CITY OF ITHACA

108 E. Green St. — Third Floor Ithaca, NY 14850-5690

DEPARTMENT OF PLANNING AND DEVELOPMENT

JoAnn Cornish, Director

Planning & Development — 607-274-6550 Community Development/I[URA — 607-274-6565
E-Mail: dgrunder@cityofithaca.org

PLANNING & DEVELOPMENT BOARD AGENDA

The regular meeting of the PLANNING & DEVELOPMENT BOARD will be held at 6:00 p.m. on TUESDAY, MAy 25, 2021. City Hall
remains closed to the public. This meeting will be conducted remotely via the online platform Zoom, pursuant to the
Governor’s Executive Order 202.1. The meeting will also be live streamed at
https://www.youtube.com/channel/UC7RtJN1P RFaFW2IVCnTrDg.

Instructions for commenting to the Planning Board

Scheduled Public Hearings (Refer to the agenda for projects that have scheduled public hearings.)
There are two options to participate in a Public Hearing:
1.  Submit comments by email no later than 4 p.m. on the day of the meeting (contacts below). Please indicate if
you would like your comments read into the record. Each comment is limited to three minutes. Indicate in your
email that the comment is for a public hearing.

2.  Tospeak at the meeting, sign up and receive instructions though the contact(s) listed below.

General Public Comments

Send written comments to the contact(s) listed below. All comments received will be forwarded it to the Planning Board
for their consideration. Written comments received in advance of the meeting give the Board/Committee time to
consider them fully. If you want your comment read aloud, please state so in your email and limit the comment to three
minutes. A minimum of 15 minutes will be allotted at the beginning to read comments, if needed. The Chair will make an
effort to accommodate as many read comments as time permits.

All comments and questions can be emailed to Anya Harris at aharris@cityofithaca.org or Lisa Nicholas at
Inicholas@cityofithaca.org. Or call 607-274-6550.

[ Start Times: Start times are approximate only — APPLICANTS are responsible for being available at whatever time(s) their agenda item(s) is actually discussed.]

AGENDA ITEM Approx. Start Time
1 Agenda Review 6:00
2 Approval of Minutes 6:20
3 Public Comments (See instructions above) 6:25
4 Board Response to Public Comment 6:30
5 Subdivision Review
A Project: Major Subdivision/Parcel Reconfiguration Presentation 6:35
Location: Tax Parcels 102.-1-2.1, -2.3 and -2.4 on S Meadow Street Board Q&A 6:40
Applicant:  Francis L. Gorman, lll, Esq. for owner, G&I IX Empire Tops Plaza Ithaca, LLC  Discussion 6:45
Actions: O3 Consideration of Final Subdivision Approval

Project Description: The action involves the reconfiguration of three tax parcels (102.-1-2.1, 102.-1-2.3 and
102.-1-2.4), that together measure 20.89 acres with more than 997 feet of frontage on S. Meadow Street, and
contain commercial buildings, parking, two curb cuts/ access points, and other associated site improvements.
The applicant proposes to create five new parcels: Parcel A-1 measuring 5.395 acres with 220 feet of frontage
on S. Meadow Street and containing the existing Barnes and Noble and 241 parking spaces; Parcel A-2
measuring 13.449 acres with 122.9 feet of frontage on S. Meadow Street and containing the existing Tops
Market and 504 parking spaces; Parcel B measuring 0.335 acres with no frontage and containing the existing
Chili’s Restaurant; Parcel C: measuring 0.625 acres with 204.7 feet of frontage on S. Meadow Street and



containing 12 parking spaces and the existing Elmira Savings Bank, and; Parcel D measuring 1.086 acres with
340.7 feet of frontage on S. Meadow Street and containing 49 parking spaces and the existing Verizon Store.
This project is in the SW-2 zoning district and received the required area variances from the BZA on April 6,
2021. Thisis an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance and the State
Environmental Quality Review Act for which the Lead Agency made a Negative Declaration of Environmental
Significance on March 23, 2021.

Project materials are available for download from the City website and are updated regularly:

https://www.cityofithaca.org/DocumentCenter/Index/1323

Special Permit Approval

Project: Special Permit for Office Use in the R-U District Presentation 6:50
Location: 223 Thurston Ave Board Q&A 6:55
Applicant:  Michael Stewart for Cornell University Discussion 7:00

Actions: ODeclaration of Lead Agency OPublic Hearing ODetermination of Environmental Significance
OApproval of Special Permit
Project Description: The applicant is proposing to convert an existing vacant apartment building to an office
use related to Cornell University. Additional changes may include the addition of an ADA parking spot,
construction of an exterior ramp and rear entry door and creation of a first floor ADA toilet room. The project is
within the Cornell Heights Historic District and will require approval from the Ithaca Landmarks Preservation
Commission for any exterior modifications. The project is in the R-U Zoning District, in which the use is allowed
by special permit. This is a Type 1 Action under the City of Ithaca Environmental Quality Review Ordinance
8176-4 B.(1)(h)[4] and the State Environmental Quality Review Act (“SEQRA”) §617.4 b. (10) and is subject to
environmental review.
Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/1353

Site Plan Approval

Project: Apartments (347 Units), Parking & Major Subdivision Presentation 7:20
Location: 401 E State/MLK Jr Street (Gateway Property) Board Q&A 7:25
Applicant:  Jeff Githens for McKinley Development Company Discussion 7:30
Actions: O Determination of Environmental Significance 3 Recommendation to BZA

Project Description: The applicant proposes to construct a six-story building with a 318-space internal parking
garage and (347) apartments mixed between studio, one-, two-, and three-bedroom units. Non-vehicular
building access will be provided off State/MLK Jr Street, as well as internal to the site. The project includes
other site improvements including the extension of the Gateway Trail to the end of the site, landscaping,
lighting, and other site amenities. Project development will require the demolition of the existing one-story
building at the eastern end of the property. The project is in the CDB-60 Zoning District. It requires an area
variance for height and Design Review for compliance with the Downtown Design Guidelines. It may also
require actions by Common Council and/or the Board of Public Works related to relocation of the existing utility
easements on site. This is a Type 1 Action under the City of Ithaca Environmental Quality Review Ordinance
8176-4 B.(1)(b), (h)[2] and [4], (k) and (n) and the State Environmental Quality Review Act (“SEQRA”) §617.4 b.
(5)(iii) and (9).

Project materials are available for download from the City website and are updated regularly:

https://www.cityofithaca.org/DocumentCenter/Index/1227
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B Project: Mixed-Use Building Presentation 7:45

Location: 321 Taughannock Blvd Board Q&A 7:55
Applicant:  Craig Modisher of Stream Collaborative for Water Works LLC Discussion 8:00
Actions: OConsideration of Preliminary & Final Approval

Project Description: The applicant is proposing to construct a three-story mixed-use building on the .168-acre
(7,318 SF) project site. The building will have five units of for-sale housing on the upper floors, 400 SF of office
space on the second floor and approximately 3,000 SF of commercial space on the first floor with access to a
boat slip area. The existing steel-framed building on the site will be incorporated into the new building. Site
improvements will include four parking spaces, landscaping, sidewalks, lighting, and other site amenities. The
project is in the West End/Waterfront Zoning District and will require several area variances. The project is also
subject to Waterfront Design Guidelines. This is a Type 1 Action under the City of Ithaca Environmental Quality
Review Ordinance 8176-4 B.(1)(h)[2] and the State Environmental Quality Review Act (“SEQRA”) §8617.4 b. (10)
and is subject to environmental review.

Project materials are available for download from the City website and are updated regularly:

https://www.cityofithaca.org/DocumentCenter/Index/1141

Project: Mixed-Use Building Presentation 8:10
Location: 510 W State/MLK Jr Blvd Board Q&A 8:15
Applicant:  Visum Development Discussion 8:20

Actions: O Project Updates (3 Review of FEAF Part 3
Project Description: The applicant has updated the project from an application previously submitted in 2019.
The applicant proposes to remove the one-story commercial building fronting on State Street and two-story
wood frame house fronting on W Seneca Street, and to construct a 60,953 SF, four- and five-story mixed-use
apartment building. The proposed building will contain 58 dwelling units which will be affordable to households
making 50- to 80-percent AMI, community spaces, indoor bike parking, and 942 SF of retail space fronting State
Street. The .413-acre project site comprises two tax parcels and has frontage on W. State, Corn, and W. Seneca
Streets and is in two zoning districts: CBD-52, in which the maximum height is 52 feet, and B-2d, in which the
maximum height is 40 feet. This has been determined to be a Type 1 Action under the City of Ithaca
Environmental Quality Review Ordinance 8176-4 B(1)(h)[4], (k) & (n), and the State Environmental Quality
Review Act (“SEQRA™) 8617.4(b)(11). The project is subject to the Downtown Design Guidelines and will likely
require an area variance.

Project materials are available for download from the City website and are updated regularly:

https://www.cityofithaca.org/DocumentCenter/Index/1279

Project: Commercial Building (KFC) Presentation 8:35
Location: 405 Elmira Road Board Q&A 8:40
Applicant:  Rich Wilkinson KBP Investment Discussion 8:45

Actions: O Determination of Environmental Significance O Recommendation to BZA
Project Description: The applicant proposes to construct a new 2,200 SF drive-through restaurant on the vacant
parcel. The project also includes 23 parking spaces, curbing, dumpster enclosure, landscaping lighting, signage
pavement markings. Project site currently serves as surface parking and vehicular circulation for the
commercial building. The project is in the SW-2 zoning district and will require area variances for front yard,
width, parking setback, and signage. The project includes modifications to the pavement and markings on the
property. This is an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance and 1
Environmental Quality Review Act and is subject to environmental review.
Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/1328
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E Project: Student Housing (40 Units) Presentation 9:00
Location: 228 Dryden Road Board Q&A 9:05
Applicant: 228 Dryden LLC Discussion 9:10
Actions: O Declaration of Lead Agency
Project Description: The applicant proposes to demolish the existing two-story structure and to construct an af
building with 40 units on the .185-acre project site. The building will be four stories above average grade
basement story below average grade for a total of five stories. The project includes other site amenities
landscaping, walkways, and outdoor patios. The project site is in the CR-4 zoning district and requires an area var
rear yard setback. It is also subject to Collegetown Design Guidelines. This is a Type 1 Action under the City -
Environmental Quality Review Ordinance §176-4 B.(1)(k) and the State Environmental Quality Review Act (*
8617.4 b. (10) and is subject to environmental review.

Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/1354

8 Zoning Appeals 9:15
BZA 3185 - 106 Cascadilla Park Road (area variance)
BZA 3189 - 401 E. State Street (area variance)
BZA 3190 - 405 Elmira Road (area variance)
BZA 3192 - 109 E. York Street (area variance)

9 Old/New Business 9:30
10 Reports 9:40
A. Planning Board Chair
B. BPW Liaison

C. Director of Planning & Development

11 Adjournment 9:55

If you have a disability & would like specific
accommodation to participate, please contact the
City Clerk at 274-6570 by 12:00 p.m., 2-3 business
days (not including weekends/holidays) before the

meetig. (Y EGAE
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