcroppings? __________________%
c. Predominant soil type(s) present on project site:

100
__________%
__________%
__________%

Soft Clay & Silt
___________________________
___________________________
____________________________

>5' feet
d. What is the average depth to the water table on the project site? Average: _________

e. Drainage status of project site soils:

Well Drained:
✔ Moderately Well Drained:
Poorly Drained

_____% of ite
100
_____%
of site
_____% of ite

f. Approximate proportion of proposed action site with slopes: ✔ 0-10%:
10-15%:
15% or greater:

100
_____%
of site
_____% of site
_____% of site

g. Are there any unique geologic features on the project site?
Yes ✔ No
If Yes, describe: _____________________________________________________________________________________________
________________________________________________________________________________________________________
h. Surface water features.
i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers,
Yes ✔ No
ponds or lakes)?
ii. Do any wetlands or other waterbodies adjoin the project site?
Yes ✔ No
If Yes to either i or ii, continue. If No, skip to E.2.i.
iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal,
Yes No
state or local agency?
iv. For each identified !"#$%&'"()wetland and waterbody on the project site, provide the following information*
Streams:
)Name ____________________________________________ Classification _______________________
Lakes or Ponds: Name ____________________________________________ Classification _______________________
t Wetlands:
)Name ____________________________________________ Approximate Size ___________________
+ Wetland No. (if regulated by DEC) _____________________________
v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired
Yes No
waterbodies?
If yes, name of impaired water body/bodies and basis for listing as impaired: _____________________________________________
___________________________________________________________________________________________________________

+

Yes ✔ No

i. Is the project site in a designated Floodway?
j. Is the project site in the 100 year Floodplain?

✔ Yes

No

k. Is the project site in the 500 year Floodplain?

✔ Yes

No

l. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer?
Yes ✔ No
If Yes:
i. Name of aquifer: _________________________________________________________________________________________
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m. Identify the predominant wildlife species that occupy or use the project site:
N/A
______________________________
_______________________________
______________________________
_______________________________

______________________________
______________________________
______________________________

n. Does the project site contain a designated significant natural community?
Yes ✔ No
If Yes:
i. Describe the habitat/community (composition, function, and basis for designation): _____________________________________
________________________________________________________________________________________________________
ii. Source(s) of description or evaluation: ________________________________________________________________________
iii. Extent of community/habitat:
______________________ acres
Currently:
Following completion of project as proposed: _____________________ acres
Gain or loss (indicate + or -):
______________________ acres
o. Does project site contain any species of plant or animal that is listed by the federal government or NYS as
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?

Yes ✔ No

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of
special concern?

Yes ✔ No

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing?
Yes ✔ No
If yes, give a brief description of how the proposed action may affect that use: ___________________________________________
________________________________________________________________________________________________________
E.3. Designated Public Resources On or Near Project Site
a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to
Yes ✔ No
Agriculture and Markets Law, Article 25-AA, Section 303 and 304?
If Yes, provide county plus district name/number: _________________________________________________________________
b. Are agricultural lands consisting of highly productive soils present?
Yes ✔ No
i. If Yes: acreage(s) on project site? ___________________________________________________________________________
ii. Source(s) of soil rating(s): _________________________________________________________________________________
c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National
Yes ✔ No
Natural Landmark?
If Yes:
i. Nature of the natural landmark:
Biological Community
Geological Feature
ii. Provide brief description of landmark, including values behind designation and approximate size/extent: ___________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
d. Is the project site located in or does it adjoin a state listed Critical Environmental Area?
Yes ✔ No
If Yes:
i. CEA name: _____________________________________________________________________________________________
ii. Basis for designation: _____________________________________________________________________________________
iii. Designating agency and date: ______________________________________________________________________________
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
Yes ✔ No
which is listed on, or has been nominated by the NYS Board of Historic Preservation for inclusion on, the
State or National Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource:
Archaeological Site
Historic Building or District
ii. Name: _________________________________________________________________________________________________
iii. Brief description of attributes on which listing is based:
_______________________________________________________________________________________________________
f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

Yes ✔ No

g. Have additional archaeological or historic site(s) or resources been identified on the project site?
Yes ✔ No
If Yes:
i. Describe possible resource(s): _______________________________________________________________________________
ii. Basis for identification: ___________________________________________________________________________________
h. !"the project site #$%&$'"($)*!"+$,*!"-( any officially designated and publicly accessible federal, state, or local"
✔ Yes No
scenic or aesthetic resource?
If Yes:
Cayuga Lake, Stewart Park, Cass Park, Treman State Park Marina, Buttermilk State Park, Treman State Park
i. Identify resource: _________________________________________________________________________________________
ii. Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway,
etc.): in___________________________________________________________________________________________________
order: Finger Lake, Local Lake Front Park, Local Inlet Park, State Lake Front Park, State Park, State Park
iii. Distance between project and resource: _____________________
between 1-5 miles.
i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers
Yes ✔ No
Program 6 NYCRR 666?
If Yes:
i. Identify the name of the river and its designation: ________________________________________________________________
ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666?
Yes No

F. Additional Information
Attach any additional information which may be needed to clarify your project.
If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any
measures which you propose to avoid or minimize them.

G. Verification
I certify that the information provided is true to the best of my knowledge.
10/26/2018
John Snyder / John Snyder Architects PLLC
Applicant/Sponsor Name ___________________________________
Date_______________________________________

Project Architect (President and Design Pricipal)
Signature________________________________________________
________
__________
__
______
__________
__
Title_______________________________________

PRINT FORM
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Ford Lincoln

NOTES:

LEGEND:

1.) HORIZONTAL DATUM OF MAPPING IS APPROXIMATE NAD 83 AND VERTICAL DATUM IS
APPROXIMATE NGVD29.
2.) UNDERGROUND UTILITIES HAVE BEEN LOCATED FROM AVAILABLE RECORDS, FIELD
LOCATIONS OF ABOVE GROUND STRUCTURES AND ANY MARKINGS PROVIDED BY THE UTILITY
AUTHORITY. THEREFORE, THESE LOCATIONS MUST BE CONSIDERED APPROXIMATE. THERE MAY
BE OTHER UNDERGROUND UTILITIES AND/OR STRUCTURES, THE LOCATION AND EXISTENCE OF
WHICH IS NOT PRESENTLY KNOWN. LOCATIONS, SIZES AND MATERIALS OF UNDERGROUND
UTILITIES ARE BASED ON BEST AVAILABLE EVIDENCE AS NOTED ABOVE. VERIFY ALL UTILITIES
PRIOR TO DESIGN OR CONSTRUCTION.
3.) IN THE EVENT THAT THERE IS A DISCREPANCY BETWEEN THE CONTENTS OF THE SIGNED AND
SEALED HARD COPY DRAWING AND THE CORRESPONDING DIGITAL DRAWING FILE, THE HARD
COPY WITH AN ORIGINAL STAMP AND SIGNATURE SHALL BE THE CONTROLLING DOCUMENT.
MAP REFERENCES;
1.)"UFAIR REALTY CORPORATION..." DATED 2/2/1983 BY GEORGE
SCHLECHT.

B

504 S Meadow St.
Ithaca, NY
14850

2.)"SURVEY MAP No. 504 SOUTH MEADOW STREET..." DATED 8/25/2016 BY
T.G. MILLER P.C.
NOTE:
THIS SURVEY MAP PREPARED WITHOUT BENEFIT OF
AN ABSTRACT OF TITLE PROVIDED, SUBJECT TO
ANY STATE OF FACT THAT AN UPDATED ABSTRACT
OF TITLE MAY SHOW.
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Full Environmental Assessment Form
Part 2 - Identification ofPotential Project Impacts

Agency Use Only [If applicable]
Project: 1130 Coddington
Date:

I

Road Special Permit

November 6, 2018

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 "whole 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.I)
If ((Yes ". answer questions a - t. If "No ", move on to Section 2.

rllNO

Relevant
Part I
Question(s)

DYES

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

D

D

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

E2f

D

D

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

E2a

D

D

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

D2a

D

D

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

DIe

D

D

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

D2e, D2q

D

D

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

Bli

D

D

D

D

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 "J answer questions a-c. If "No "J move on to Section 3.

[l]NO

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Identify the specific land formes) attached:

E2g

D

D

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

E3c

D

D

D

D

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 - I. If "No move on to Section 4.
"J

[l]NO

DYES

"J

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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

D2b, D1h

D

D

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

D

D

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

D2a

D

D

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

D

D

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

D2a, D2h

D

D

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

D2c

D

D

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

D2d

D

D

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

D

D

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

E2h

D

D

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

D2q, E2h

D

D

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

D1a, D2d

D

D
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4. Impact on groundwater

IIINO

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.

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c

0

0

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

0

0

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

Dla, D2c

0

0

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

D2d, E21

0

0

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, Elf,
Elg,Elh

0

0

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

D2p, E21

0

0

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

E2h, D2q,
E21, D2c

0

0

0

0

h. Other impacts:

5. Impact on Flooding

III NO

The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
if "Yes ", answer questions a - z. If "No ", move on to Section 6.

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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

E2i

0

0

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

E2j

0

0

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

E2k

0

0

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

D2b, D2e

0

0

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

D2b, E2i,
E2j, E2k

0

0

f. If there is a dam located on the site of the proposed action, is the dam in need of repair,
or upgrade?

Ele

0

0
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J.

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
a - f If "No ", move on to Section 7.

[l]NO

DYES

'1/

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 (C0 2)
ii. More than 3.5 tons/year of nitrous oxide (N20)
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF 6 )
v. More than 1000 tons/year of carbon dioxide equivalent of
hydrochloroflourocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2g
D2g
D2g
D2g
D2g

D

D

D
D
D
D

D

D2h

D

D

b. The proposed action may generate 10 tons/year or more of anyone 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

D

D2f, D2g

D

D

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

D2g

D

D

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

D2s

D

D

D

D

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 - i. If "No ", move on to Section 8.
Relevant
Part I
Question(s)

[l]NO

D
D
D

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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.

E20

D

D

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.

E20

D

D

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

D

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

D

D
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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

0

0

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

E2n

0

0

E2m

0

0

0

0

0

0

0

0

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.
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:

Elb

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.)
L "Yes", answer questions a-h. L "No", move on to Section 9.
Relevant
Part I
Question(s)

lllNO

DYES

No,or
small
impact
may occur

Moderate
to large
impact may
occur

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

E2c, E3b

0

0

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

Ela, Elb

0

0

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

E3b

0

0

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.

Elb, E3a

0

0

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

Ela,Elb

0

0

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

C2c, C3,
D2c, D2d

0

0

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

C2c

0

0

0

0

h. Other impacts:

Page 5 of10

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.l.b, E.3.h.)
ff "Yes ", answer questions a-f? ff "No ", f?0 to Section 10.

[l]NO

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h

0

0

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

E3h,C2b

0

0

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
0
0

0

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
0
0

0
0

0

0

0

0

0

0

D

E2q,
Elc

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
~ -3 mile
3-5 mile
5+ mile

Dla, Ela,
Dlf, DIg

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.

[Z]NO

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may occur wholly or partially within, or substantially contiguous
to, any buildings, archaeological site or district which is listed on or has been
nominated by the NYS Board of Historic Preservation for inclusion on the State or
National Register of Historic Places.

E3e

0

0

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

0

0

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

0

0
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d. Other impacts:

D

D

If any of the above (a-d) are answered "Moderate to large impact may
e. occur", 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

D

D

ii.

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

E3e, E3f,
E3g, EIa,
Elb
E3e, E3f,
E3g, E3h,

D

D

D

D

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.

C2,C3

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.)
ff "Yes ''. answer questions a-e. t "No ", RO to Section 12.

DYES

Relevant
Part I
Question(s)

No,or
small
impact
may occur

Moderate
to large
impact may
occur

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, Elb
E2h,
E2m,E20,
E2n,E2p

D

D

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

C2a, EIc,
C2c, E2q

D

D

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

C2a, C2c
EIc, E2q

D

D

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

C2c, Elc

D

D

D

D

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 ", RO to Section 13.

[Z]NO
Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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

D

D

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

D

D

D

D

c. Other impacts:
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13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)
If ((Yes "J answer questions a .f ff ((No "J go to Section 14.

[l]NO
Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Projected traffic increase may exceed capacity of existing road network.

D2j

D

D

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

D2j

D

D

c. The proposed action will degrade existing transit access.

D2j

D

D

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

D2j

D

D

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

D2j

D

D

D

D

f. 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 "J answer questions a-e. ff ((No "J go to Section 15.

[l]NO

Relevant
Part I
Question(s)

DYES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

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

D2k

D

D

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.

Dlf,
Dlq, D2k

D

D

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

D2k

D

D

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:

DIg

D

D

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 0.)
I ((Yes answer questions a -f If "No :<0 to Section 16.
"J

[l]NO

DYES

"J

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may produce sound above noise levels established by local
regulation.

D2m

D

D

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,Eld

D

D

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

D20

D

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

D2n

0

0

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

D2n, Ela

0

0

0

0

f. Other impacts:

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 ", RO to Section 17.

[l]NO

Relevant
Part I
Question(s)

DYES

No,or
small
impact
may cccur

Moderate
to large
impact may
occur

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

Eld

0

0

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

Elg,Elh

0

0

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

Elg, Elh

0

0

d. The site of the action is subject to an institutional control limiting the use of the
property (e.g., easement or deed restriction).

Elg, Elh

0

0

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.

Elg, Elh

0

0

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

0

0

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

D2q, Elf

0

0

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

D2q, Elf

0

0

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

D2r, D2s

0

0

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.

Elf, Elg
Elh

0

0

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

Elf, Elg

0

0

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

D2s, Elf,
D2r

0

0

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".fjes ", answer '1.
a-h. If "No ", gl to Section 18.
'f-/

[ZING

DYES

"IJ

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action's land use components may be different from, or in sharp
contrast to, current surrounding land use pattem(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, Dla
EIa, Elb
C2

D

D

D

D

C2,C2,C3

D

D

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

C2,C2

D

D

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, DIc,
DId, DIf,
DId, Elb

D

D

f. The proposed action is located in an area characterized by low density development
that will require new or expanded public infrastructure.

C4, D2c, D2d

D

D

D

D

D

D

g. The proposed action may induce secondary development impacts (e.g., residential or
commercial development not included in the proposed action)

D2j
C2a

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 - £. If "No ", proceed to Part 3.

[liNG

DYES

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
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

D

D

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

C4

D

D

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

C2, C3, DIf
DIg, Ela

D

D

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

C2,E3

D

D

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

C2,C3

D

D

C2,C3

D

D

D

D

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

EIa, Elb
E2g,E2h
g. Other impacts:
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Standards for Special Permits and Special Conditions §325-9
(g) Bed-and-Breakfast home and bed-and-breakfast inn.

[1] The Planning and Development Board shall only grant a special permit for a bed-and-breakfast
home or a bed and-breakfast inn (in those districts allowing such uses) if the following special
conditions are met and adhered to during the period the bed-and-breakfast use in in operation:
[a] Each such use before it commences must obtain a certificate of occupancy from the Director
of Planning and Development or designee.
[b] A bed-and-breakfast home must be owner-occupied and owner-managed. A bed-andbreakfast inn must be owner-managed.
[i] An owner-occupant is an individual who owns at least a one-half interest in the real estate
on which the bed-and-breakfast home is located and also owns at least a one-half interest in
the business running the bed-and-breakfast home and who primarily resides in and lives in
the bed-and-breakfast home for at least 80% of the days (in each calendar year) when the
bed-and-breakfast home is open for business as a bed-and-breakfast home

[ii] An owner-manager is an individual who owns at least a one-half ownership interest in the
real estate on which the bed-and-breakfast home or bed-and-breakfast inn is located and
also owns at least a one-half interest in the business of the bed-and-breakfast home or bedand-breakfast inn and who is primarily responsible for the management of the bed-andbreakfast home or bed-and-breakfast inn and is physically present in the bed-and-breakfast
home or bed-and-breakfast inn at least once per day for 80% of the days (in each calendar
year) when the bed-and-breakfast home or bed-and-breakfast inn is open for business.
[c] Bed-and-breakfast home or inn in residential zones must be compatible with the surrounding
residential neighborhood. No alterations to the exterior of the house for the purpose of
establishing or expanding bed-and-breakfast operations shall be permitted except for routine
maintenance, alterations not requiring a building permit, restoration or requirements related
to safety or handicapped accessibility. There shall be no exterior indication of a business,
except the one permitted sign indicated below and required parking. Drawings illustrating any
proposed exterior modifications must be submitted with the special permit application.
[d] Drawings illustrating any proposed exterior modifications (excluding plumbing, wiring or other
utility work) directly related to establishing or continuing the bed-and-breakfast use must be
submitted with the special permit application. Examples of major interior modifications are the
removal, replacement or installation of staircases or partitioning walls.
[e] No cooking facilities are permitted in the individual guest rooms.
[f] Food Service shall only be provided to guests taking lodging in the bed-and-breakfast home
or inn.
[g] In R-2 Zones, no bed-and-breakfast home may be located on a lot closer than 500 feet to any
other lot containing a bed-and-breakfast home, with only one such establishment permitted
per block face.

[h] There shall be no more than one sign. Such sign shall not be self-illuminated and shall not
exceed five square feet in area. Additional requirements described in Chapter 272} entitled
"Signs," of this Code shall be met.
[2] The response of those notified by the appellant as required in the procedures set forth in § 325-40}
as well as that expressed at the public hearing} should be a principal factor in the Planning and
Development Board's decision to grant or deny the special permit.
[3] A special permit granted for a bed-and-breakfast home located in an R-2 Zone shall expire after a
period of five years. All the requirements pertaining to the application for and granting of a firsttime special permit for a bed-and-breakfast home shall also apply to the application for and
granting of a renewed special permit for a bed-and-breakfast home located in an R-2 Zone}
including the notification procedures set forth in § 325-40and the expiration of such renewed
Special permit after five years.
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

1SPKFDU
%BUF

Falls Park Apartments
November 2, 2018

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.

Relevant
Part I
Question(s)
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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✔ YES

NO

No, or
small
impact
may occur

Moderate
to large
impact may
occur

✔
✔
✔
✔
✔
✔

✔

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.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

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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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.

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 (N21)
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

No, or
small
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.

D2/

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

D2s

D2f, D2g

✔

are anticipated to be during the period of construction and temporary in
f. Other impacts: Impacts
______________________________________________________
nature.
__________________________________________________________________

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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Moderate
to large
impact may
occur

✔ 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.

✔ YES

NO

Relevant
Part I
Question(s)
a. Proposed
roposed action may be visible from any officially
offi
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
outine travel by residents, including
cluding 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
re are similar projects visible within
with the following distance of the proposed
project:
0-1/2 mile
½ -3 mile
3-5 mile
5+ mile

D1a, E1a,
D1f, D1g

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)
a. The proposed action may occur wholly or partially within, or substantially contiguous
to, any buildings, archaeological site or district which is listed on or has been
nominated by the NYS Board of Historic Preservation for inclusion on the State or
National Register of Historic Places.

E3e

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: Project
______________________________________________________
may be visible from the Cornell Heights Historic District.
__________________________________________________________________
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.

✔ YES

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.

D2j

No, or
small
impact
may occur

Moderate
to large
impact may
occur

). Other impacts:Temporary
______________________________________________________
construction related impacts are anticipated, particularly during
remediation and removal of grossly contaminated soils.
__________________________________________________________________

✔

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.

✔ YES

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, or
small
impact
may occur

✔

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

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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Moderate
to large
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: ______________________________________________________
__________________________________________________________________

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

Moderate
to large
impact may
occur

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)3

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

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

✔
✔
✔

C2, C2, C3

✔

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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Moderate
to large
impact may
occur

✔

✔
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Cornell’s North Campus expansion
Joanne Florino [jvflorino@gmail.com]
To:
Anya Harris
Tuesday, October 30, 2018 9:44 AM

Good morningI am writing as both a Cornell alumna (G’75) and a resident,
homeowner, and taxpayer of the City of Ithaca to recommend that the
City of Ithaca’s Planning Board approve Cornell’s proposed North
Campus Residential Extension Project. This is a welcome opportunity to
house more Cornell students on campus and reclaim much-needed housing
stock for current and would-be city residents. The use of natural gas
in the new residence halls will be efficient and reliable, and in no
way compromises Cornell’s longer-term renewable energy goals. This is
a perfect opportunity for the City and Cornell to work together toward
an end that benefits both entities. Thank you.
Joanne Florino
324 North Titus Avenue
Ithaca, NY 14850
607-319-0002
Sent from my iPhone

131

FW: Support for North Campus Residential Expansion
(NCRE)
JoAnn Cornish
To:
Lisa Nicholas; Anya Harris
Friday, October 26, 2018 12:14 PM

From: Justin Watt [jww249@cornell.edu]
Sent: Friday, October 26, 2018 12:08 PM
To: JoAnn Cornish
Cc: SRitter@town.ithaca.ny.us; bcross@cayuga-heights.ny.us
Subject: Support for North Campus Residential Expansion (NCRE)

Dear Ms. Cornish,
I am writing to you in support of the proposed North Campus Residential Expansion. Thank you in
advance for passing this on to members of the City of Ithaca Planning board. I have also copied your
colleagues Sue Ritter and Brent Cross.
I attended Cornell University between 2012 and 2017 in pursuit of my Bachelor’s and Master’s degrees
in Engineering. I still reside in Ithaca, where I work for BorgWarner. As a freshman at Cornell, I was in a
situation familiar to many other students: I was unable to find housing through Cornell that put me in
close proximity with my friend group. As a new student struggling to fit in and find an identity, this was
a source of stress that seemed all-consuming at the time. In order for my friends and I to live near each
other, we had to resort to off-campus housing in a fraternity that we were not a part of. While I greatly
enjoyed my time living in Seal and Serpent, it would have been much less stressful for me (and my
parents!) if I had been able to continue living in the more structured setting of on-campus housing.
I am not alone in turning to off-campus housing as early as my sophomore year for a more favorable
living situation. With the addition of approximately 2,000 beds and a dining facility on North Campus,
Cornell will be able to implement a two year residence requirement. This will provide first year students
a reprieve from searching for off-campus housing just a few short months after arriving in
Ithaca. Additionally, this will enhance options in the local housing market, particularly in the City of
Ithaca.
I hope that my testimony will be useful as you consider the North Campus Residential Expansion. Please
feel free to reach out to me if you have any questions.
Best,
Justin Watt ’16 MEng ‘17

130

Comment on Cornell's NCRE Project
caroline arms [caroline.arms@gmail.com]
To:
Anya Harris
Tuesday, October 23, 2018 6:10 PM

Dear Anya,
I'm hoping that you can forward the comment below to the Planning Board as a
comment on Cornell's NCRE project. I am unable to attend this evening's
meeting. Perhaps you can also let me know if you are the correct person to whom
such communications should be sent.
Thank you very much,
Caroline Arms
==============
Date: October 23, 2018
To: City of Ithaca Planning & Development Board
From: Forest Home Improvement Association
Re: Cornell's NCRE Project
At last night's annual meeting of the Forest Home Improvement Association (FHIA),
residents of Forest Home expressed great concern about the adverse impact of
Cornell's proposed North Campus Residential Expansion (NCRE) project on traffic
conditions in the neighborhood. A particular area of interest is Pleasant Grove Road
from the intersection with Cradit Farm Road to the intersection with Forest Home
Drive, across the downstream bridge on Forest Home Drive, and Judd Falls Road
between Forest Home Drive and Tower Road.
As the student population increases, so will the number of faculty and staff needing to
reach the campus. Even without the NCRE project, the vehicle traffic at peak periods
has been increasing steadily at the intersections on either side of the downstream
bridge. Traffic accumulates and those of us who live near the intersection of Pleasant
Grove Road and Forest Home Drive observe near accidents frequently. The safety of
pedestrians, including a large number of students out running, and of cyclists is a
major concern.

FHIA strongly urges the Planning Board to require that the NCRE project include:
a. re-alignment at the intersection of Pleasant Grove Road and Cradit Farm Road to
lead traffic approaching campus from Community Corners directly into campus.
b. enhancements to the steep section of Pleasant Grove Road and the intersection
with Forest Home Drive (i.e., between Cradit Farm Road and the downstream bridge)
to make them safer for pedestrians and cyclists.
Thank you for the opportunity to provide input into your deliberations.
Sincerely,
Caroline Arms, President, Forest Home Improvement Association
200 Forest Home Drive
Ithaca, NY 14850
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BRAYMER LAW, PLLC
PO Box 2369
Glens Falls NY 12801
(518) 882-3252
claudia@braymerlaw.com
October 23, 2018
Via E-mail Only
Planning and Development Board
City of Ithaca
City Hall
108 E. Green Street
Ithaca NY 14850
Re:

Proposed North Campus Residential Expansion
Site Plan Review application (Cornell University)

Dear Planning and Development Board Members:
I represent a group of citizens who are concerned about the adverse environmental
impacts of the North Campus Residential Expansion (“NCRE”) proposed by Cornell University.
The group of concerned citizens respectfully request that you issue a positive declaration for the
NCRE project pursuant to the State Environmental Quality Review Act (“SEQRA”). Issuing a
positive declaration and requiring an environmental impact statement are necessary to ensure that
the adverse impacts of the proposed project are fully addressed by this Board and all involved
agencies. “Strict compliance with SEQRA guarantees that environmental concerns are
confronted and resolved prior to agency action”. New York City Coalition to End Lead
Poisoning, Inc. v. Vallone, 100 N.Y.2d 337, 350 (2003).
The Project Needs an EIS
The proposed NCRE is a massive project that involves two building sites located in the
City of Ithaca and Town of Ithaca. The project includes new student housing (consisting of
2,000 student beds), a dining hall, central student lounge/social spaces, and outdoor recreation
amenities. A total of five buildings, between two and six stories in height (with the tallest
building being 77 feet high), will cover 767,400 square feet of space. The project will impact
25.6 acres of land, at least 291 trees, including 41 trees over 12” DBH (diameter at breast
height), will be cut down, the Sigma Alpha Mu fraternity building will be demolished, and

construction will be ongoing for more than three years. A project of this magnitude, in terms of
its size and impacts, needs an environmental impact statement.
It has already been determined that this is a Type I project for SEQRA review because it
exceeds the thresholds found in 6 NYCRR § 617.4. A Type I project “carries with it the
presumption that it is likely to have a significant adverse impact on the environment” requiring
the preparation of an environmental impact statement. 6 NYCRR § 617.4(a).
Here, there is the “the potential for at least one significant adverse environmental impact”
resulting from the NCRE project. 6 NYCRR § 617.7(a). The threshold for requiring the
preparation of an environmental impact statement is met in several of the categories outlined in
the SEQRA Full Environmental Assessment Form (“Full EAF”) Part 2 (Identification of
Potential Project Impacts).
Critically, the project will result in an increase in energy and water consumption. The
project “exceeds” the thresholds for requiring an environmental impact statement due to energy
impact. Quoting Seph Murtagh, Ithaca Common Council Member, from his letter to you dated
October 22, 2018. Numerous other public comments describe the impacts of the increased
energy consumption, and the need to carefully consider alternatives that will eliminate or
mitigate those impacts through the preparation of an environmental impact statement.
As mentioned above, the project will have a large impact on the land due to the extensive
amount of construction that will take place for more than one year. The project would also result
in the loss of recreational opportunities along Cradit Farm Drive. Moreover, the proposal would
have negative transportation impacts by reducing the level of service at certain intersections, and
by the resulting in the net removal of 396 parking spaces from North Campus.
In addition, the project is adjacent to the Cornell Heights Historic District, an historic site
in the City of Ithaca. As demonstrated by the applicant’s visual simulations, the proposed project
will be visible from the Cornell Heights Historic District and has the potential to cause
significant adverse impacts on the historic district and the character of the community in that
neighborhood. Moreover, the proposed project will be highly visible from Jessup Road and
Pleasant Grove Road, and will be in sharp contrast to the current land use visible from those
public rights of way.
Therefore, given the potential for the proposed project to cause negative energy impacts,
adverse impacts to neighboring lands, and other adverse impacts, the Board must issue a positive
declaration and require the preparation of an environmental impact statement. See 6 NYCRR §
617.7(c) (criteria for determining significance).
Conclusion
This Board must diligently “consider reasonably related long-term, short-term, direct,
indirect and cumulative impacts” of the project, and the “irreversibility” of those impacts. 6
2
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North Campus Residential Expansion
Bruce Brittain [brucebrittain@verizon.net]
To:
Anya Harris
Tuesday, October 23, 2018 6:51 PM

DATE:
TO:
FROM:
RE:

October 23, 2018
Ithaca City Planning Board
Bruce and Doug Brittain
Cornell's NCRE Project

Thank you for the additional opportunity to comment on Cornell's proposed North
Campus Residential Expansion project. We would like to add to our comments
that were submitted earlier (September 25).
The large increase in students living in North Campus will result in a consequent
increase in pedestrian activity radiating out in all directions. The Pleasant Grove Road
hill does not have safe pedestrian facilities as it is, and the increase in activity will only
make matters worse. As a partial mitigation for the increased population, the City could
perhaps require Cornell to fund the construction of some of the pedestrian facilities that
are called for in the Forest Home Traffic Calming Plan. (As you may recall, the Plan
was developed in conjunction with, and with input from, the Town, Cornell, the County,
and many other stakeholder groups.) The general plan for the Pleasant Grove Road hill
calls for shifting the guiderail in order to cordon off a safe pedestrian corridor along the
creek side of the road. This road is particularly important as it is used by so many
residents of North Campus.
Since pedestrian activity will increase throughout Forest Home, perhaps the University
could be encouraged to fund the rest of the sidewalks that are called for in the Forest
Home Traffic Calming Plan, as well. But at a minimum, the Pleasant Grove Road hill
should be brought into compliance with the Plan, as part of the North Campus
Residential Expansion.
Thank you very much.
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FW: COMMENT for NCRE public hearing on Oct 23, 2018
Deborah Grunder
To:
Lisa Nicholas; Anya Harris
Wednesday, October 24, 2018 10:51 AM

From: Linda Copman [lsc49@cornell.edu]
Sent: Tuesday, October 23, 2018 5:50 PM
To: Deborah Grunder; BGoodman@town.ithaca.ny.us
Cc: caroline.arms@gmail.com; michaelbend@twcny.rr.com; Bruce S. Brittain
Subject: COMMENT for NCRE public hearing on Oct 23, 2018

October 23, 2018
Dear Members of the City of Ithaca Planning & Development Board,
I would like to submit the following written comments in lieu of appearing in person at the public
hearing on the NCRE project this evening.
The North Campus residential expansion will clearly increase both vehicular and pedestrian traffic in
Forest Home, but these impacts have not been quantified or addressed by the developer. It is standard
practice to require developers to conduct traffic impact analyses that clearly identify the impacts of their
proposed developments on neighboring communities, as well as measures to mitigate these impacts.
I humbly request that the City Planning Board require the developer (Cornell) to conduct a
supplemental traffic impact analysis for the North Campus residential expansion, which should
address vehicular impacts (families and other visitors, food deliveries, construction, buses, taxis and
Uber traffic, etc.) as well as pedestrian and bicycle traffic impacts to the Forest Home community.
The supplemental analysis should be conducted by a third party with a track record of providing neutral
recommendations and it should establish existing levels of service for roadways in the Forest Home
community, including Forest Home Drive, Judd Falls Road, and Pleasant Grove Road. The analysis should
consider the existing level of foot traffic from the Cornell campus to and from the Botanic Gardens
(particularly in the warmer months), as well as increases in pedestrian traffic as a result of the proposed
North Campus expansion. The analysis should also address how proposed closure of Forest Home Drive
between Judd Falls and Plantations Road (a closure that the Town is seriously considering) would impact
traffic circulation if the North Campus residential expansion proceeds.
If the analysis finds that 1) the current roadways in Forest Home are at or near capacity AND/OR 2) the
current pedestrian and bicycle infrastructure on the roadways passing through Forest Home are
inadequate to support the additional pedestrian traffic that will be generated by the North Campus
expansion – the analysis should recommend measures that the developer can take to mitigate impacts
of the proposed expansion, establishing one-way traffic circulation, installing sidewalks, etc.

Thank you for requiring Cornell to clearly identify traffic impacts on Forest Home which will result from
the North Campus residential expansion and to adequately mitigate these impacts – in order to
preserve the character of our community and ensure the safety of everyone who travels through
Forest Home, including students.
Sincerely,
Linda Copman
210 Forest Home Drive
Ithaca, NY 14850
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Need for the Pos Dec To Include a Requirement of
Scoping
Buzz Lavine [mlavine@twcny.rr.com]
To:
Lisa Nicholas; Anya Harris
Cc:
Common Council
Tuesday, October 23, 2018 4:15 PM

Statement for Public Hearing - C Ith Plng Bd, 10/23/18
Mitchell Lavine
buzz@baka.com
I submitted a comment on 10/21/18, entitled The Benefits of an EIS for the NCRE
Proposal. In that comment I encouraged you to make a positive declaration of environmental
impact, thereby requiring an EIS to be prepared. I neglected to mention one important and
timely issue.
A scoping session will be required to be sure that the EIS gives you the advantage of considering
alternatives that could mitigate the problem impact(s). The only way to be sure the EIS will
include that scoping session is to state a requirement for it in the Pos Dec itself. That’s the
law. (See Section 617.12.a.2.ii of the Environmental Conservation Law.)
That section of the law can be found online at:
https://govt.westlaw.com/nycrr/Document/I4ec3ce71cd1711dda432a117e6e0f345?viewType=FullText&originationContext=documentto
c&transitionType=CategoryPageItem&contextData=(sc.Default)

So in addition to encouraging you to make a Pos Dec thereby requiring an EIS, I strongly
encourage that Pos Dec to include a requirement for a scoping session. Then you’ll get to take
advantage of studies of possible mitigation measures, particularly alternative energy systems for
the project.
Thanks again for your continued perseverance in reviewing this large and complicated NCRE
proposal.
Mitchell Lavine
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Jennifer Tavares – Comments to Planning Board

October 23, 2018

Tompkins Chamber

I’m speaking tonight in support of Cornell’s North Campus Residential Expansion Project and
suggesting that the construction of these residence halls on campus is a necessary and welcome
addition to our community; I’d also like to discuss Cornell’s significant efforts regarding sustainability.
Some points worth noting include:








Only about 48% of undergraduate students live on campus—much lower than most of
Cornell’s peer Ivy League institutions.
Maintaining Cornell’s attractiveness among its peers as an institution of higher-education is
paramount to their long-term success, and that of our community’s economy in turn.
Freshmen and sophomores will benefit from a campus-living requirement, as will our
residents, if more housing in our communities becomes available for families and workforce
housing needs.
New on-campus housing must be built to accommodate students while deferred maintenance
and preservation of historic campus residences like Balch and Risley is conducted; neither the
campus nor the community can absorb these students while the construction takes place.
Given constraints on the existing housing market locally (particularly in smaller, more
affordable units), it is logical that we support Cornell’s efforts to accommodate their planned
enrollment growth of 900 students over four years on campus.

Regarding Cornell’s plans for energy efficiency:










Cornell is often ranked as one of the greenest, most sustainable colleges in the nation. Cornell
University is ranked No. 7 in the country in the 2017 Princeton Review’s Guide to Top 50 Green
Schools; Cornell is the only Ivy League school in the top 20. They’re sometimes also ranked 1st
or 2nd.
Cornell is currently using less energy today than they did in 2000, with 20% more square
footage of facility space. Why don’t we trust them to continue this trend?
The NCRE project will require no new gas infrastructure for building heat, hot water, power, or
cooling.
Modeled energy use for this project is 30% better than the latest State Energy Code standards;
the new project will represent only about 1.4% of today’s total campus district energy despite
being 4% of Cornell’s utility-interconnected net square footage.
Cornell’s net energy use is STILL expected to be lower in 2022 when the buildings come online
than today, and an ever-increasing percentage of campus energy needs will be supplied or
offset with renewables.
Let’s not forget that while New York State has a 2030 goal of 50% renewable electric energy,
and Cornell’s goal is more aggressive – achieving 100% renewable energy and a carbon neutral
campus by 2035. Cornell, due to its size, will be largely responsible for our community meeting
it’s goals as well.

It’s also worth noting, because it is so often overlooked, the amount of community investment
annually by Cornell University.
I’m going to mention a few notes about their economic impact just last year:






$7.5 million invested in voluntary contributions to local governments, schools, public transit,
and non-profits; an additional $750,000 raised for United Way.
$3.1 million in municipal fees
$2.8 million in property taxes
$143 million in purchasing in Tompkins and adjacent counties, by supplier/vendor
$56 million in construction spending in Tompkins and adjacent counties, by prime contractor
location

 Cornell pays nearly a billion in payroll annually at its Ithaca campus, a substantial portion of
which goes to local residents.
Given all that we know about Cornell’s efforts to consistently become more sustainable and their
goals to continue doing so—and the campus plans to continue reducing carbon emissions to ensure a
deficit is created to accommodate this construction—why wouldn’t we support this?
Well over two years ago, Cornell engaged leaders from our community—including the impacted
municipalities—over a yearlong planning process to assess their student housing needs, deferred
maintenance, and understand the community’s housing issues. They brought the community along
with them through this process. It’s commendable that they are now proposing to do exactly what
they planned to do, and what their students, faculty, staff, and the community agreed was a good
and solid plan for growth and sustainable facilities management.
Imagine if rather than fighting Cornell, our largest employer and economic driver, at every turn—we
collaborated with them more? They’ve demonstrated the capacity to be a great partner, to be
engaged listeners, and to be savvy investors in this community. The North Campus Residential
Expansion project is another example of all of these things, and we support them in this effort.
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Completion of Comments to Planning Board- Public
Hearing 10-23-18
Joseph Wilson [wilson.joe79@gmail.com]
To:
Anya Harris; Common Council
Wednesday, October 24, 2018 12:32 PM

Dear Planning Board and City Council Members,
I was unable to finish my comments last night and have
been invited to share them with along with copies of
the two documents which I submitted.
My remarks are as follows:
I am a member of several local groups who have been
following the NCRE Application from the first
presentation through last night's Public Hearing. I
speak tonight as an individual but am a member of
several of these groups including the Coalition for
Sustainable Development.
Everyone here on the Planning Board, Cornell, local
labor, and activists are on the same side in this sense:
We all want the the right project to emerge in the
right way from Cornell's Application. Similarly,
everyone including we concerned citizens wants the
project to go forward to completion.

To that end, I offer two documents which I and my
colleagues believe will help move us forward.


The first is a September 2018 article from the New York Law
Journal authored by one of the State's moist highly regarded
authorities on SEQRA, Anthony Guardino.

It is titled, "Strict Compliance with SEQRA: A
Mandate Courts Enforce." He points out that strict
compliance with SEQRA procedures has routinely been
required by State courts from the passage of the law
forward. The most notable quote is: "The lesson is
clear: local governments that fail to strictly comply
with SEQRA risk having thier decisions overturned,
even if they considered environmental and other issues
and reach the result that they would have reached if
they had complied with SEQRA." [Emphasis added.]
This "lesson" is particularly applicable here where the Planning Staff
seems to be rushing the Board toward approval by skirting the step by
step analysis required by SEQRA and rushing Members toward a Negative
Declaration despite there being multiple, potentially significant adverse
environmental impacts presented in the Application.


The second document is a SEQRA-based decision table prepared by
Buzz Lavine. It

illustrates how to apply the guidance
from the DEC's "FEAF Workbook" to the impacts
of increased energy use and conflict with
community plans. These impacts were chosen

because they are singled out in both the SEQRA
regulations (6 NYCRR. 617.1 et. seq.) and the
Workbook for close attention. Activists have
pointed to several other similar impacts, as well.
The

conclusion to be drawn is that our community
including our newly engaged friends from organized
labor and Cornell would be best served if the Planning
Board strictly complies with SEQRA by requiring an
EIS including public scoping.
--

Joseph M. Wilson
75 Hunt Hill Road
Ithaca NY 14850 (in the Town of Dryden)
Landline: 607-539-1159; Cell: 607-262-1777
The arc of history bends in the direction we push it.
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Natural Gas and an Environmental Impact Statement
Natural Gas and Cornell’s Combined Heat and Power Plant
The central focus of most of the NCRE energy/climate change comments has been on
the very considerable greenhouse gas emissions associated with the use of natural gas.
And that is the crux of why much further study is needed, in the form of an
environmental impact statement (EIS). An EIS is where alternatives would be chosen
that might better minimize emissions compared to the existing proposal.
In its Additional Materials submitted 10/12/18, Cornell claims that it’s NCRE proposal is
in accord with community sustainability policies. Significantly increasing natural gas
demand as part of new construction is in direct opposition to those policies. The
County, the Town of Ithaca and the City of Ithaca all call for decreasing, not increasing
our carbon footprint. Cornell argues that it’s impossible to heat the NCRE buildings
without increasing the demand for natural gas. If that’s true today, then the goal should
be to minimize that increase. To be fair, Cornell has made an attempt to do that within
the confines of using their combined heat and power plant (CHP), which is fueled 100%
with natural gas. However, alternatives have been suggested that would avoid much
more of the proposal’s natural gas demand by using alternative heating systems, not
dependent on the Cornell CHP.

Alternatives To Minimize the Use of Natural Gas
The three best performing alternatives that have been suggested appear to be:
1. Ground source heat pumps (GSHP) for heat, Lake source cooling (LSC) for
cooling, Grid Elec
2. Lake source heat pumps (LSHP) for heat, LSC for cooling, Grid Elec
3. Use of Cornell’s own hydropower to supplement Grid Electric in either 1 or 2
above.

Cornell evaluated alternative #1 and compared it with the NCRE proposal (in Table 3,
p28 of their 10/12/18 additional materials submission). The comparison reveals that
there’s less than a 10% advantage for the proposal. However that comparison falsely
assumes that the grid electricity being used for Alternative 1, comes 100% from
natural-gas fired power plants. In reality the New York State grid is only ~40%
natural-gas fueled. Taking that into account, Alternative 1 would require far less
natural gas than the current NCRE proposal. And knowing that the grid is expected to

become greener over time, the advantage for Alternative 1 would grow over time as
well.
Cornell has not shown any evaluation of Alternative 2. However lake source heat
pumps, where they’ve been used in other places, have proved to be considerably more
efficient than ground source heat pumps. That means Alternative 2’s heating system
would use far less electricity than the NCRE proposal as well. In addition, much of the
infrastructure needed for lake source heating already exists in Cornell’s impressive lake
source cooling system. Similarly the infrastructure needed for Alternative 3, Cornell’s
hydroelectric facility, already exists on campus. Alternatives 1, 2 and 3 all seem very
promising. So it would be extremely useful and important for an EIS to explore such
alternatives.

Other Ways Cornell Has Argued to Avoid an EIS
Cornell has also argued against the need for an EIS by presenting several issues that
don’t apply. First they claim that the NCRE proposal would add only 1.4% to the whole
campus’s electric, cooling and heating loads, while adding 4% more building area.
That sounds impressive until we realize that many of Cornell’s other buildings house
uses that are far more energy intensive than in the NCRE’s primarily residential
buildings. So that comparison is comparing apples to oranges and thus is not very
instructive.
Cornell recognizes that much of the greenhouse gas emissions associated with using
natural gas are upstream methane emissions that occur elsewhere. However Cornell
claims they have no control over those distant emissions. So why should they have to
consider them? That claim is specious: if Cornell didn’t increase demand for natural
gas, then those emissions would not occur - period. That’s pretty direct control.
Cornell then goes on to claim that upstream methane emissions are too difficult to
calculate. So how can such calculations be used in an EIS? In fact Cornell has
already come to an agreement with the County for a good way to calculate them. The
County has been using them in their planning. And in fact such calculations are used
in Cornell’s Additional Materials submitted 10/12/18. See Table 3 and Figure 2 on p28.

Natural Gas Is Still the Issue
Most all of the arguments raised in considering the energy/climate change effects of the
NCRE have come down to one fact. Natural gas is the culprit we’re trying to avoid.
With regard to this issue, the focus must be on how best to minimize dependence on
natural gas. Three proposals seem promising; and performing an EIS is the way to
assess those, and perhaps yet other, alternatives. The proposal’s use of natural gas
leads to many adverse environmental impacts. Many comments have already pointed
out the various potentially significant adverse impacts of this project, impacts that, under

SEQR, call for a positive declaration of environmental impact and the preparation of an
EIS. Please make that positive declaration.

