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October 14, 2016

JoAnn Cornish, Director of Planning and Development
and Members of the Planning Board
Department of Planning and Development
City of Ithaca
108 East Green Street
Ithaca, NY   14850

RE:  Applica  on for Site Plan Review Approval for College Townhouse Project 
at 119, 121, & 125 College Avenue

Dear Ms. Cornish and Members of the Planning and Development Board:

We are pleased to submit this applicaƟ on for Site Plan Review Approval for the College Townhouse Project at 
119, 121, & 125 College Avenue. The proposed project is the construcƟ on of  three new apartment buildings 
with a mix of: effi  ciencies, one bedroom, and two bedroom apartments for a total of 67 units in the College-
town District. Two of the buildings, designed as row house apartment buildings, are located along College 
Avnue, while the third building, a garden apartment, is located behind in the rear porƟ on of the site. The build-
ings are located in the Collegetown Area Form (CR-4) district and fully conform with the requirements of this 
district as outlined in SecƟ on 325-45 of the Collegetown Area Form Districts code. A more detailed descripƟ on 
of the program and design of the buildings and site is included in the aƩ ached materials. 

It is anƟ cipated that the City of Ithaca Planning and Development Board will be the Lead Agency. Part 1 of the 
City of Ithaca’s Full Environmental Assessment Form (FEAF) is included. We believe that a careful review of the 
FEAF and supporƟ ng documentaƟ on would support a determinaƟ on that the acƟ on will not have any signifi -
cant adverse environmental impacts and that a negaƟ ve declaraƟ on is appropriate. 

We believe this project will be an important and exciƟ ng addiƟ on to Collegetown. We look forward to review-
ing this project with you and the members of the Planning and Development Board at the Planning Board 
meeƟ ng on October 25, 2016. 

Please don’t hesitate to contact me should you have quesƟ ons or require addiƟ onal informaƟ on. 

Sincerely, 

Kathryn Wolf
Principal
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Project Loca  on and Overview

The 20,734.56 SF project site is located in a mid-block locaƟ on on the east side of College Avenue between 
Bool Street and Mitchell Street in the heart of Collegetown. The site is zoned Collegetown Area Form District 
(CR-4) and the project proposal is in full compliance with the exisƟ ng zoning. The proposed use - two row 
house buildings and one garden apartment building - is consistent with allowable uses in the CR-4 zone. The 
proposed height of all three buildings is consistent with the zoning at 4 stories/45’ with basements. A transpor-
taƟ on demand management plan will be provided for review and approval by the Planning and Development 
Board, as no off -street (on-site) parking is proposed as part of the development. It is expected that the over-
whelming majority of users will walk or ride the bus. 

PROJECT LOCATION

LOCATION MAP

EXISTING ZONING
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An email dated 9/12/2016 from Housing and Land Use Supervisor, Gino Leonardi, documenƟ ng zoning review 
is included in this package.

Proposed Project Program

The 3 apartment buildings will include: effi  ciencies, one bedroom, and two bedroom apartments for a total of 
67 units in the Collegetown District. Two of the buildings, designed as row house apartment buildings, are lo-
cated along College Avenue, while the third building, a garden apartment, is located behind in the rear porƟ on 
of the site. The proposed project will include bicycle storage for 18 bikes: 4 bicycle racks are located in exterior 
locaƟ ons and the rest are dispersed in the three buildings: building 1 will house 4 bikes, building 2 will house 4 
bikes, and building 3 will house 6 bicycles.

The site is currently accessed by 2 curb cuts (one of the two is a curb cut shared between tax parcels 67-2-15 & 
67-2-16) on College Avenue that allow access to rear yard parking areas that are proposed to be removed. On-
street parking will be restored in the locaƟ on where the curb cuts will be removed, but, the developer is pro-
posing to uƟ lize an equivalent length of street frontage for a drop-off  for the developer operated shuƩ le bus.

Tenants are expected to be short-term Cornell faculty. 

The project will generate addiƟ onal property tax revenue.  

Consistency With Community Plans

We have reviewed the City’s 2009 Collegetown Urban Plan & Conceptual Design Guidelines as endorsed by the 
City of Ithaca Common Council on August 5, 2009. This project is consistent with the vision of that plan. The 
Plan envisions opportuniƟ es for increased housing in the Lower College Avenue area. This project aspires to 
establish a precedent of high-quality apartments that may inform the future transiƟ on of the corridor as older 
housing stock is replaced by higher density housing alternaƟ ves proximate to Cornell’s campus. 

Transporta  on Plan

It is expected that tenants will walk to and from the nearby campus and use the privately owned and operated 
shuƩ le bus that will stop directly in front of the proposed development and provide transportaƟ on to and from 
the Cornell campus. TCAT also operates mulƟ ple bus stops within walking distance of the proposed develop-
ment. The owner will provide off -site parking in the vicinity of the project for those tenants desiring parking. It 
is expected that personal vehicles would be predominantly stored during the week, and uƟ lized during week-
ends and for longer trips.
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View looking southeast along College Avenue

View looking northeast along College Avenue
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Elevation of College Avenue frontage
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October 14, 2016
                                                                                                                             
College Townhouse ikon.5 architects
Ithaca, New York

ZONING ANALYSIS
per 325-45 Collegetown Area Form Districts, Ithaca, New York

Collegetown Residential 4 District (CR-4) Medium Density Residential
Permitted Primary Use: Row House, Townhouse, or Garden Apartment Housing

119 College Avenue (Lot 15/ Block 2/ Tax Map 67) 0.176 acre
121 College Avenue (Lot 16/ Block 2/ Tax Map 67) 0.142 acre
125 College Avenue (Lot 17/ Block 2/ Tax Map 67) 0.158 acre
Combined Lots (15,16 & 17) 0.476 acre = 20,734.56 sf.

SPACE REGULATIONS
Schedule of Space Regulations

CR-4 Regulations Required Proposed 

Lot Criteria
Lot Area 3,500 x 3 Lots 20,734.56 sf. (3 Combined Lots 15,16 &17)

= 10,500 sf min.
Lot Width 40 ft. min.x 3 Lots 163.91 ft.

= 120 ft. min.
Lot Coverage by Building 50% = 10,367 sf. max. 10,364 sf.
Green Space 25% = 5,184 sf. min. 5,230 sf.

Siting (Principal Bldg.)
Front Setback 10 ft. min. 10 ft. min.
Side Setbacks

Row House 0 ft. min. 0 ft. min.
All Other 5 ft. min. 5 ft. min.

Rear Yard Setback < of 20 ft.or 20% 20 ft. min.
Bldg Spacing on Lot 5 ft min. 8.5 ft. min.

Height Bldg 1 Bldg 2 Bldg 3
Bldg. Height max. 4 stories/45 ft. max. 4@44’-11 ½” 4@44’-11 ½” 4@44’-11 ½”

w/basement w/basement w/basement
Bldg. Height min. 2 stories/20 ft. min. - - -
Floor Height 

Street-level 9 ft min. 9’-10” 9’-10” 9’-10”
Upper-story 9 ft. min. 9’-10” 9’-10” 9’-10”

Activation
Street Façade length

Row House 100 ft. max. 76’-4” 76’-4” -
All Other 45 ft. max. - - -

Length of blank wall 8 ft. max. 5 ft. 5 ft. -
Street façade entry 1 min. 4 4 -
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REGULATIONS (325-45)

Row House
Residential structure composed of 3 or more attached modules with shared side walls.
Façade of each module measuring no more than 25 ft. in length.
Uniform setback from street.
Each module must have one street facing entry.

Porch, Stoop or Recessed Entry
Porch, Stoop or Recessed Entry required for each functional entry.

Building Projections
Overhanging eaves and bay windows may project up to 2 ft. into any required setback.
Awnings and Balconies may extend up to 5 ft. into any required setback provided that such extension is 
at least 2 ft. from the vertical plane of any lot line.

Roof
Pitched or Flat Roof Allowed.

Mechanical Equipment
All Utilities and Mechanical Equipment must be screened from public view.
Will not be measured as part of the building height provided that: it is architecturally integrated into the 
building; and is less than 1/3 of the building footprint and does not exceed 9 ft. in height above the roof.

Min. Off-Street Parking
None, provided a transportation demand management plan is accepted by the Planning and 
Development Board during site plan review.

DEFINITIONS (325-3)

Basement
That space of a building that is partly below grade which has more than half of its height, measured from 
floor to ceiling, above the average established curb level or finished grade of the ground adjoining the 
building.

Height of Building 
The vertical distance measured from the average finished grade level to the highest level of flat 
roof…excluding housing for mechanical equipment. The average finish grade level shall be determined 
from data established by the average elevation of finished grade adjoining the exterior wall of the 
building.
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From: Gino Leonardi [mailto:GLeonardi@cityofithaca.org]
Sent: Monday, September 12, 2016 3:06 PM 
To: Dan Cummings 
Cc: JoAnn Cornish 
Subject: RE: Collegetown Townhouse_Preliminary Zoning Review_083016

Hi Dan, 

I have completed a preliminary review of the proposed plans for 119/121/125 College Avenue, 
Collegetown Townhouses, dated 8/30/2016. The plans reviewed include sections A1.00, A2.01, A4.00, 
Ground Floor Plan dated 8/30/2016, Site Section 1 and 2, Site Plan dated 8/30/2016, Average Grade 
Tabulation Plan, Building Height & Average Grade Tabulations dated 8/30/2016, and site survey by T.G. 
Miller P.C. dated 2/8/2016. 

The review revealed that the proposed three buildings for the 119/121/125 College Avenue site are in 
compliance with the zoning requirements for the CR-4 zoning district except for the following items: 
1. The building area shall include the front entry roof structures for buildings #1 and #2. (325-3: Building 
Area)
2. Parking shall be provided or a transportation demand management plan be approved by the Planning 
and Development Board. (325-45.2F Minimum off-street parking) 

Please feel free to contact me if you have any questions. 

Sincerely,

Gino Leonardi 
Housing and Land Use Supervisor 
City of Ithaca Building Division 
(607) 274-6513
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City of Ithaca
SITE PLAN REVIEW (SPR) 

APPLICATION

APPLICANT: Name: Title/Role:

Address 1:

Address 2: City, State, & Zip Code:

Telephone: Cell Phone: E Mail:

CONSULTANT: Name: Title/Role:

Address 1:

Address 2: City, State, & Zip Code:

Telephone: Cell Phone: E Mail:

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: Project Address:

Project Type (check one): Residential Commercial Industrial Institutional Mixed Use

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

Total Construction Cost: $ Anticipated Construction Period: 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.

CONTACT:
Lisa Nicholas, Senior Planner
PLANNING DIVISION
108 E. Green St., 3rd Floor
Ithaca, NY 14850 (607) 274 6550
lnicholas@cityofithaca.org 

BUILDING PERMIT NUMBER:
____________ (REQUIRED)
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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 Application Date Approval Status

Demolition Building Division

Building Building Division

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 Project Cost Application Fee

Site Plan Review

less than $10,000 $75
$10,000 to $49,999 $150

$50,000 to $100,000 $300
over $100,000 $1.50 per $1,000

*Modified Site Plan
Review

less than $50,000 $150
$50,000 or more $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 No. of Copies
Application Form (completely filled out and signed) 22
Short Environmental Assessment Form (SEAF) (completely filled out and signed) 22
Full Environmental Assessment Form (FEAF) Part 1 [if required] (completely filled out and signed) 22
Full Size Drawings: (1) scalable site survey with building footprint(s); and (2) height elevations 2
Reduced Drawings (11”x17”) [see “Site Plan Review Application Checklist”] 22
Site Plan Review Application Fee

Applicant's Signature: Date:
By signing this application form, the applicant acknowledges City staff may visit the site in order to fully understand the proposed development.

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: cpyott@cityofithaca.org and lnicholas@cityofithaca.org.



  Revised 4/26/2013 

CITY OF ITHACA - BUILDING PERMIT APPLICATION 
108 East Green Street, Ithaca, New York 14850       Telephone: 607-274-6508   Fax: 607-274-6521 

Building Permit Application must be submitted Mon.–Fri. 8AM–10AM or by appointment.  This side to be completed by applicant. 

PROJECT INFORMATION 

Project Street Address:

Tax Parcel Number (e.g. 55.-5-5): _______________    Building/Room: ___________________________________ 

Project Type:  New Building       Demolition/Removal       Relocation       Site Work       Fill/Stock Piling 

Repair     Alteration-1     Alteration-2     Alteration-3     Change of Occupancy     Addition 

Receipt # _______________ 

General Contractor ____________________________________________________     Tel ___________________ 

 Contractor ______________________________________________  Tel ___________________ 

Licensed Electrical Contr. ______________________________________________  Tel ___________________ 

Licensed Plumbing Contr. ______________________________________________  Tel ___________________ 

City Registered Heating Contr. __________________________________________  Tel ___________________ 

Existing Use ____________________________________    Proposed Use ________________________________ 

Project Location:_______________________________________________________________________________ 

Project Description:_____________________________________________________________________________ 
_
________________________________________________________________________________
_______________________________________________________________________________ 

Energy Code Compliance: Prescriptive     REScheck/COMcheck      Trade-off      Worksheets    Analysis 

Attached:  Plans  Specifications     Other documentation  ________________________________________ 
___________________________________________________________________________________________________________________________________________ 

PROPERTY INFORMATION   Zone ______   Historic/Landmark Dist/Site      Flood Zone: 100yr   500yr 
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

OWNER/APPLICANT INFORMATION  (Please Type or Print Legibly) 

Owner _____________________________  Address _________________________________ Tel _____________

Applicant __________________________   Address _________________________________ Tel _____________

Required liability, disability, Workers’ Compensation insurance carried by Owner   Contractors  will be in force at all times throughout operations. 

Insurance on file or provided:        Liability  Workers Comp. Disability State Waiver attached for WC/DIS.

I am the owner or agent of the owner of the premises in the City of Ithaca, New York described in this application.  I hereby apply for a 
permit to perform the work described in this application and on attached plans, specifications and other documents.  I will comply with all 
provisions of applicable ordinances, codes and regulations in the performance of this work whether specified herein or not. Any amendment 
to this application, plans, specifications or other documents upon which this permit was issued will be filed with the Ithaca Building 
Department for approval before such changes are made in the actual work.  I hereby request that all work be inspected and approved by the 
appropriate inspectors.  I certify that every person performing work on the permitted project will comply with all applicable codes, 
ordinances and regulations. 

By my signature I certify I have read and understand the above paragraph. 

Typed or Legibly Printed Name _____________________________ Email ________________________________ 

Applicant Signature ___________________________________________________  Date 

Estimated Cost:     Permit Fee: ________________     

_______________________________________________________________________________
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 CITY OF ITHACA - BUILDING PERMIT 
 This form is deemed an application until approved and upon approval is a valid building permit 

________________________________________________________________________________________________________________ 

Project Address ___________________________________________________________________              Permit #_________________ 

Received ______/______/______     Issued ______/______/______    Renewed ______/______/______     Denied ______/______/______ 

Expires _____  years after issue/renewal date Plans to GIS     Completed ______/______/______   By:_____________

Insp _________  HUD _________    Project _________________________________________________________   Ent ____________ 

Constr. Class.______  Sprinkler System: Required_____  Not Required_____  None_____  Assembly Posted Occupancy__________ 
_____________________________________________________________________________________________ 
APPROVALS  VARIANCES  APPEALS 

_____________________________________________________________________________________________ 
PERMIT APPROVAL 
This building permit is issued for the work described in this application, submitted plans, specifications and documents.  These materials 
have been reviewed and found to be sufficient to issue a building permit.  This permit is limited to the submitted work.  The review does not 
address all aspects of applicable codes, ordinances and regulations.  It shall be the duty of every person performing work on the permitted 
project to comply with all applicable codes, ordinances and regulations. 

 __________________________________ 
     For the Ithaca Building Department 

____________________________________________________________________________________________________________________________ 

BUILDING PERMIT CONDITIONS 

SPR ______________  ILPC  ______________ 

BZA     ______________   CAB  ______________ 

DOS     ______________   DPB  ______________ 

BCBA  ______________   DEC  ______________ 

IFD ______________   DPW  ______________ 

TCHD  ______________  Other  ______________ 

Board of Zoning Appeals:      Granted   Denied 
Case #___________________ Date _____________ 

Building Code Board of Appeals: 
Case #___________________ Date _____________ 

NYS Board of Review: 
Case #___________________ Date _____________ 

This side for 
Building Dept 

use only 
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CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF) 
Project Information

(to be completed by applicant or project sponsor)

1. Applicant/Sponsor: 2. Project Name:

4. Is Proposed Action:
 New  Expansion  Modification/Alteration 

5. Describe project briefly:

7. Amount of Land Affected:

8. Will proposed action comply with existing zoning or other existing land use
restrictions?

 Yes  No    If no, describe briefly:

9. What is present land use in vicinity of project:
 Residential  Industrial  Agricultural    Parkland/Open Space
 Commercial    Other _________________

Describe:

10. Does action involve a permit/approval or funding, now or ultimately, from

11. Does any aspect of the action have a currently valid permit or approval?

12. As a result of proposed action, will existing permit/approval require modification?

I certify the information provided above is true to the best of my knowledge. 

PREPARER'S SIGNATURE: ____________________________   DATE: ________ 

PREPARER'S TITLE: __________________________________ 

REPRESENTING:

3. Project Location:

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):

Initially:  Acres or Sq. Ft.

governmental agency (federal/state/local): Yes No
If yes, list agency name and permit/approval type:

:  Acres or Sq. Ft.

Yes  No
If yes, list agency name and permit/approval type:

Yes  No



FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF) 
PART 1—PROJECT INFORMATION 

(prepared by project sponsor/applicant) 

NOTE: This document is designed to assist in determining whether proposed action may have a significant 
effect on the environment.  Please complete the entire form: Parts A through E.  Answers to these questions 
will be considered part of the application for approval and may be subject to further verification and public 
review.  Provide any additional information you believe will be needed to complete Parts 2 and 3.  It is 
expected that completion of the FEAF will depend on information currently available and will not involve 
new studies, research, or investigation.  If information requiring such additional work is unavailable, so 
indicate and specify each instance.   

Name of Action:  

Location of Action: 

Name of Applicant/Sponsor: 

Address:  

City/Town/Village: State: ZIP: 

Business Phone:  E-Mail:

Name of Owner (if different from applicant/sponsor): 

Address:  

City/Town/Village: State: ZIP:  

Business Phone:  E-Mail:

Description of Action: 

Site Plan Approval for College Townhouse project at 119, 121, & 125 College Avenue

119, 121, & 125 College Avenue, Ithaca, NY

Trowbridge Wolf Michaels Landscape Architects, LLP

1001 West Seneca Street, Suite 201

Ithaca New York 14850

607.277.1400 kaw@twm.la

119-125 CA Associates, LLC

The action is the construction of three (3) four-story residential apartment 
buildings in the CR-4 zone.

Thornwood Corporate Center, 15 Thornwood Drive

Ithaca New York 14850

(607) 257-5050 x 225
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A. SITE DESCRIPTION
Physical setting of overall project, both developed and undeveloped areas.

1. Present Land Use:  Urban    Industrial    Commercial    Public    Forest  

 Agricultural   Other: _________________________ 

Approximate Area   (Units in Question 2 above apply to this section.) Currently After Completion

2a. Meadow or Brushland (non-agricultural) 
2b. Forested 
2c. Agricultural  
2d. Wetland [as per Article 24 of Environmental Conservation Law (ECL)]

2e. Water Surface Area 
2f. Public 
2g. Unvegetated (i.e., rock, earth, or fill) 
2h. Roads, Buildings, & Other Paved Surfaces 

3a. What is the predominant soil type(s) on project site (e.g., HdB, silty loam, etc.): Urban Fill

3b. Soil Drainage:  Well-Drained: ______% of Site  
Moderately Well-Drained: 100% of Site  
Poorly Drained: ______% of Site 

4a. Are there bedrock outcroppings on project site?  Yes     No     N/A 

4b. What is depth of bedrock? (feet) 

4c. What is depth to the water table? (feet) 
5. Approximate percentage of proposed project site

with slopes:
0-10%          % 10-15%          %   

15% or greater %
6a. Is project substantially contiguous to, or does it 

contain, a building, site, or district listed on or 
eligible for the National or State Register of 
Historic Places? 

 Yes     No    N/A 

6b. Or a designated local landmark or located in a 
local landmark district?  Yes     No    N/A 

7. Do hunting and/or fishing opportunities currently
exist in the project area?  Yes    No    N/A  If “Yes,” identify each 

species: __________________________________ 

— PLEASE COMPLETE EVERY QUESTION.  INDICATE “N/A,” IF NOT APPLICABLE. — 

  

  Residential

2. Total area of project area:    acres 20,734.56 square feet.   (Chosen units also apply to following section.)

6,762 sf 14,043 sf
2i. Other (indicate type): Lawn, Gravel driveways & parking/landscape 13,972.56 sf 6,691.56 sf

  
TBD

TBD

  

  

  

89

11
  

   

  
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A. SITE DESCRIPTION (concluded)

8. Does project site contain any species of plant
and/or animal life identified as threatened or
endangered?

 Yes     No     N/A 

According to: _____________________________ 

Identify each species: _______________________ 

9. Are there any unique or unusual landforms on
project site (i.e., cliffs, other geological
formations)?

 Yes     No    N/A 

Describe: ________________________________ 

10. Is project site currently used by community or
neighborhood as an open space or recreation
area?

 Yes     No    N/A 

If yes, explain: ____________________________ 

11. Does present site offer or include scenic views
known to be important to the community?  Yes     No    N/A 

Describe: _________________________________ 

12. Is project within or contiguous to a site
designated a Unique Natural Area (UNA) or
critical environmental area by a local or state
agency?

 Yes     No    N/A 

Describe: _________________________________ 

13. Stream(s) within or contiguous to project area:
___________________________________

___________________________________

a. Names of stream(s) or river(s) to which it is a
tributary: ________________________________

________________________________________

14. Lakes, ponds, or wetland areas within or
contiguous to project area:

a. Name(s): _________________________________

b. Size(s) in acres: ___________

15. Has site been used for land disposal of solid
and/or hazardous wastes?  Yes     No    N/A 

Describe: __________________________________ 

16. Is site served by existing public utilities?
a. If “Yes,” does sufficient capacity exist to

allow connection?
b. If “Yes,” will improvements be necessary to

allow connection?

 Yes     No   N/A 

 Yes     No   N/A 

 Yes     No   N/A 

  

  

  

  

  

  

  

  

  
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B. PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate): ______________

1c. Project acreage to remain undeveloped: ____________________ 

1d. Length of project in miles (if appropriate): ___________ or feet: ____________ 

1e. If project is an expansion, indicate percentage change proposed: _________% 

1f. Number of existing off-street parking spaces:   Proposed: _____________ 

1h. Height of tallest proposed structure in feet: 45' with basement________ 

1i. Linear feet of frontage along a public street or thoroughfare that the project will occupy: __________ 

2. Specify what type(s) of natural material (i.e., rock, earth, etc.) and how much will be removed from the

3. Specify what type(s) of vegetation (e.g., trees, shrubs, ground cover) and how much will be removed from
the site: Acres: ___________  Type(s) of Vegetation: Lawn_______________________________________

4. Will any mature trees or other locally important vegetation be removed for this project?

 Yes    No    N/A  If “Yes,” explain: ________________________________________________

5. Are there any plans for re-vegetation to replace vegetation removed during construction? ____________

6. If single-phase project, anticipated period of construction: months (including demolition)  

7. If multi-phase project, anticipated period of construction: __________ months (including demolition)

7b. Anticipated date of commencement for first phase:          month  year (including demolition) 

7c. Approximate completion date of final phase:           month  year. 

7d. Is phase one financially dependent on subsequent phases?   Yes    No    N/A 
8. Will blasting occur during construction?   Yes    No    N/A  If “Yes,” explain: _______________

____________________________________________________________________________________

9. Number of jobs generated during construction: __________  After project is completed: __________

10. Number of jobs eliminated by this project: Explain:  _____________________________ 
___________________________________________________________________________________ 

11. Will project require relocation of any projects or facilities?   Yes    No    N/A  If “Yes,” explain:
___________________________________________________________________________________

1a. Total contiguous area owned by project sponsor either in acres: _______   or square f 20eet: _______,734.56 sf 

Acres, ultimately: 20,734.56 sf
0

20,734.56 sf1b. Project acreage developed 20,734.56 sf   Acres, initially: 

164 lf

N/A

15 0

1g. Maximum vehicular trips generated (on completion of project) per day:  0  Per hour: 0

12

7a. Total number of phases anticipated: ___________1 

 

Yes

75 2

0

  

urban fill/ 5,150 CYsite: __________________+/-  Or added to the site: ________________________________

4000 sf

N/A

TBD

  
Three existing trees will be removed from the front yard areas that include: 1 mature maple tree 
(approx. 20" dbh); one multi-stem successional "weed" tree; and an approx. 30' high ornamental 
tree. A row of successional "weed" trees will be removed in the rear of the site. One large conifer 
(spruce) in the rear yard will also be removed.



5

B. PROJECT DESCRIPTION (concluded)

 __________________________________________________________________________________ 

12b. If #12a. is “Yes,” indicate type of waste (e.g., sewage, industrial, etc.): ____________________ 

12c. If surface disposal, where specifically will effluent be discharged? _____________________ 
13. Will surface area of existing lakes, ponds, streams, or other surface waterways be increased or decreased

by proposal?    Yes    No    N/A  If yes, explain:  _____________________________

14a. Will project or any portion of project occur wholly or partially within or contiguous to the 100-year  
flood plain?    Yes    No    N/A 

14b. Does project or any portion of project occur wholly or partially within or contiguous to:  
 Cayuga Inlet    Fall Creek    Cascadilla Creek    Cayuga Lake    Six Mile Creek  
 Silver Creek?   (Check all that apply.) 

14c. Does project or any portion of project occur wholly or partially within or contiguous to wetlands as 
described in Article 24 of the ECL?    Yes   No   N/A 

14d. If #14a., b., or c. is “Yes,” explain:  __________________________________________________ 

15a. Does project involve disposal of solid waste?    Yes    No    N/A 

15b. If #15a. is “Yes,” will an existing solid waste disposal facility be used?    Yes    No    N/A 
15c. If #15b. is “Yes,” give name of disposal facility: and location:  

____________ 
15d. Will there be any wastes that will not go into a sewage disposal system or into a sanitary landfill? 

 Yes   No    N/A   If “Yes,” explain:  ___________________________________ 

15e. Will any solid waste be disposed of on site?    Yes    No    N/A  

If “Yes,” explain:  ___________________________________________________________________ 

16. Will project use herbicides or pesticides?  Yes    No    N/A  If “Yes,” specify:  ____________ 

17. Will project affect a building or site listed on or eligible for the National or State Register of Historic
Places, or a local landmark, or in a landmark district?    Yes    No    N/A  If “Yes,” explain:
_________________________________________________________________________________

18. Will project produce odors?  Yes    No    N/A  If yes, explain:  ________________________ 

19. Will project produce operating noise exceeding the local ambient noise-level during construction?
 Yes   No    N/A   After construction?  Yes    No    N/A 

20. Will project result in an increase of energy use?  Yes    No    N/A  If yes, indicate type(s):
___________________________________________________________________________________

21. Total anticipated water usage per day in gals./day:        Source of water:

12a. Is surface or sub-surface liquid waste disposal involved?   Yes      No    N/A  If yes, explain:  

  

  

  

  

  

  

  

  

  

  

sanitary & storm sewer

N/A

  
Seneca Meadows Landfill

Waterloo

Temporary Construction Odors

    

  
Electric and Natural Gas

City of IthacaTBD
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C. ZONING & PLANNING INFORMATION

1. Does proposed action involve a planning or zoning decision?  Yes  No    N/A   
If yes, indicate the decision(s) required:

 Zoning Amendment  Zoning Variance  New/Revision of Master Plan  Subdivision 
 Site Plan Review  Special Use Permit   Resource Management Plan 
 Other: ____________________ 

3. If site is developed as permitted by current zoning, what is the maximum potential development?
___________________________________________________________________________________

4. Is proposed use consistent with present zoning?  Yes    No    N/A 
5. If #4 is “No,” indicate desired zoning:  _________________________

6. If site is developed by proposed zoning, what is the maximum potential development of the site?
___________________________________________________________________________________

7. Is proposed action consistent with the recommended uses in adopted local land use plans?
 Yes    No    N/A   If “No,” explain: _____________________________________________ 

9. Is proposed action compatible with adjacent land uses?   Yes    No    N/A   Explain:  _________
___________________________________________________________________________________ 

10a. If proposed action is the Subdivision of land, how many lots are proposed? _______________  

10b. What is the minimum lot size proposed?  __________ 

11. Will proposed action create demand for any community-provided services? (e.g., recreation, education,
police, fire protection, etc.)?   Yes    No    N/A   Explain:  _____________________

Yes No

12. Will proposed action result in the generation of traffic significantly above present levels?
 Yes    No    N/A    

If yes, is existing road network adequate to handle additional traffic?  
 Yes    No    N/A   Explain:  __________________________________________ 

  

  

2. What is the current zoning classification of site? CR-4

N/A

  

8. What is the dominant land use and zoning classification within a ¼-mile radius of the project?
Land Use is Residential; Zoning is: CR-4; CR-3; and CR-1

  

20,734.56 sf

  
If “Yes,” is existing capacity sufficient to handle projected demand?            N/A
Explain:  

 

  

  

New building will be less of a fire hazard than outdated wood construction.

MAXIMUM GROSS BUILDING AREA  PERMITTED = 41,468 (4 FLRS X 10,367, EXCLUDING BASEMENT)
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D. APPROVALS

1. Approvals: ______________________________________

2a. Is any Federal permit required?   Yes    No    N/A  Specify:  _________________ 

2b. Does project involve State or Federal funding or financing?   Yes    No    N/A 
If “Yes,” specify:  ______________________________________ 

2c. Local and Regional Approvals: 

Agency Yes No Type of 
Approval Required 

Submittal 
Date 

Approval 
Date 

Common Council 

Board of Zoning Appeals (BZA) 

Planning & Development Board 
Ithaca Landmarks Preservation 
Commission (ILPC) 
Board of Public Works (BPW) 

Fire Department 

Police Department 

Director of Code Enforcement 
Ithaca Urban Renewal Agency 
(IURA) 
Other: _____________________ 

Site Plan Approval

  

  

 SEQR; Site Plan Approval

















Review and Approve

10/14/2016

TBD

Building Permit 10/12/2016
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E. INFORMATIONAL DETAILS

Attach any additional information that may be needed to clarify your project.  If there are, or may be, any 
adverse impacts associated with your proposal, please discuss such impacts and the measures which you 
propose to mitigate or avoid them.  

F. VERIFICATION

I certify the information provided above is true to the best of my knowledge. 

Applicant/Sponsor Name:

Signature:

Title/Role:

***************** END OF PART 1 ***************** 

Kathryn Wolf

Project Landscape Architect



College Townhouse 
SPR Civil Narrative 
November 2, 2016 
 
Water – 
Water service to the new building will be supplied by the City of Ithaca distribution system from their 
East Hill (Maple Avenue Tank) pressure grid.  Normal static water pressure in the street is estimated to 
be approximately 116 psi.  The average daily water demand for the proposed buildings is estimated to 
be approximately 3,100 gpd based on 87 residents and water use of 35 gallons per day per resident.  The 
existing distribution system is more than adequate to supply the estimated domestic water demands. 
The available fire flows and residual pressures supplied by the City system will need to be determined 
but are expected to be adequate to serve the building.  
 
Improvements will include a new service connection to the existing 8-inch City main in the street on 
College Avenue.  The new service will be 6-inch ductile iron splitting into a 6-inch fire service and 4-inch 
domestic service before entering Building 2.  Domestic and fire services to Buildings 1 and 3 will supplied 
by sub-services from Building 2.   
 
Sanitary Sewer –  
Sanitary sewer service to the site is currently provided by the City of Ithaca collection system with 
service laterals connected to an 8-inch sewer main in the street on College Avenue.  Treatment of all 
sewage is provided by the Ithaca Area Wastewater Treatment Facility (IAWWTF) on Third Street.  The 
capacity of the collection system and treatment plant to accept any increases in sewage flows from the 
property is believed adequate based on initial conversations with DPW staff.  The new services will be 
equipped with sanitary traps outside each of the 3 building.  The improvements will connect to the 
existing City system at one location with a new manhole on the main in the street.  All three buildings 
will be sewered by gravity. 
 
Stormwater Drainage -  
The site and surrounding lands slope generally from northeast to southwest.  Runoff from the adjoining 
lots above the site to the north and east drains overland onto the site with no formal drainage system.  
Runoff from the neighboring properties combines with runoff from the site and continues overland to 
the street at College Avenue where it is collected by the City of Ithaca storm sewer system.  The existing 
onsite drainage facilities include primarily house gutters and downspouts that discharge at the surface.  
The two existing drainage inlets behind House #119 and trench drain at the driveway have long been 
inoperable due to clogging with sediment and debris.  The lack of existing onsite drainage facilities has 
resulted in significant flows over the existing gravel driveways with significant erosion, and sediment 
leaving the site.   
 
The existing City storm sewer system includes inlets and 15-inch storm sewer piping located along the 
west curb line of College Avenue.  The sewer system flows toward the south, and then west along 
Mitchell Street, before ultimately discharging to Six Mile Creek southwest of the Collegetown Terrace 
site.   
 
Improvements will include numerous onsite drainage inlets, site area drains, trench drains, foundation 
drains and associated storm sewer piping to collect runoff entering the site from the north and east, and 
runoff from the proposed buildings and improved site.  Since the lower levels of Buildings 1 and 2 are 
lower than the City storm sewer system, the areaways of these two buildings, along with their 



foundation drains, will be connected to sumps below their respective lower level floor slabs and 
pumped up to the building storm services exiting the buildings higher up.  All other areas of the site 
including the building roofs will be sewered by gravity.  The drainage system for the Building 3 
foundation drains and adjacent site areas at the lower building level will be equipped with a backwater 
valve where it connects to the onsite storm system to prevent flooding of the interior building space. 
The onsite storm sewer system will connect to the existing City storm sewer across the street at the 
west curb line of College Avenue where a new drainage inlet will provided at the point of connection. 
 
Stormwater Management -    
The total area of soil disturbance on the site will be less than one acre and the project will not be 
required to complete a ‘Full’ Stormwater Pollution Prevention Plan (SWPPP) or submit a Notice of Intent 
to obtain permit coverage from the NYSDEC for stormwater discharges.  The project will exceed certain 
thresholds in the City of Ithaca stormwater regulations that will require a ‘Basic’ SWPPP.  The Basic 
SWPPP will include an erosion and sediment control plan with temporary practices to be installed and 
maintained during construction.  The temporary practices will be designed in accordance with the 
current NYSDEC standards.  Based on the current site plan the amount of impervious area on the site 
will be slightly reduced.  Post-construction stormwater management practices are not required. 
 
Electric and Telecommunications -  
Electric and telecommunication services to the existing houses on the site are all believed to be 
overhead from utility poles located adjacent to the east curb line of College Avenue.  The services have 
been disconnected and removed in advance of the recent demolition of the existing houses. Service to 
the site for both electric and telecommunications is expected to be below ground in conduit to Building 
1 from the utility pole near the southeast corner of the #125 house lot.  Sub-services to the other 2 
buildings will be in conduit from Building 1.  The electric transformers for the project are expected to be 
mounted on the existing pole.  The improvement will need to be confirmed by the utility companies 
providing services.  Provisions will need to be made to accommodate any potential future relocation of 
the existing aerial facilities to below ground along the College Avenue corridor.  
 
Natural Gas – 
Service to the new building will be needed to supply gas-fired equipment for heat, hot water and 
possibly backup power generation.  The existing gas distribution system includes an existing low 
pressure main below the sidewalk on the east side of the street.   We understand the utility company, 
NYSEG, has plans to extend their medium pressure system along this section of College Avenue.  Gas 
service is expected to be provided to Building 2 with sub-services to the other 2 buildings. All gas 
improvements will need to be confirmed by NYSEG in coordination with the project. 
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