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

Community Development/IURA – 607-274-6559

ITHACA LANDMARKS PRESERVATION COMMISSION (ILPC)
NOTICE OF MEETING & AGENDA
The regular monthly meeting of the ITHACA LANDMARKS PRESERVATION COMMISSION will be held at 6:00 p.m. on
Tuesday, January 18, 2022. This meeting will be held remotely as permitted by legislation S.50001 and A.40001, which
extends virtual access to public meetings granted by the Governor’s Executive Order 202.1.
A live stream is available at https://www.youtube.com/channel/UC7RtJN1P_RFaFW2IVCnTrDg. If you are a
member of the public who wants to follow the meeting but do not want to make comments, please simply watch the
live stream. If you are a member of the public wishing to make a comment, you should also follow the meeting via the
live stream, as well as join the meeting via Zoom. (You will be placed in a waiting room until the Chair opens the
public comment period.)
To join the meeting with a smartphone, tablet, or computer go to
https://zoom.us/j/92673617267?pwd=b2s3WHFFS3JMOGE0UWUxYW9YZWc3Zz09
Or dial in by telephone at +1 646 558 8656 US
Meeting ID: 926 7361 7267
Password: 010679
Written comments can also be emailed to Anya Harris at aharris@cityofithaca.org or sent via USPS to Planning
Division; 108 E. Green St.; Ithaca, NY 14850. Please indicate if you would like them to be read into the record.

I.

PUBLIC HEARINGS
A. 222 South Geneva Street, Henry St. John Historic District – Proposal to Modify the East Porch,
Construct an ADA Ramp Along the South Elevation, Remove Non-Historic Doors and
Windows on the West and South Elevations, Remove Two Historic Windows on the West
Elevation, Install a Door with an Associate Stoop and Stairs on the West Elevation
https://www.cityofithaca.org/DocumentCenter/Index/1416

II.

PUBLIC COMMENT ON MATTERS OF INTEREST

III.

NEW BUSINESS
• Advisory Review and Comment: Catherine Commons Development Project, Collegetown
[Material samples are available for review by the Commission on the Third Floor of City Hall.]
https://www.cityofithaca.org/DocumentCenter/Index/1415

IV.

OLD BUSINESS
•

310 East Court Street, East Hill Historic District – Proposal to Construct a 2-Story Addition on
the North Elevation. [Application TABLED – 12/20/21; Revised materials under separate electronic
cover.]
https://www.cityofithaca.org/DocumentCenter/Index/1402

If you have a disability and would like specific accommodation in order to participate, please contact the City Clerk’s Office at 274-6570
by 12:00 p.m., no later than 2 days (not including weekends and holidays) before the meeting.

•

V.

VI.

APPROVAL OF MINUTES
•

11/16/2021

•

12/21/2021

ADMINISTRATIVE MATTERS
•

VII.

223 South Albany Street, Henry St. John Historic District – Retroactive Requests for Approval:
Removal of 1-Over-1 Wood Sash in Six Windows on the South Elevation and Installation of
Six, 1-Over-1 Vinyl Insert Units in the Same Location; and Removal of a Wood Entrance Door
on the West Elevation and the Installation of a Fiberglass Entrance in the Same Location
[Application TABLED – 12/20/21]
https://www.cityofithaca.org/DocumentCenter/Index/1404

Elections: Chair and Vice Chair

ADJOURNMENT

ACCESSING ONLINE MEETING MATERIALS:
Online meeting materials, like applications for a Certificate of Appropriateness and supporting
materials, are available electronically via the “Document Center” on the City web site
(www.cityofithaca.org/DocumentCenter), under "Ithaca Landmarks Preservation Commission" >
"Applications for Certificates of Appropriateness” and in the relevant address folder. Please do
not hesitate to contact our office if you have any questions or you need any assistance accessing
the meeting materials.

"An Equal Opportunity Employer with a2commitment to workforce diversification."

ILPC Meeting – January 18, 2022
Resolution – RA

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

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

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated January 05, 2022, was submitted for review
to the Ithaca Landmarks Preservation Commission (ILPC) by STREAM
Collaborative on behalf of property owner PPM Homes, including the following:
(1) two narratives respectively titled Description of Proposed Change(s) and
Reasons for Changes(s); and (2) two sheets of product specifications for Therma
Tru® 6/8 Classic Craft doors; (3) two sheets of product specifications for
Marvin® Ultimate Double Hung G2 windows; (4) nine sheets of photographs
and architectural drawings by STREAM Collaborative, titled “Photographs”
(A001) [dated 11.30.21], “Photographs” (A002) [dated 11.20.21], “Front Porch
Photographs” (A003) [dated 01.05.22], “Existing Floor Plans” (EC101) [dated
08.27.21], “Existing Floor Plans” (EC102) [dated 08.27.21], “Proposed Floor
Plans” (A101) [12.29.21], “Proposed Floor Plans” (A102) [dated 12.29.21],
“Existing Conditions” (EC201) [12.29.21], “Proposed Elevations” (A201)
[12.29.21], and “Front Doorway Elevations” (A401) [01.05.22], and

WHEREAS,

the ILPC has reviewed the entry in the annotated list of properties included
within the Henry St. John Historic District for 222 South Geneva Street and the
City of Ithaca’s Henry St. John Historic District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
varied alterations to the primary façade and secondary elevations, including
modification the non-historic east porch’s columns, frieze, railing, flooring, and
skirting; replacement of the non-historic primary entrance door on the east
elevation; construction of an a barrier free access ramp along the south elevation;
removal of non-historic doors and windows on the west and south elevations,
removal of two historic windows on the west elevation; installation of a door,
stoop, and stairs on the west elevation; and the installation of new windows on
the west elevation, and

WHEREAS,

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

WHEREAS,

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

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on January 18, 2022, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s Henry St. John Historic District Summary
Statement, the period of significance for the area now known as the Henry St.
John Historic District is 1830-1932.
As indicated in the individual property entry in the annotated list of properties
included within the Henry St. John Historic District, 222 South Geneva Street
was constructed ca. 1865 and is an example of substantial Italianate-style
residence.
Constructed within the period of significance of the Henry St. John Historic
District and possessing a high level of integrity, the property is a contributing
element of the Henry St. John Historic District.
The project impacts the non-historic east porch that was added between 19541975, outside of the district’s period of significance, and the south and west
elevations that are not significantly visible from the public way.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
2

ILPC Meeting – January 18, 2022
Resolution – RA
Standard #9
New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
Standard #10 New additions and adjacent or related new construction
shall be undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its environment
would be unimpaired.
With respect to Principle #2, Standard #2, and Standard #9, the modifications
to the east porch, construction of an accessible ramp, replacement of the nonhistoric primary entrance door, removal of non-historic windows, removal of
two historic windows and the installation of a door and stoop, and the
installation of new windows [will/will not] remove distinctive materials and
[will/will not] alter features and spaces that characterize the property.
Also with respect to Principle #2, and Standard #9, the proposed porch
modifications, ramp, and doors [are/are not] compatible with the massing, size,
scale, and architectural features of the property and its environment.
With respect to Standard #10, the ramp [can/cannot] be removed in the future
without impairment of the essential form and integrity of the historic property
and its environment.
RESOLVED, that, based on the findings set forth above, the proposal [will/will not] have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the Henry St. John Historic District, as set forth in Section 228-6, and be it
further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal [meets/does not meet] criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC [approves/denies] the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
1
Vacancies:
1

3

ILPC Meeting – January 18, 2022
Resolution – RA
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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ELECTRONIC SUBMISSIONS: You must provide electronic versions of ALL submitted documents. LARGE FILES: Incoming e-mails to
the City must be under 10 MB in size (incl. message envelope), so either provide CD-ROM, flash/thumb drive, use a free file-sharing web
site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc., or split documents into smaller parts and send multiple emails/files to: cpyott@cityofithaca.org and/or bmccracken@cityofithaca.org

DescriptionofProposedChangesȋ Ȍǣ

Building was a former group home and is currently a 10 bedroom single family residence classified as
a "multiple residence". The property obtained a variance to be converted into a fully code compliant
multiple residence with 11 "sleeping units" with private baths and kitchenettes, as well as a large
shared kitchen and amenity space. The conversion requires that the existing building comply with
current building codes.
List of proposed changes: (see plans)
- Non-original windows on the west and south elevations, which were added to enclose back porches,
and are within either 5' of property lines or 10' of an egress path will be in-filled with fire-rated
construction.
- Two non-original doors and steps to grade, on the west and south elevations, that are no longer
needed and are within 10' of the egress path will be in-filled with fire-rated construction.
- Two original windows in an interior corner on the back of the building, facing west, will be eliminated
to install a rated egress door as a required second exit from the first floor, and to fire protect an area of
assisted rescue. A deck and steps to grade will also be added here.
- Two original windows <10' from the egress path will be fitted with interior fire shutters to create
protected openings.
- A wood ramp with wrought iron railings will be built along the south side of the house to meet
accessibility requirements.
- A new window with trim and divided lite pattern matching the original windows will be added on the
west elevation in a location 10' above the egress path.
- Porch will be reconstructed from the roof down with detailing more appropriate to the Italianate
aesthetic.
- Front door will be replaced with an ADA compliant door more appropriate to the Italianate aesthetic.
ReasonsforProposedChangesȋ Ȍǣ

See explanations above and on plans.
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A501

6/8 Classic Craft

B

35-3/4”
A

3/4 Lite 2 Panel

C

Daylight Opening:
2551
24-9/16" x 50-1/16"
(non wrought iron)
2551
24-1/2" x 50"
(wrought iron)
D

(1228 sq.in.)
(1225 sq.in.)

Available in:
Classic Craft Mahogany

79-3/64”

Lite Description
Non-Wrought Iron
Wrought Iron

Glass
2551
2551

A
B
C
D
27-9/16" 4-3/32" 3-11/16" 53-1/16"
27-1/2" 4-5/32" 4-3/16"
53"

10-5/8”

11-1/16”
4-5/8”
26-1/2”

9-3/16”

7-5/8”

35-3/4”
26-1/2”
17-3/8”

3/4 Scroll Top Oval Lite 2 Panel
2-3/4”
5-3/4”

7-5/16”

Daylight Opening:
1538V
14-5/8" x 37-3/8"

(419 sq.in.)

Available in:
Classic Craft Oak

40-1/8”
46-1/4”
79-3/64”

17”

12”
4-5/8”

Comp 3

7-1/16”

2021 (U1 REVISED)

3.5

Classic Craft
Panel
Dimensions

Classic Craft Mahogany
Architectural
Details

4-9/16”
Brickmould
Top Rail
4-9/16” Jamb

Jacketed Urethane
Weatherstrip
SMC Lite Frame
Double-Glazed
Clear Lite

Foam Core

Moisture-Resistant
End Rail

SECTION B-B

Arch 2

5-3/4” Composite
or Hardwood Sill

2021 (U1 REVISED)

SECTION C-C

2.61

Ultimate Double Hung G2
Section Details: Operating
Scale: 3" = 1' 0"
Double Hung

5 21/32"
(144)
4 9/16"
(116)

11/16"
(17)

Lower Sash
3 1/4"
(83)

Upper Sash

1 1/2"
(38)

1 1/2"
(38)

4 9/16"
(116) 5 21/32"
(144)

1 15/16"
(49)
Daylight
Opening

Frame
Size

Daylight
Opening

1 7/16"
(36)

1 15/32"
(37)

4 27/32"
(123)

3 1/4"
(83)

3 1/4"
(83)

1 15/32"
(37)
Daylight
Opening

3 1/4"
(83)

Frame
Size

1 5/16"
(34) 2 7/32"
(56)

Jambs

Head Jamb and Sill
Single Hung
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222 South Geneva Street

ca. 1865

Description:
222 South Geneva Street is located mid-block on the west side of the street. The McGraw House
assisted living facility is located across the street to the east. It is a two-story wood frame house
built in the Italianate style ca. 1865. The wide and deep house covers most of its narrow lot. The
house is rectangular in plan with a two-story, bay-front wing on the south and lower additions on
the west that extend the line of the north façade to the west. A flat-roofed, one-story, full-width
porch extends across the east, primary, façade.
The three-bay wide house has a flat or very low-pitched hipped roof with a central hipped-roof
square cupola. Both the main section of the house and the cupola have deeply overhanging eaves
with regularly spaced paired Italianate-style wood brackets. The cupola brackets are a scaled
down version of the primary brackets. Each side of the cupola has a group of three tall, narrow,
round arch-topped windows and a tall, tapered finial extends up from the center of the cupola.
Walls are clad in asbestos shingle siding and the foundation is stone. The east porch has a brick
base. Windows are 2/2 and are topped with slightly projecting lintels supported by pairs of
brackets that are scaled down versions of the roof brackets. The main entryway is in the south
bay of the east façade. The slightly recessed doors have a top light and are flanked by an
Italianate-style paneled door surround.
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The north façade runs seven bays deep with regularly spaced windows. A lower, flat roof
addition projects to the west from the west façade.
The south façade has a double deck bay window addition projecting south from the center of the
façade. The three-bay window faces east. There are pairs of brackets between the first and
second stories of the window and under the flat roof of the addition.
A paved driveway runs along the south façade, terminating at the bay window.
Significance:
Contributing. Architecturally significant.
222 South Geneva Street is architecturally significant as an example of a substantial Italianatestyle residence. Though clad in asbestos siding, it retains a high level of architectural integrity,
retaining its original form and massing, large cupola, decorative wood brackets, windows, doors,
and door surround.
The house is on portions of lots 28 and 29 of the lots laid out south of Green Street by Simeon
DeWitt. The 44’ wide property originally extended from Geneva Street to Albany Street. The lot
was subdivided in east and west lots in 1919.
The house was built for Abel Burritt, who owned the property from 1835-88; Susan Burritt
owned it from 1888-1919. The date of construction is not known, but a house is shown on the
map of Ithaca in the 1866 Atlas of Tompkins County. Abel Burritt was a real estate agent, fire and
life insurance agent, and a notary public.
The Practical Business School was located on the first floor in 1929. From 1934-45, the house
was owned by the Ladies Union Benevolent Society, who owned other properties in the district
and currently own 213 South Geneva Street. The 1961 Sanborn map indicates that the house had
been divided in multiple apartment units.
Alterations:
The Ithaca Daily Journal reported in 1888 that the house was having an addition constructed, but
the Sanborn maps do not indicate the construction of an addition between 1888 and 1893; they
do indicate that the bay window was added between 1893 and 1898. The full-width east porch
was added between 1954 and 1975, replacing a single-bay portico constructed between 1904 and
1910.
Sources:
Ithaca Daily Journal, August 29, 1888.
Ithaca directories, 1864-1981. Historic Ithaca, Inc., Ithaca, NY.
Levine, Jeffrey. Building-Structure Inventory Form for 222 South Geneva Street, Ithaca, NY:
1987. Historic Ithaca, Inc., Ithaca, NY.
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Photograph of 222 South Geneva Street, July 1975. Historic Ithaca, Inc., Ithaca, NY.
Sanborn Map Company. Ithaca, NY fire insurance maps, 1888-1961.The History Center In
Tompkins County, Ithaca, NY.
Tompkins County Department of Assessment. Tompkins County tax assessment photographs,
1954. Historic Ithaca, Inc., Ithaca, NY.
Tompkins County, NY. Deeds and survey maps, 1850-2010. Office of the Tompkins County
Clerk, Ithaca, NY.

January 12, 2022
Mr. Edward Finegan, Chair
Members of City of Ithaca Landmarks Preservation Board
108 E. Green Street
Ithaca, NY 14850
Re:

Catherine Commons

Dear Mr. Finegan and Members of the Board,
Thank-you for this opportunity to present the proposed Catherine Commons project. Catherine Commons
is a proposed approximately 360-unit residential development located in the City of Ithaca in central
Collegetown. Twelve parcels have been aggregated on the west side of College Avenue to form the 1.45
acre Catherine Commons site. In addition to the residential use, the project also includes approximately
2600 SF of commercial space, a fitness center for residents of the project and extensive streetscape and
public realm improvements. The construction of this high-quality project will enhance the surrounding
neighborhood by focusing density in the heart of the Collegetown neighborhood and providing notable
architecture and public space improvements that elevate the environment and character of Collegetown.
The project will provide numerous improvements to the streetscape and public realm which contribute
to the redevelopment of Collegetown into a unique, diverse, commercially viable and mixed-use
community.
Attached to this letter are documents that describe and illustrate the project in detail:
•
•

Catherine Commons Preliminary Site Plan Review Application Report, August 17, 2021; updated
December 7, 2021; Portions excerpted for the ILPC
Catherine Commons Design Review, City of Ithaca, December 15, 2021

These documents include detailed site plans, building elevations and renderings of the project proposal.
This letter outlines additional information that is of interest to this Board.
Overview of City Review Process
The proposed Catherine Commons project was initially presented to the City of Ithaca Planning Board for
Sketch Plan Review on April 27, 2021. The design was revised in response to Planning Board comments
and a complete Preliminary Site Plan Review (SPR) application was submitted to the Board on August 17,
2021. The Planning Board declared itself the Lead Agency for purposes of SEQRA on September 28, 2021
and held a public hearing on October 26, 2021 to obtain public comment on the project. The project is
located in Collegetown and is subject to the Collegetown Design Guidelines. On December 15, 2021 a
Design Review Application was submitted demonstrating that the project is consistent with the
Collegetown Design Guidelines. The Planning Board conducted their Design Review of the project at the
December 21, 2021 Planning Board meeting as well as at the special meeting of the Planning Board on
January 13th, 2022. The Planning Board has responded favorably to the project and has also made
numerous recommendations and suggestions for improving the project which the Applicant has
TWM - A Fisher Associates Landscape Architecture Studio
Fisher Associates, P.E., L.S., L.A., D.P.C.

1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la | www.fisherassoc.com

incorporated. The project has undergone extensive design modifications since it was initially presented to
the City. Revisions made in response to Planning Board comments include:
•
•
•

•

Design revisions to increase the transparency/amount of glass at the ground floor;
Design revisions related to façade treatments to increase the articulation and modulation of the
architectural façade with projecting and recessed windows and other elements;
Buildings 2a and 2b on Catherine Street were substantially redesigned to create a distinction
between the Catherine Street and College Avenue architecture so that the Catherine Street
buildings provide a better relationship with the surrounding neighborhood;
The architectural bridges that connect buildings 2a and 2b were changed from enclosed
architectural connections to open air bridges to reenforce the sense of transparency between the
buildings, thereby breaking down the scale so that the buildings are in character with the
surrounding neighborhood.

In addition, the Applicant has been working closely with the City of Ithaca Engineering Department to
coordinate the Catherine Commons project with the City’s reconstruction of College Avenue. The
Applicant has attended numerous meetings with City of Ithaca staff to discuss how the design of College
Avenue could be optimized to meet the City’s goals and how this project could contribute to those goals
including expanded sidewalks and public space and the establishment of street trees. The Applicant’s
design team evaluated the City of Ithaca’s plans for reconstruction of College Avenue and made
recommendations for curb realignments and stormwater changes in order to increase the number of
street trees and provide an improved overall aesthetic for the character of the neighborhood.
Historic Resources
There are two existing local landmarks located near the project. The Grandview House is located on the
east side of College Avenue across from the project, and the John Snaith House is located on the south
side of Cook Street across from the project. The East Hill Historic District is located downhill, to the west
of the project. The project site itself does not include any historic resources and no changes to historic
resources are proposed. The Catherine Commons Preliminary Site Plan Review Application Report, August
17, 2021; Updated December 7, 2021 documents these historic resources. Visual simulations are provided
that illustrate the Catherine Commons project in context with the nearby historic resources.
As stated above, the project is subject to the Collegetown Design Guidelines. The Guiding Principles of the
City of Ithaca Collegetown Design Guidelines, March 2017, states “The guidelines….promote maintenance
of traditional character while encouraging architectural creativity and contemporary design.” Numerous
elements of the design of Catherine Commons contribute to a project that is contemporary while being
compatible with the nearby historic resources and include, in part, the following:
•

The overall quality of the architectural and urban design will result in an overall enhancement to
the Collegetown environment. The area is currently characterized by poorly maintained student
housing and an aging deteriorated streetscape. There are few street trees and there is no overall
coherent streetscape design. Streetlights are missing or damaged. This project will include the
complete reconstruction of the streetscape for the extent of the project and it is being
coordinated with the City of Ithaca’s College Avenue reconstruction project so that the end result
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•

•

•

•

•

•

•

will be a coordinated, visually cohesive environment. This will result in an improved aesthetic
environment for the historic resources.
The Catherine Commons project will utilize higher quality architectural materials than are typically
used in Collegetown. These materials and systems will enhance the overall appearance and
character of the buildings and provide increased longevity. Primary materials include terra cotta
tiles, pre-finished standing seam wall panels, diamond-shaped pre-finished metal wall and roof
shingles, and composite metal panels.
Colors used in the architecture were selected to be compatible with the surrounding context and
with nearby historic structures. The colors are illustrated in the attached Design Review booklet
and physical material samples are available for inspection at the Planning Department at City Hall.
Architectural detailing creates modulation and articulation of the façade surfaces, resulting in
shadows, and visual interest. Varying solid to void and window patterns provides further visual
interest.
The Catherine South building 3a – located across from the Grand View House – includes
contemporary rowhouses with individual unit entrances with metal stoops and canopies. This is
a contemporary interpretation and reference to the stoop at the Grand View House.
The John Snaith House is located on the south side of Cook Street. An open space which is used
for socializing by the residents of the John Snaith House is located on the north side of the House,
resulting in a substantial setback from Cook Street and providing distance and separation from
the new development. The Catherine South building 3b is set back to a 2-story height at the street
level to create an open public plaza. The articulation of the building at the ground floor responds
to the open court of the John Snaith House. The setback, combined with the extensive use of
transparent glass, mitigates and breaks down the building mass at this location. The stepped
terraces of the public plaza space facing Cook Street expresses permeability and openness and
creates a human scale at the street level. See attached site plan.
A shadow study was completed and is included in the attached Catherine Commons Preliminary
Site Plan Review Application Report, August 17, 2021; Updated December 7, 2021 (page 24). The
shadow study documents shadows created by the project during four different times of the
year: Vernal Equinox (March 21), Summer Solstice (June 20th), Autumnal Equinox (September
22), and the Winter Solstice (December 21). There is effectively no increase in shadows on
either structure.
A visual assessment study was conducted to understand the visibility of the project from
multiple viewpoints throughout the City and is included in the attached Catherine Commons
Preliminary Site Plan Review Application Report, August 17, 2021; Updated December 7, 2021
(page 50). Ten viewpoints were identified where the project is likely to be most visible from the
public ROW. Photographs of existing conditions are included along with views of the proposed
project inserted into the view. Views that include the Grandview House, the John Snaith House,
and views from locations in the East Hill Historic District were analyzed to understand how these
views will change. According to the document Collegetown Historic Resources Worthy of
Detailed Research, by Mary Tomlan and John Schroeder, May 13, 2009, the Grand View House
includes a tower to increase visibility from downtown – but the building is not visible from
downtown today and the proposed project does not block views of the building.
3

The visualizations illustrate that the proposed buildings fit in with the surrounding urban context
and Collegetown neighborhood.

Requested Variances
A number of variances are being requested and are summarized in the chart below. A height and
floor variance is being requested for the buildings facing College Avenue, where the density is the
greatest. The two requested height and floor variances will result in an actual visual difference of
6 feet and 4 feet as compared to what is allowed under existing zoning. The requested additional
floors within the proposed height is also an imperceptible change, managed by superior design
and project elements that fully mitigate any potential impacts. No height variances are requested
for proposed buildings on Catherine and Cook streets.
The visual assessment study illustrates the differential between the height of the building as
allowed by zoning and the proposed height.
SUMMARY OF AREA VARIANCES REQUESTED
The following chart summaries the variances per the City Code.

ZONE

CR-3

CR-3

CODE
REQUIREMENT

Off-Street Parking

1 space per unit = 13

Rear yard setback
20’

PROPOSED BY
APPLICANT

VARIANCE REQUESTED

NOTES

-11

Shuttle provided; parking
available at Collegetown
Terrace and TCAT stop
incorporated

5’

15’

Will appear as a side yard
consistent w/existing
neighborhood character

5’

15’

Will appear as a side yard
consistent w/existing
neighborhood character

2

CR-4

Rear yard setback
20’

MU-1

Max Bld
5 stories
70 feet

7 stories
78 feet

2 stories
8 feet

Additional 5’ parapet allowed
which results in only 4’ actual
visual differential

Max Bld
6 stories
80 feet

8 stories
90 feet

2 stories
10 feet

Additional 5’ parapet allowed
which results in only 6’ actual
visual differential

MU-2

4

We appreciate your consideration of this matter and look forward to reviewing the project proposal
with you at the January 18th, 2022 meeting.
Sincerely,

Kathryn Wolf, RLA
Principal
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Catherine Commons
Preliminary Site Plan Review
Application Report

Portions of this report have been excerpted for
submission to ILPC on January 12, 2022

Ithaca, NY
Submitted to Planning Board August 17, 2021
Updated December 7, 2021

August 17th, 2021
JoAnn Cornish, Director of Planning and Development
Department of Planning and Development
City of Ithaca
108 East Green Street
Ithaca, NY 14850-5690
Re: Catherine Commons Preliminary Site Plan Review Application
Dear JoAnn and members of the Planning Board:
Coll-Cath Associates, LLC and Cook Coll, LLC intend to redevelop multiple parcels on College Avenue,
Catherine Street and Cook Street in the City of Ithaca. The project will move Collegetown toward the City’s
vision for Collegetown as expressed in the City’s Comprehensive Plan and the 2009 Collegetown Urban Plan
& Conceptual Design Guidelines.
Enclosed please find the project synopsis, supporting narrative, and SEQR forms. Site and architectural
plans are provided as an attachment.
If you have any questions or require further information, please do not hesitate to call. We are looking
forward to reviewing this project with the Board in the months to come.
Sincerely,

Kathryn Wolf
Principal

Trowbridge Wolf Michaels Landscape Architects LLP

1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la

Project Consultants
Novarr-Mackesey & Integrated Acquisition & Development
Developers
ikon.5 Architects
Architect
Trowbridge Wolf Michaels Landscape Architects, LLP
Landscape Architect
T.G. Miller, P.C., Engineers and Surveyors
Civil Engineer
Thornton Tomasetti
Structural Engineer
Beardsley Architects & Engineers (Light Gauge)
Light Gauge Framing Design
IPD Engineering
MEP Engineers
Taitem Engineering, PC
Energy Consulting
Stopen Engineering, LLP
Geotechnical Engineers
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Location & Zoning

Project Location & Zoning
Catherine Commons is a proposed approximately 360-unit residential development located in the City of Ithaca in central
Collegetown. Twelve parcels have been aggregated on the west side of College Avenue to form the 1.45 acre Catherine
Commons project site. In addition to the residential use, the project also includes commercial space along College Avenue, a
fitness center for the project at the corner of College Avenue and Cook Street, extensive streetscape improvements and public
plaza space, and a small parking lot accessed off of Cook Street. The project is designed to be in substantial conformance with
existing zoning, with some exceptions. The Catherine Commons project will significantly improve the quality of the urban fabric
in Collegetown.

 


 


Figure 1: Location Map in Context with Collegetown
2

Location & Zoning

The properties are zoned Mixed Use (MU2 and MU1) and Collegetown Residential (CR4 and CR3). The requested variances
pertain primarily to the College Avenue frontage in the MU2 and MU1 zones. The principal variances being sought are to allow
an increase in the number of building floors and an increase in building height along College Avenue. The proposed buildings
in the CR4 and CR3 zones are in conformance with the existing zoning and no height variances are being sought for the buildings
in these zones. A variance is being sought to allow fewer than the required number of parking spaces in the CR3 zone. Minor
rear yard setback variances are being sought in the CR-3 and CR-4 zones. A detailed description of the variances is included in
Appendix B: Zoning Analysis.
SUMMIT AVENUE

COLLEGE AVENUE
DRYDEN ROAD

ANT
BRY
NUE

AVE

LINDEN AVENUE

COLLEGE AVENUE

CATHERINE STREET

DELAWARE AVENUE

COOK STREET
BLAIR STREET

BOOL STREET

R-3a: Max. Height 40’
Max. 4 Stories

U-1: Max. Height 175’
No Max. Stories
MU-2: Max. Height 80’
Max. 6 Stories

R-3b: Max. Height 40’
Max. 4 Stories

CR-3: Max.
Max.
R-1b: Max.
Max.

MU-1: Max. Height 70’
Max. 5 Stories

CR-1: Max. Height 35’
Max. 3 Stories

R-2b: Max. Height 35’
Max. 3 Stories

CR-4: Max. Height 45’
Max. 4 Stories

CR-2: Max. Height 35’
Max. 3 Stories

Figure 2: Existing Zoning
3

Height 35’
3 Stories
Height 35’
3 Stories

CATHERINE COMMONS
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Project Proposal

Existing Conditions
The 2009 Collegetown Urban Plan & Conceptual Design Guidelines identifies certain conditions in Collegetown as
“characterized by poor urban design,...indifferent architecture and a very inconsistent mix of building heights” (see Part One,
pg. 35). Nearly all of the existing buildings that are the focus of this proposal are older wood frame buildings that have been cut
up into as many apartments as possible with the front porches of some enclosed to create more bedrooms and satisfy only the
bare minimum of space requirements as dictated by the Building Code. Most of the buildings sideyards and rear yards have
been turned into driveways and parking lots. All have major deferred maintenance items and are not in a condition where the
developer is comfortable leasing the units. The existing structures are currently vacant and their prior use was predominantly
student housing.
The Catherine North site is composed of three adjacent properties along the west side of College Avenue north of Catherine
Street in zone MU2 and four adjacent properties along the north side of Catherine Street in zone CR4. The aggregated parcels
for this site total approximately .81 acres. There are currently seven older and vacant wood frame homes on the site, which were
previously rental properties.
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The Catherine South site is composed of the four properties along the west side of College Avenue between Catherine Street
and Cook Street in zone MU1 and one property along the north side of Cook Street in zone CR3. The aggregate parcels are
approximately 0.64 acres. There are currently four older, vacant wood frame houses on the site, which were previously rental
properties. Environmental abatement on these buildings is largely complete and the buildings will be removed as part of this
project.
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Figure 3: Existing Buildings to Be Removed
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Updated 01/12/2022
Catherine Commons
Ithaca ReUse/Historic Ithaca Salvage Update
January 10, 2022
All projects undertaken by the applicant that involve demolition of existing buildings in the City of Ithaca, are coordinated with
Ithaca ReUse and Historic Ithaca in an effort to save as much usable building materials as possible. Beginning in the Fall of
2019 Ithaca ReUse started removing doors, door trim, window trim and other hardwood trim from the existing houses on the
Catherine Commons site. Prior to that, Ithaca ReUse went through all the buildings to salvage as many appliances and left
behind dressers, bookcases etc. The work of removing these architectural components of the buildings and a good portion of
all the oak flooring in these houses has continued up to the present time.
In the Fall of 2020 the project development team was contacted by Felix Heisel, Director Circular Construction Lab at the
Department of Architecture at Cornell, seeking permission to access these structures for an architectural class project centered
on determining the feasibility of ‘deconstructing’ these houses. Throughout the Fall semester, Mr. Heisel and his students
conducted in depth surveys of several of these houses that resulted in a detailed listing via plans and sections of all the existing
material from framing members to interior finish trim. This work continued in the Spring and Fall of 2021 at which point in time
they had also developed a priority of houses to deconstruct.
Concurrent with the work of the Circular Construction Lab the project development team has had multiple meetings with Ithaca
ReUse to determine which house or houses could be feasible for a deconstruction effort. As part of this work, Ithaca ReUse
brought in David Bennink, Owner ReUse Consulting/Building Deconstruction Institute, to evaluate each building relative to
prioritizing them for deconstruction in terms of being “easier, safer and faster to deconstruct”. Based in part on his assessment
and advice from the Circular Construction Lab we have agreed with Ithaca ReUse that 206 College Ave would be deconstructed.
Working in conjunction with Gorick Construction, the demolition contractor, we now have a contract in place with Ithaca ReUse
whereby they will deconstruct 206 College Ave with Dave Bennink acting as on site consultant. This work has started as of
Monday, January 10 and is scheduled to be complete by January 18.
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Overall Project Description
Site Design
Streetscape improvements, open space and pedestrian amenities will be provided extensively throughout the project.
Portions of the proposed buildings along College Avenue will step back as much as 41’ at the first and second floors to
increase sidewalk widths and create more open space by utilizing private property. Several ADA compliant plaza spaces will
be created as a result. A new bus stop will be located on College Avenue near Cook Street and a covered, protected plaza
space will be incorporated into the architecture to function as a public bus stop.
Catherine North Site
The Catherine North site consists of three buildings. The use is proposed as residential with commercial space on the
ground floor along College Avenue.
Catherine South Site
The Catherine South site consists of three residential buildings and includes a fitness center for the project. The Catherine
South site will include townhouse units with individual entrances and front porches along College Avenue to create a more
vibrant streetscape.

Building Use & Square Footage Summary
•
•
•
•

Total number of units: 360 +/Commercial GSF: 2,600 (includes possible use of Basement Space)
Fitness GSF: 1,600
Overall GSF: 265,000

Contextually, a first rate, high aspiring building will fit well in Collegetown. While Collegetown offers no consistent architectural
language to suggest a specific architectural expression, a number of conditions adjacent to the project site at College Avenue
and Catherine Street do offer clues that can inspire and influence design thinking. The most significant of these potential
influences are the scale and masonry materiality, the residential massing and design features of the existing buildings in
Collegetown.
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Catherine North
Three interconnected buildings are proposed for the Catherine North site. Building 1 (along College Avenue) is proposed at 8
stories/90 feet and will include first floor active use, including commercial space with multi-family residential use in the floors
above. Buildings 2a and 2b on Catherine Street are proposed at four stories/44 feet 10” with multi-family residential use. All
three buildings will be connected via open bridges. Three principal points of entry to the complex are proposed on College
Avenue and four entrances are proposed on Catherine Street.
The first floor of building 1 along College Avenue is aligned with the adjacent building line established by the 312 College
Avenue residential building and then is set back from the property line to provide additional circulation and socialization space at
the street level. The first floor is a transparent glass wall and includes a lobby and concierge desk and commercial space.
The proposed building faces on College Avenue and Catherine Street will be clad with a combination of terra-cotta (clay tile)
shingles, metal panels and insulated glazing. The College Avenue building faces will include insulated one and two-story
window openings, and residential sized windows to activate the façade. The varied depth of the transparent openings, the
variation in window size and placement, and the terra-cotta texture and color are intended to create a façade that is active,
transparent, and minimize the scales of the buildings. Contextually, the materials and color provide connectivity to the College
Avenue buildings of the 400 block.
Along College Avenue, the mass of Building 1 is broken down by introducing a continuous vertical glazed element that breaks
the horizontal massing. The street level is activated by a glass enclosed commercial space within a loggia that promotes
pedestrian activity and social interaction. The west elevations, which face the smaller scale multi-family buildings, will be clad
in double height scaled metal panels evenly space to reduce scale and stacked windows to create repetition, symmetry, and
order.
All three buildings will be connected via open metal pedestrian bridges along Catherine Street at the upper floors. The ground
level will remain open, allowing both a physical and visual connection to the interior courtyard and creating residential scaled
volumes along Catherine Street. The buildings on Catherine Street, similar to existing residences, are set back 10 feet from
the property line to provide a landscaped front court that provides access to the main entrances. The building façades along
Catherine Street will differ from College Avenue, respecting the transition to the neighborhood scale.
Please refer to the pages following, which include an illustrated site plan, first floor building plans, a streetscape rendering, and
building elevations.
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Catherine South
Plans for this site include three buildings that step down in height as grade falls along both College Avenue and Cook Street.
Buildings 3a and 3b are proposed at 7 stories/78 feet with multi-family residential use and a Fitness center at the southern end of
the site. Building 4 is proposed at 3 stories/34 feet 10” with a pitched roof and multi-family residential use.
The first two floors of Buildings 3a and 3b along College Avenue are proposed to step back from the property line at both the
Catherine and Cook street intersections, increasing the available open space and providing additional circulation and amenity
space at the street level. Two principal points of entry to the building are proposed on College Avenue. Additionally, the
townhouse units along College Avenue include individual entries with front porches, creating a vibrant street dialogue with the
urban residents.
The building façade for 3a along College Avenue is proposed as a terra-cotta (clay tile) shingle checkerboard. The patterning is
intended to create an active solid/void pattern on the elevation, grounded by individual townhouse entry stoops at the street level
along College Avenue. The windows will be arranged to create a visually active façade by staggering mullion spacing and metal
panels.
At the southern end of the site, building 3b’s façade is proposed as a baked enamel aluminum clad grid frame infilled with
windows and dark metal panels to promote a light transparent massing. The grid cladding will continue along Cook Street, and
wrap the corner to the west. The western elevations of building 3a will be clad in the same manner.
Building 4, located on Cook Street, is a standalone three-story house that will provide a transition to the existing buildings. The
façade will have a ground level porch, and be set back from the street to align with its neighbor to the west. This building will
be more residential in form and scale and will include a pitched roof. The building will be clad in baked enamel aluminum
panels with residential scaled windows and a combination of dormers and roof cutouts to be complimentary with the vernacular
architecture.
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Proposed Design Views
The design proposes that 1-2 stories at the ground floor are substantially pulled back from the City ROW at the Cook and Catherine Street
corners to improve visibility and openness and to create plaza spaces that will allow for an active social street life that is the life-blood of a
thriving neighborhood. This is the positive change to Collegetown that the City has stated is desirable in numerous planning studies. Due
to minimal sidewalk widths within the public ROW, the only way to achieve these benefits is by eliminating SF on the first two floors. The
creation of this high quality public space is made feasible by the modest increase in height being requested as a variance.

Figure 7: Proposed View: College Avenue looking north at Catherine Street. Ground floor building space reduced to allow creation of
public plaza with sculptural bench
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Proposed Design Views

Figure 8: College Avenue and Cook Street Proposed View
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Comparison of As-of-Right (AOR) & Proposed
Extents of Streetscape Enhancements
Current sidewalk widths are inadequate for the density of the
existing pedestrian population and this project will address this
by substantially expanding the pedestrian zone at the street
level. This will encourage a positive active street life which is
beneficial to commercial activity and safety and promotes the
neighborhood character envisioned by the City’s plans.

Streetscape Enhancements

COLLEGE AVENUE

COLLEGE AVENUE

11’

41’

34’

40’

Proposed
Building

40’

COOK ST.
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22’
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Figure 17: Proposed Additional Streetscape Enhancements

Streetscape Enhancements

As Per Zoning Building
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Figure 18: AOR Full Buildout to ROW
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Building Shadow Studies
The yellow line represents the extent of shadow cast by an
AOR building. The thickened yellow line represents additional
shadow depth that would be created by the proposed buildings.
The overall impact is nominal and consistent with other
buildings along College Avenue.
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Figure 19: Proposed Building Heights - Vernal Equinox,
March 21
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Building Shadow Studies
The yellow line represents the extent of shadow cast by an
AOR building. The thickened yellow line represents additional
shadow depth that would be created by the proposed buildings.
The overall impact is nominal and consistent with other
buildings along College Avenue.
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Figure 20: Proposed Building Heights - Summer Solstice,
June 20
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Building Shadow Studies
The yellow line represents the extent of shadow cast by an
AOR building. The thickened yellow line represents additional
shadow depth that would be created by the proposed buildings.
The overall impact is nominal and consistent with other
buildings along College Avenue.
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Figure 21: Proposed Building Heights - Autumnal Equinox,
September 22
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Building Shadow Studies
The yellow line represents the extent of shadow cast by an
AOR building. The thickened yellow line represents additional
shadow depth that would be created by the proposed buildings.
The overall impact is nominal and consistent with other
buildings along College Avenue.
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Figure 22: Proposed Building Heights - Winter Solstice,
December 21
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Impact on Aesthetic Resources
This section contains images and descriptions of existing, as-of-right (AOR) and proposed views of the project. Please refer to
Figure 23 for these viewpoint locations. Photographs of existing conditions were taken during the late winter and summer of
2021.
The components of the proposed project are similar to the current development patterns. The proposed buildings are adjacent to
existing residential facilities in Collegetown and the City of Ithaca. Proposed building heights fit in with existing buildings in the
Collegetown neighborhood.
The location and direction of each view included in the study are marked on the Figure 23 Viewpoint Diagram. Proposed
views were simulated for this analysis by overlaying geolocated computer modeling of the proposed project on geolocated
photography.
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Viewpoint 01: Looking East on Seneca Street
Existing View
The view looking east along Seneca Street is taken at the intersection of Seneca and Cayuga streets. In the foreground is Seneca
Street with adjacent parking on the north and south sides visible. In the mid ground, the Hilton and Tompkins Trust buildings are
visible to the north and south, adjacent to Seneca Street. In the far background, at the top of the hill, the roof line for the 312
College Avenue building is visible.
Proposed View
The foreground and midground will remain unchanged. In the background the roof line for the 312 College Avenue building is
visible, as well as the roofline of the proposed building.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 24: Existing View
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Figure 25: Proposed View

Figure 26: Proposed View with AOR Height Indicated
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Viewpoint 02: Looking East from Intersection of Catherine and Eddy Streets
Existing View
The existing view looks east from the intersection of Catherine and Eddy streets. In the foreground, 211 Eddy Street is visible to
the south and 102 Catherine Street to the north. In the background, Jason’s Grocery & Deli is visible.
Proposed View
The foreground and midground will remain unchanged. The proposed buildings will be visible in the background, as will Jason’s
Grocery & Deli.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 27: Existing View
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Figure 28: Proposed View

Figure 29: Proposed View with AOR Height Indicated
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Viewpoint 03: Looking East from Intersection of Seneca and Eddy Streets
Existing View
The existing view looks east from the intersection of Seneca and Eddy streets. In the foreground 241 and 220 Eddy Street are
visible.
Proposed View
The foreground and midground will remain unchanged. In the background, a small part of the proposed building is visible
between 241 and 220 Eddy Street, but it is partially screened by the existing tree.
AOR View
Same as proposed view - the height of the building is not visible in the view.

Figure 30: Existing View
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Figure 31: Proposed View

Figure 32: Proposed View - AOR View Same as Proposed
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Viewpoint 04: Looking South from Intersection of College Avenue and Dryden Road
Existing View
The existing view looks south from the intersection of College Avenue and Dryden Road. In the foreground to the west is the
vacant Collegetown Center building. In the midground 312 College Avenue is visible, and in the background the rolling hills and
forested condition can be seen of South Hill.
Proposed View
The foreground and midground will remain largely unchanged, aside from increased plantings in the form of street trees in tree
grates. In the background to the west, a portion of the proposed building will be visible. Views to the forested hills on South Hill
will remain unchanged.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 33: Existing View
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Figure 34: Proposed View

Figure 35: Proposed View with AOR Height Indicated
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Viewpoint 05: Looking West from Intersection of College Avenue and Catherine Street
Existing View
The existing view looks west from the intersection of College Avenue and Catherine Street. In the foreground to the north 302
Catherine Street is visible, and in the foreground to the south 240 Catherine Street is visible. In the midground can be seen
various other houses along Catherine Street as well as utility poles and overhead wires. Views of the forested hills of West Hill
are visible in the distance.
Proposed View
In the foreground both proposed buildings will be visible to the north and south. The background will remain unchanged.
AOR View
Same as proposed view.

Figure 36: Existing View
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Figure 37: Proposed View

Figure 38: Proposed View - AOR View Same as Proposed
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Viewpoint 06: Looking South from College Avenue
Existing View
The existing view looks south from College Avenue. Multi-family houses are visible in the foreground and midground to the west
and the Grandview House, a local landmark, is visible to the east. Utility poles and overhead wires are visible along the east side
of the street. The forested hills of South Hill are visible in the distance.
Proposed View
The City of Ithaca’s reconstruction of College Avenue will include the removal and burying of overhead wires and installation of
street trees. These measures will improve views of the Grandview House. The foreground and midground of the eastern part of
the street, and the background will remain unchanged. To the west, the new building will be visible, as well as new street trees
and tree grates. Views to the forested hills of South Hill will remain.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 39: Existing View
38

Impacts

Figure 40: Proposed View

Figure 41: Proposed View with AOR Height Indicated
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Viewpoint 07: Looking West from Intersection of Cook Street and College Avenue
Existing View
The existing view looks west at the intersection of Cook Street and College Avenue. In the foreground to the south is 140 College
Avenue, the John Snaith House, a local landmark, and to the north is 202 College Avenue. In the midground 135 Cook Street is
visible. In the background are the forested hills of West Hill.
Proposed View
The south side of the street will remain largely unchanged. To the north, the proposed building will be visible in the foreground
and the midground. Views of the forested hills of West Hill will remain unchanged.
AOR View
Same as proposed view.

Figure 42: Existing View
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Figure 43: Proposed View

Figure 44: Proposed View - AOR View Same as Proposed
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Viewpoint 08: Looking North from College Avenue
Existing View
The existing view looks north on College Avenue. In the foreground to the east are The Lofts at 201 College Avenue and to the
west, 136 College Avenue. Extensive overhead wires and utility poles are visible.
Proposed View
The most significant change in the foreground is the removal of the utility poles and placement of overhead wires underground.
To the east, the midground and background remain the same aside from the addition of a few street trees and tree grates. The
proposed building will be visible in the midground and background to the west.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 45: Existing View
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Figure 46: Proposed View

Figure 47: Proposed View with AOR Height Indicated
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Viewpoint 09: Looking West from Intersection of Bryant, Harvard, & Delaware Streets
Existing View
The existing view looks west at the intersection of Bryant, Harvard & Delaware streets. In the foreground are 216 Delaware
Avenue, 218 Delaware Avenue, and 302 Bryant Avenue. The forested hills of West Hill are visible in the background.
Proposed View
The foreground and midground remain the same. In the background, the roofline of the proposed building is visible, and the
horizon line of West Hill is visible beyond.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 48: Existing View
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Figure 49: Proposed View

Figure 50: Proposed View with AOR Height Indicated
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Viewpoint 10: Looking West from Delaware Avenue
Existing View
The existing view looks west from Delaware Avenue. In the foreground 210 and 212 Delaware Avenue are visible. The
GrandView cupola is visible between the buildings. In the background, a portion of West Hill is visible.
Proposed View
The foreground and midground remain the same. In the background, the roofline of the proposed building is visible.
AOR View
The red dashed line has been superimposed on the proposed view to illustrate the allowed parapet height AOR.

Figure 51: Existing View
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Figure 52: Proposed View

Figure 53: Proposed View with AOR Height Indicated
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Impact on Cultural Resources
The East Hill Historic District, which is locally and nationally designated, is located to the west. The proposed project properties
are located outside of the historic district. Two properties in Collegetown are designated as Local Landmarks, the Grandview
House at 209 College Avenue and the John Snaith House at 140 College Avenue. The Grandview house is located across the
street on the east side of College Avenue, and the John Snaith House is across the street to the south (Cook Street) from the
proposed project.
The Grandview House, with its period architecture, is an 1888, 5-story, wood-frame house. The building includes a
contemporary addition on the back and is currently used as a rental property. (Source, Collegetown Historic Resources Worthy of
Detailed Research, 2009, Mary Tomlan and John Schroeder).
The John Snaith House is significant for its connection to the person who designed and lived in the home, John Snaith. A native
of England, Snaith designed and erected this home himself. He developed and built several homes on East Hill, in Albany and
to the south in Pennsylvania. After Snaith moved away, the home served as a boarding house and bed and breakfast. Today, the
John Snaith House is used as a rental property. (Source, Collegetown Historic Resources Worthy of Detailed Research, 2009,
Mary Tomlan and John Schroeder).
No changes to properties in the historic district or to the individually designated Grandview or John Snaith houses are proposed.
The project will be visible from the historic resources. See discussion of visual impacts/impact on aesthetic resources.
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East Hill Historic District Expansion – 2021
Statement of Significance
2021 Historic District Summary Statement Update and Boundary Justification
In 2018 and 2019, nineteen properties along the northwest boundary of the East Hill Historic District were
surveyed with funding assistance from the Certified Local Government Sub-grant program. The survey area
was selected based on the following: the existing northwest boundary of the historic district appeared to be
arbitrarily drawn, with no clear connection to historic or existing geographic, political or real estate
development patterns or features; and all of the properties within the study area, upon initial visual inspection
and historical research, appeared to relate stylistically and historically to the properties located in the existing
East Hill Historic District. The boundary of the survey area, as represented in the attached map, regularizes
and provides a justifiable reason for the western boundary of the historic district and was drawn based on
clear geographic and historical features. In general, it is bounded on the west by east curb line of the 300 and
400 blocks of North Aurora Street and on the north by the south rim of Cascadilla Creek. Treman Triangle
Park was excluded from the survey area due to its development as part of Cascadilla Park Road during the
late 19th and early-20 century. The properties on the west side of the 300 and 400 blocks of North Aurora
Street were also excluded from the survey area as their stylistic expression and use more closely relate to the
architectural and historic significance of the properties within the DeWitt Park Historic District.
At its conclusion, the intensive-level survey confirmed the earlier observations that the properties within the
study area fit seamlessly within the architectural and historical context of the East Hill Historic District. All
were built during the district’s period of significance, 1830-1932. Most of the properties are excellent
representations of high-style and vernacular interpretations of popular 19th and early-20th century American
architectural styles, and their histories include the same themes that make the resources in the existing East
Hill Historic District historically significant. Important themes include the establishment and expansion of
Cornell University, designs by prominent local architects, and the growth of Ithaca from a small rural village
to an internationally recognized city. The Statement of Significance for the East Hill Historic District was
updated to specifically reference some of the properties found within the survey area, demonstrating how
they cohere with the themes and styles of the original East Hill Historic District.
Statement of Significance
The East Hill Historic District is a fine collection of architecturally and historically significant nineteenth and
early twentieth century residential, commercial and institutional buildings in Ithaca, New York. The
architectural styles employed reflect the neighborhood's prestige and influence and the prominence Ithaca
gained after Cornell University and the New York State College of Agriculture and Life Sciences were
founded. The district includes Ithaca's finest, most intact examples of popular American architectural styles
that include the Greek Revival, Gothic Revival, Italianate, Second Empire, Shingle, Queen Anne, Renaissance
Revival, Colonial Revival, and Arts and Crafts. These buildings were constructed between 1830 and the 1930s
and represent Ithaca's growth from a small industrial community to its twentieth century role as
an internationally known, distinguished educational center. The architectural and historical significance of the
East Hill Historic District are inextricably intertwined. The district's residents were entrepreneurs,
professional people, politicians and Cornell University faculty members and students; many were the social,
economic and political leaders of Ithaca. The district is further significant for the great
concentration of the work of one of Cornell University's first students of architecture, whose prolific practice
included commissions throughout upstate New York, from 1871 to 1920.
Ithaca's terrain is marked by a valley, the "Flats" surrounded by steep hills on the west, south and east and
Cayuga Lake to the north. Although scattered pioneer settlements were noted by 1797, the impetus for a
permanent community came after the New York State Legislature awarded the Revolutionary War Military
Tracts. Simeon DeWitt, the Surveyor General of New York State, had acquired military tracts that amassed
most of the delta area at the head of Cayuga Lake. In 1806, DeWitt platted a series of streets in a north-south
gridiron pattern on the dry, flat land between Cascadilla and Six Mile Creeks. These holdings, which included
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the base of East Hill, proved to be the easiest to develop because the remaining land was marsh and swamp.
This initial plat provided access to the hydropower source of Cascadilla Creek and became the focus for
the community's industrial development. These fledgling factories and manufacturing works flourished with
the completion of the Bath-Jericho Turnpike (an extension of the Catskill Turnpike) through Ithaca in 1804,
and the Owego Turnpike in 1811. By 1824, seven turnpikes served Ithaca. The turnpike routes came into
Ithaca by crossing East Hill and leaving through the Inlet Valley. The community's initial growth was
triggered by these turnpikes.
As the lots in the "Flats" began to be built up, Simeon DeWitt platted additional land at the base of East Hill
between Buffalo and Seneca Streets into parcels that measured 66 feet by 132 feet. These lots were available
for purchase in 1829 and by 1834 development had extended to Schuyler Street. The community that was
once clustered in the "Flats" at the base of Cascadilla Creek bounded by Aurora Street on the east, began to
spread west in a linear pattern along State Street to the inlet of Cayuga Lake. In 1821, the New York State
Legislature recognized Ithaca as an incorporated village with a population of 859 and by 1836 the community
had grown to 3,923 residents.
The village's pioneer industries prospered, and new markets were sought in the region. Local citizens rallied
for better transportation systems to connect the village to other areas by water and rail. The most enthusiastic
support was generated for improvements to connect Ithaca to the major railroad lines. The Ithaca and
Owego Railroad, which used horse drawn carriages, was chartered and commenced operation in 1834.
Although other routes to Geneva, Auburn, Catskill and Elmira were chartered during the next decade, the
only rails laid until 1870 were to Owego. National financial panics, impassable topography
and the failure of independent railroad companies to build the proposed lines all, contributed to major trunk
lines bypassing Ithaca. Ithaca did establish a railroad system by 1870 that linked the village to other terminals.
However, the boosterism that pushed for Ithaca to become an upstate New York hub for railroad
transportation soon waned. Other communities gained the initial advantage needed to secure themselves as
regional market centers, which left Ithaca to rely upon the resources of hydropower and, later, education for
an economic base.
Ithaca's premier resource was hydropower. Pioneer industries harnessed waterpower along Fall and Cascadilla
Creeks, establishing grist, flour, paper, cotton and saw mills to satisfy local demand for these commodities. In
1826, beyond the industrial center in the "Flats" Otis Eddy built a cotton factory on 22 acres on East Hill at
the village limit. Eddy's enterprise was successful and by 1834, a spinning and an iron machinery
manufacturing plant had been added. Surrounding this bustling employment center were approximately 20
residences that housed the workers. However, subsequent economic panics forced the mill and other
operations to be abandoned in 1838 (demolished in 1865). No material remains of this enterprise are known
to survive. One of the few remnant dwellings from the milling era heyday is the property at 110 Osmun
Place. This residence was associated with Howard C. Williams, a competitor of Otis Eddy.
North of Williams Street, the Morse family built their first manufacturing operations, a machine shop, cabinet
shop, tow-press mill and oil mill. These efforts, like Eddy's cotton factory, were not large enough to compete
with the more established mills along Fall Creek. No physical evidence of these mid-nineteenth
century manufacturing plants is extant. However, later generations of the Morse family returned to the
neighborhood and built their homes along Edgewood Place in the 1890s. One industrial structure from a later
manufacturing period does survive along Cascadilla Creek. This three-story brick structure dates from the
1870s and is nestled down into the gorge wall, presenting a three-story street façade composed of projecting
and receding blocks at 120 Highland Place. (This structure has been converted into apartments and has
undergone alterations.)
The community's demands upon water resources also required that a reliable supply of potable water be
distributed equitably throughout the village. Ithaca relied upon private entrepreneurs to provide water during
the nineteenth century. The first effort to bring water to East Hill and the "Flats" occurred in 1842, when
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Judge Alfred Wells ran pipes from Six Mile Creek to the stone quarry at the northwest corner of Quarry and
State Streets (site of East Hill School, 111 Stewart Avenue). The existing excavation was proposed as the
reservoir, but this project was abandoned after gaining a more accessible source from Williams Springs,
located on two lots on the north side of East Buffalo Street. The springs were approximately 30 feet deep and
water was gravity fed into a system of iron pipes laid down Buffalo Street to Aurora Street, south to State
Street and west to Albany Street. This process relied upon no mechanical purification; rather, it generated a
supply of raw water from Cascadilla Creek, which was filtered solely by Eddy Pond's raceways and then
percolated through the springs. By the 1850s a new water system was in place that extended service to
more households on East Hill and to the city's industrial core.
The transportation systems of turnpikes, limited rail service and barges, encouraged Ithaca's manufacturing
base to broaden beyond the earlier subsistence phase. In the 1830s through the late 1840s, numerous small
industries, ranging from flour and plaster mills, iron foundries agricultural implements, woolen factory, tool
and engine manufacturers and furniture factories, started to export products on a regular basis. East Hill's
scattered settlements near Eddy Street, Terrace Place, and at the base of East Seneca and Buffalo Streets
gradually were connected by the official opening of streets: East Seneca Street in 1827 followed by East
Buffalo Street in 1840. These routes were once considered impassable to teams of horses, due to the
continuous steep grade. Stewart Avenue was eventually regraded to accommodate a rest stop before
ascending to Eddy Street.
The combination of industry, turnpikes, retail services, a municipal water system and direct access up East
Hill fostered the neighborhood's development. The residences on East Hill that date from the 1830s and
1840s are primarily concentrated on the 400 block of East Seneca and East Buffalo Streets. These Greek
Revival style residences are modest, two-story dwellings with the gable end facing the street and wide cornice
returns. The structures are generally three bays wide, with an entrance laid out to open onto a side hall, rather
than centered. The doorway frequently was surrounded by sidelights and transom, as exemplified by 420 East
Seneca Street. The ornamentation was subdued, often consisting of a plain pediment over the entrance, such
as at 411 East Seneca Street. A few residences are more ornate examples of the Greek Revival Style: 607 East
Seneca Street displays a wide, heavy cornice with returns, molded pediment window heads and attic frieze
windows on the long axis; 110 Osmun Place, the Howard C. Williams house has wide cornice, returns, thin,
strip pilasters at the corners, 'eared' window enframements and incomplete pedimented portico. These
vernacular Greek Revival style residences reflect East Hill's initial development and the financial resources of
settlers who chose to build at the eastern fringe of the community. Only three temple-fronted Greek Revival
style residences survive in Ithaca, and these buildings are located in the "Flats," two blocks west of the central
business district, on Geneva Street. These properties may be proposed for National Register listing
individually.
The random nature of settlement along East Hill in the 1840s and 1850s was characterized by few residences
near the village limit on Eddy Street. Except for isolated properties near Osmun Place and Williams Street
that were associated with milling activities, the neighborhood retained a rural quality. The major force that
spurred dense development on East Hill was the selection of Ithaca as the site for New York State's land
grant college. Additional financial support and a vision to establish an educational institution that would serve
the agricultural and mechanical arts needs of the state were brought forward by Ezra Cornell. In 1865 the
State Senate incorporated Cornell University, an institution founded with private and public funds. To ensure
that an adequate campus could be built for the university, Ezra Cornell presented a gift of two hundred acres
of farmland on East Hill (northeast of the district across the Cascadllla gorge) to the university board of
trustees. When Cornell University admitted the first class of 412 students in 1868, East Buffalo Street had
only 8 houses above Stewart Avenue. Some students were able to find a room on campus; however, most
students rented rooms in the downtown neighborhoods. This pattern of housing students off campus
became the policy of the university and was reinforced by the directive from university president Andrew D.
White to promote boarding students with the townspeople to enhance the educational and social experience
of attending the university. This policy persisted throughout the last quarter of the nineteenth century, and
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became a more prevalent practice after the funds for additional classrooms diminished, generally causing the
limited dormitory space to be converted to instructional use. The housing shortage was apparent one year
after the university opened and was publicized in an 1869 Cornell Era article that stressed the necessity for
village residents to build more houses near the university campus and rent rooms to students. The large two
and one-half and three-story residences that began to be built in the late 1860s represent the local citizens
response to the housing shortage.
The need to provide housing for university faculty, staff, and students created unique business opportunities
for enterprising community members, particularly women. Two-thirds to three-fourths of the boarding house
proprietors listed in Ithaca’s business directories between 1870 and 1920 were women. At a time when
financial opportunities were limited for women, participation in the rental housing industry allowed them to
augment their family income or to fully support themselves and their children. Their involvement ranged
from accommodating a few roomers or boarders within the family home, as was the situation at 319 North
Aurora Street, to the full-scale development of rental real estate. The residences at 706 East Buffalo Street
(1905), 125 Highland Place (1885), and 321 North Aurora Street (1891) are among the purpose-built rental
houses constructed by women during the major building booms in the 1880s and 1890s.
The major building booms on East Hill did not take place until the succeeding decades when the university
and the local manufacturing establishments experienced considerable expansion. The East Hill residences
constructed prior to the major building booms of the 1880s and 1890s exhibit detailing and forms inspired by
the Gothic Revival, a style which never became clearly-articulated or extensively practiced by Ithaca’s building
trades. A few examples of the vernacular interpretation of this style survive on East Hill and are characterized
by steeply pitched roofs with dormers accented with finials and pointed arch window heads. The residence at
112-114 Parker Street exhibits such detailing.
During the 1870s the Victorian Gothic style entered the design vocabulary of the architects and builders.
Several excellent examples of this style possess the strong vertical proportions, steep and complex rooflines
and decorative gable ornamentation typical of this style. The Judge Marcus Lyon house, built in 1875, at 440
East Buffalo Street is executed in brick. The Henry W. Sage residence (1877-1880), at 512 East State Street is
an imposing red sandstone structure featuring a strong profile, a profusion of gable dormers, and robust
trusswork at the gable peaks and supporting the porch that spans the main facade. The Francis Miles Finch
house at 3 Fountain Place fully achieved the High Victorian Gothic style with vertical proportions highlighted
by a progression of dormers and bays, massive wood trusswork supporting a wrap-around porch, and more
delicate turned and sawn ornamental work outlining the gable ends and framing the second story balcony.
Executed in wood, this residence was built around an existing Greek Revival dwelling still visible at the east
(rear) facade. Both the Sage and the Francis Miles Finch homes were designed by William H. Miller.
The district contains a number of well-preserved Italianate residences constructed in wood or brick. At 712
East Seneca Street the clapboard structure has the characteristic low hipped roof, broad overhanging eaves
with dentil cornice and paired consoles. Bas-relief panels enrich the thick, molded lintels and the
composition is crowned with an arcaded cupola. Another clapboard residence at 426 East Buffalo Street has
carved, heavy brackets supporting the overhanging eaves and the more delicate architrave window heads
mark the four-bay rhythm that punctuates the main facade. A tall cupola pierced by three round arch
windows per side, rises above the hipped roof. At 407 North Aurora Street the characteristic elements of the
style are accented with several distinctive features, including wide corner pilasters and paired windows with
shouldered surrounds and lancet-arch-muntined sashes. Of particular interest is the facade-width porch with
delicate structural and decorative members of cast and wrought iron, a unique element in the district and the
City of Ithaca as a whole. Two examples of the Italianate style executed in brick are located at 512 East
Seneca Street and 111 Osmun Place. The 512 East Seneca Street residence is three bays wide with cast-iron
lintels and sills. Ornate pendant brackets support the hipped roof overhang, as well as adorning the turned
porch posts. The 111 Osmun Place residence's composition is of a projecting and a receding block. The tall,
rectilinear windows with heavy, molded round and flat jack arch window hoods enliven the facade. Paired
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carved brackets support the overhanging eaves. Although a square or rectangular mass with hipped roof is a
dominant Italianate form within the district, several examples, such as 611 East Seneca Street, are composed
of projecting and receding blocks, sheltered by a low-pitched gable roof. The broad overhanging eaves are
punctuated with dentils and paired brackets. Typical stylistic details also include heavy segmental arch hoods
that crown windows and doors. At 414 East Buffalo Street the massive corner tower and low- pitched gable
roof show the influence of the Italian Villa style. This residence displays a wealth of exuberant detail, such as
the ornamental trusswork in the gable peak and a mixture of molded round arch window hoods and
architrave lintels with delicate brackets. A more traditionally detailed towered example of the Italianate style
sets at 309 East Court Street. With its double entrance doors, segmental arch framed windows, and mansard
roof, this residence’s tower exhibits all of the key details and characteristics of this stylistically significant
element. Other expressions of the Italianate style are at 523 East State Street and a more modest, yet ornate
residence with two-story projecting bay, paired carved brackets and attic' balconette located at 108 Terrace
Place.
The Second Empire style was not. as popular on East Hill during the nineteenth century, as the Italianate, the
later Queen Anne, and various revival styles. Nevertheless, many fine examples of this style survive in Ithaca,
featuring the typical mansard roof, decorative window heads and a wide verandah supported by finely detailed
porch posts and balustrade. An excellent wood-framed example of the Second Empire style is located at 313
East Court Street. The residence retains its characteristic patterned slate-tiled mansard roof, barrel arch
windows with hooded surrounds, and finely detailed entrance porches. Another example is located at 211
Stewart Avenue. Executed in brick, this imposing structure is crowned by a mansard roof pierced by dormers
with pediments and tall corbelled chimneys. The three-bay facade creates a rhythm with the dormers,
sandstone lintels and sills.
The 1870's and 1880's were marked by extensive public improvements undertaken in the district and
throughout the city. During this period. East Hill residents became vocal proponents for establishing schools,
grading streets, laying of sidewalks and curbs and a municipal water and sewer system. The water and sewer
systems came later in East Hill's development, and although many of the district's residents continually
petitioned for municipal service, it was not until after the typhoid epidemics in 1894 and 1903 that sewers
were laid underground and the city assumed ownership of the waterworks.
The district's residents played an active role in Ithaca's social, educational, financial and political life and their
key positions attested to the importance East Hill had in Ithaca's maturation. Adam S. Cowdry (408 East
State Street), was a village trustee from 1857 to 1869. In 1873, he was elected village president and
implemented street paving programs, the waterworks franchise, and the construction of an iron bridge over
Cascadilla Creek at Tioga Street. This residence at 408 East State Street was built for Jacob McCormick who
combined a lucrative career in oil, grist and plaster milling and foundries with local politics. As village
president his accomplishments included: laying flagstone sidewalks on principal streets, grading and opening
Schuyler Place, and activities with the Board of Health. Major public works programs and municipal
expansion escalated under the presidency of John Barden (423 East Seneca Street, William H. Miller,
architect) and Daniel Burdick (403 East Buffalo Street, William H. Miller, architect). Barden's 1882 term was
marked by the creation of a Paving Commission that would surface major streets in brick and macadam and
construct a bridge to span Six Mile Creek near Stewart Avenue. During Daniel Burdick's 1887 administration,
Ithaca was incorporated as a city. During this transition from village to city, Burdick accomplished the
long-awaited construction of an electric street railroad system and the acquisition of park lands.
Daniel W. Burdick and the attorney Jared T. Newman (440 East Buffalo Street, Mayor of Ithaca in 1907)
organized the Renwick Park and Traffic Association which purchased a trolley amusement park at the city's
edge on Cayuga Lake. This enterprise was later leased to Wharton Studios, a silent film company. It was
acquired by the city in 1923 and renamed Stewart Park. Newman's greatest contribution to the city's
development occurred during his involvement with the Cornell Heights Land Company (1901). In concert
with the extension of trolley lines up East Hill, Newman laid a major development tract northeast of the
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historic district and north of the Cornell campus. This tract included a 30-acre country club and two exclusive
subdivisions, Cornell Heights and Cayuga Heights, laid out with curvilinear streets and wide boulevards.
Newman also had extensive holdings in the street railway companies and the Ithaca Telephone Company.
The village limits were extended east beyond Eddy Street in 1888 when Ithaca was incorporated as a city.
Under the leadership of David B. Stewart, Ithaca's first mayor, extensive public improvements took place.
Stewart Avenue (formerly Factory Street) was extended north from Williams Street to University Avenue in
1888. An iron bridge spanning the Cascadilla Gorge created access to the valuable land at the western edge of
the university. Stewart's administration is most recognized for advocating a comprehensive system of street
paving and sewers. Ithaca's paving program took over a decade to complete, surfacing principal streets with
brick or macadam. Although an active campaign for public works projects was articulated by East Hill
residents, several streets were never deeded to the city and exist as private ways. These streets (Fountain
Place, Glenn Place, DeWitt Place and Edgewood Place) which abut Cascadilla Gorge, are very narrow in
width and do not possess continuous sidewalks. Fountain Place still retains the circular carriage turn that
allows vehicles to re-enter Buffalo Street by driving around a park-like circle.
Private horse car lines operated from Cornell University to the central business district by the 1870s.
However, the agitation for more dependable transportation escalated and after a series of false starts, the first
street railway track was laid in the "Flats" in1884. It was not until 1893 that a streetcar line ascended the grade
of East State Street to Eddy and along Oak Avenue. By 1900 an additional line on Stewart Avenue and a spur
line to the university campus had been laid, giving East Hill more direct transportation links than any other
part of the city. Once inaccessible, East Hill became the most prestigious Ithaca neighborhood in the 1890s,
marshalling support for extensive municipal improvements: the location of the city hospital, all streets paved
in brick or medina sandstone and bridges to link the neighborhood to the north and south.
The architectural expression that reflects the district's development from village to city is the Queen Anne
style. The buildings executed in this style were generally wood, with fine detailing on the major facades. The
Queen Anne style residences present strong profiles that result from multiple gables and a rich textural variety
achieved by combining surfacing materials. Characteristically the style was quite eclectic, blending motifs from
other styles such as the Stick style and Shingle style. Many Queen Anne residences had circular or angular
towers, multiple gables and intricate porches that present complicated silhouettes and facades. The district's
Queen Anne style residences are predominantly clapboard and enlivened with shingles, stucco, carved panels,
and stained-glass windows. The most outstanding Queen Anne style residence is located at 804 East Seneca
Street. The features characteristic of the style as interpreted in this structure are: an interplay of clapboard and
shingle surfaces, asymmetrical massing, a sunburst motif panel in the gable end, a conical roofed second story
porch that merges with the first story wrap-around porch. A shingled carriage barn (now converted to
apartments) is at the rear of this property. The property at 409 East Buffalo Street has a complex roofline,
rectangular corner tower, projecting window bays and carved bracket supports at the eave overhang. The
materials for this residence are clapboard and shingle. Other residences take on a more compact, box-like
form, as in the restrained Queen Anne style structure at 810 East Seneca.
A few good examples of the Shingle style are found in the district, but they are not as numerous as Queen
Anne style residences, which were built in more modest, vernacular interpretations as well. The finest
example of East Hill's Shingle style is the Judge Samuel D. Halliday house, designed by William H. Miller in
1890. This three and one-half story shingle residence has a long sweeping gable roof that shelters a two-story
extension on the east. The windows are rectangular and banded by wood belt courses. Other Shingle style
residences in the district are 512 Edgewood Place and 308 Eddy Street.
The building booms in the last quarter of the nineteenth century shaped the dominant character of East Hill
and established the pattern of building large, two and one-half and three-story structures to be constructed on
the available lots. While many financial panics occurred during this period, Ithaca fared well due to a strong
local economy and the steady growth of Cornell University, which opened a veterinary college in the 1890s.
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Ithaca broadened and diversified its industrial base, moving from supplying local markets to those of a more
regional, and in some cases, a national nature. Agricultural implements, calendar clocks, glass, pianos, organs,
building materials, carriages and guns were among the items manufactured in Ithaca. Ithaca's population grew
as well, from 5,658 in 1865 to 11,079 by 1890. Yet the pattern of housing students with village residents
persisted and provided East Hill property owners and local builders with a captive market. Newspaper
accounts during the 1870s and 1880s promoted and encouraged the building booms on East Hill. The
Democrat in 1874 recorded that despite hard times, improvements were apace. In 1881, the Ithaca Daily
Journal noted that along East Hill "every other house will 'keep' students this year." The building booms that
took place on East Hill were not sufficient to sate the demand created by university students and faculty. By
1889 the Ithaca Daily Journal constantly addressed the need for East Hill residences on the paper's editorial
page, and in April of that year stated:
A number of building notes on our local page show that East Hill is enjoying
a considerable boom. But considerable as it is, it is by no means sufficient to
supply the demands of a rapidly growing university. Cornell has added an
Increase of 200 students every year for 4 years, and this increase is likely to
broaden rather than narrow for many years. To accommodate this extra
number, what are a dozen houses, or even a score of houses? . . . There can
be no better investment for Ithaca capital than in real estate near the
university, and it is not enterprise, but simple common sense to take
advantage of the opportunity.
Local entrepreneurs responded to the constant plea for more housing on East Hill by developing the upper
blocks of East Seneca, East Buffalo and Williams Streets. The larger scale of boarding and rooming houses
and multiple residency shaped the appearance of the district's northeastern limit during the close of the
nineteenth century. The streets between Stewart and Eddy still had vacant lots in the 1880s and 1890s, yet
these sites were along the steepest point of East Hill's slope. The proximity to the university compelled local
investors to develop these parcels into multiple residences and large two and one-half and three-story
boarding houses. Located at 202 Stewart Avenue, is an intact three-story clapboard and shingle Colonial
Revival residence built as a boarding house. Along East Buffalo and East Seneca Streets other boarding
houses were constructed. The most intact expressions of these building types are located at: 708 East Seneca
Street, a two and one-half story stucco residence designed in a chalet mode; 614 East Buffalo Street, a three
and one-half story Colonial Revival residence (some alterations); and 715 East Buffalo Street, a well-preserved
Colonial Revival residence with a symmetrical three-bay facade of clapboard and shingles. Because the
demand for rooming and boarding houses was so intense during this period, three major brick residential
blocks were constructed on Eddy Street. These buildings have storefronts on the first floor and residential
use on the upper floors. Located at 402-04, 414-16 and 418-22 Eddy Street, these brick structures are
articulated with sandstone and limestone, pressed tin cornices, segmental arch windows and brick belt
courses. The unified presence these buildings project results from similarity of materials and construction
dating from 1894 to 1897.
The Colonial Revival style took a strong hold on architectural tastes in the district. There are a number of fine
clapboard Colonial Revival style residences on East Hill that are characterized by a two and one-half story
block, with the main facade on the long axis divided into either three or five vertical sections and a central
entrance beneath the portico. Ornamentation included Palladian windows, Adamesque detailing, beaded
cornices, and fluted corner pilasters. A fine example of this style is the residence at 314 East Buffalo Street,
which has an elaborate swan's neck pediment portico and stained-glass Palladian window. Other examples
include 506 East Seneca Street, 102 Highland Place, and 108 and 110 Ferris Place.
The architect with the most profound influence on residential design and who brought the greatest degree of
stylistic sophistication during the district's emergence as Ithaca's preeminent neighborhood was William H.
Miller. Among East Hill's and the city's finest buildings are those designed by William H. Miller, one of
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Cornell University's first students of architecture. Miller's career spanned a 50-year period beginning in 1871,
with some 200 documented commissions wide range of architectural typologies, including residential,
ecclesiastical, institutional, educational and commercial. Although Miller practiced primarily in upstate New
York, his association with clients such as Henry W. Sage and Andrew Dickson White brought him to work in
cities such as Washington, D.C.; Newport, Rhode Island; Ann Arbor, Michigan; and Cheyenne, Wyoming.
This geographic diversity points to Miller's skill and is further attested to by his published renderings in
professional periodicals; for example, The American Architect and Building News. Several of Miller's apprentices
and partners, most notably Clinton Vivian, Oran Waltz, Edward Green and William Gibb, also left their
personal design upon East Hill.
Miller never developed an independent design mode, rather he relied upon styles popular during the late
nineteenth century. Using these as a basis, he borrowed from a variety of sources to create his architectural
statements. His Henry Williams Sage mansion at 512 East State Street exhibits Victorian Gothic massing in
sandstone, with robust wood ornamentation.
Henry Sage, who owned extensive lumber tracts in the mid-west and Canada, was elected to the Cornell
University Board of Trustees in 1870. Sage is recognized for restructuring the university's financial holdings,
resulted in an endowment of over $5,000,000, and for garnering power for the trustees. Sage returned to
Miller to design numerous Cornell University buildings, as well as those for family members. The William
Henry Sage mansion (1877-1878), 603 East Seneca Street is an eclectic Victorian Gothic residence in which
Miller combined brick, stone and tile in an exuberant design. Another Sage family member, Mrs. Caroline B.
Wood, lived in a Miller-designed residence at 505 East Seneca Street. This 1886 house combines elements of
the British Queen Anne style in a brick and shingle composition, enlivened with decorative half-timbering
and graceful porches. Although the Thomas B. Campbell House (1883-84), 316 East Court Street, has
received some alterations, Miller's Queen Anne style design is still apparent in the proportions, design
elements, and ornament, including oriel windows, half-timbering, stained glass and patterned brickwork
faintly visible through the paint.
Miller's work is interspersed along the streets of East Hill. The George W. Wood House (1872-1873), 522
East State Street, is a relatively sedate Victorian Gothic residence when compared to the Sage residences or to
the 1877 improvements Miller made upon the Francis M. Finch House at 3 Fountain Place. The Finch
residence, in a spirited Victorian Gothic mode, displays picturesque massing of gables, dormers and bays, all
executed in wood. Although both the Sarah M. Converse House (1874) and 105 DeWitt Place have received
some alterations, Miller's sense of Gothic proportions and ornaments are still visible.
Miller's major work in 1880 was the design of the East Hill School at 111 Stewart Avenue. Miller and partner
Edward Green adapted a floor plan and elevation submitted for the project competition. The completed
design exhibited detailing that Miller used throughout his career and throughout Ithaca–courses of tar dipped
brick banding the building, square corner tower entrance and a complex gable on hipped roof. The corner
tower configuration and hipped roofline appears on an earlier building, Alpha Delta Phi Fraternity (1878) at
503 East Buffalo Street. The floral and fan-like motifs along the massive cornice make reference to the
ornamentation on the Sage houses.
The stylistic diversity of Miller’s work is apparent in the Prof. Joseph E. Trevor House (1894), 808 East
Seneca Street, and the Rev Alfred E. Goodnough House (1886), 514 East Buffalo Street, both chalet style
residences; the eloquent Romanesque Revival style residence at 2 Fountain Place, designed for George R.
Williams in 1890; and the Queen Anne style alterations he designed for the Hoyt-Livermore House (1890;
remodeled 1894), 313 North Aurora Street. These houses, as well as Miller’s own residence at 122 Eddy
Street are evidence of the deft hand in the execution of popular nineteenth century styles.
A number of Miller’s former apprentices set up their practices in Ithaca and designed various residential and
institutional buildings on East Hill. Clinton L. Vivian worked under Miller from 1882 to 1892, then left that
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office to form a partnership with Arthur Gibb. The firm Vivian and Gibb design commercial buildings in
downtown Ithaca and the pavilion complex and boathouse in Stewart Park outside of the historic district. In
1900, Clinton Vivian established his own practice, designing residences in popular late 19th century styles with
a particular focus on the Colonial Revival style. (Two major examples of Vivian’s work are located in the
DeWitt Park Historic District, listed in 1971. The Queen Anne residence at 407 North Cayuga Street was
designed by the firm of Vivian and Gibb. The Williams House at 306 North Cayuga Street, a three-story
Colonial Revival structure, employs brick at the first story level and clapboard above. A fine elliptical portico
is surmounted by ad drum-like bay detailed with Ionic pilasters and a beaded cornice.) Examples of Vivian’s
work in the historic district are the Frank L. Morse House at 514 Edgewood Place, the Virgil D. Morse
residence at 512 Edgewood Place, and218 Eddy Street. Vivian’s commissions, like those of William H.
Miller, frequently were for Ithaca’s most prominent citizens. Frank L. Morse patented a rocker joint chain for
bicycles preceded by earlier chain drive inventions. In 1898 Morse Chain was incorporated, and a four-story
factory was constructed on South Hill (1906). The firm’s prosperity was due to diversification into the
production of aircraft parts and machine tools. The Frank L. Morse House is characteristic of Vivian’s
Colonial Revival style work. This residence and 218 Eddy Street feature classically inspired details, like swag
and garland motifs above windows and scroll pediments. The Shingle style residence for Virgil D. Morse at
512 Edgewood Place exhibits asymmetrical massing that is contained by the long sweep of the roof. Virgil
Morse is most known for organizing the Ithaca Savings and Loan Association in 1915 to provide home
construction loans to those of limited means.
Arthur Gibb and Ornan Waltz formed a partnership in the first decade of the twentieth century. Their firm
was highly successful, receiving numerous commissions for bank and other commercial buildings, residences,
and two Ithaca City School Buildings. A major public project that the firm designed in the district was the
Ithaca City Hospital at 115 Quarry Street. The three-story brick hospital design combined elements of the
Prairie School and Arts and Crafts styles into a composition of a central block, flanked by pavilions to the
east and west. A low hipped roof, supported by massive rustic brackets, and limestone and brick belt courses
join to achieve a horizontal emphasis. Gibb and Waltz also designed the surgeons' quarters at 106-08 and
110-12 South Quarry Street. These Arts and Crafts style bungalows are clad in stucco with a decorative halftimbering effect in the gable ends. Noted stone, pierced patterns on wood porches and chamfered posts
enliven these residences.
Edward B. Green did not remain in Ithaca for any considerable time, in addition to East Hill School, the
residence at 711 East Seneca Street represents Green's designs in the district. Nestled on the hill, the two and
one-half story clapboard and shingle Colonial Revival residence is marked by a gable roof that sweeps down
to shelter the first story, carved brackets that support flared tiers of the gable end and rich detailing with
classically inspired elements. After leaving Ithaca, Edward B. Green entered into a partnership with William S.
Wicks, first in Auburn, New York, and then in Buffalo. Among their noted works are the Albright Knox Art
Gallery (1905) and the Buffalo Savings Bank (1900-01), both in Buffalo, and the Museum of Art in Toledo,
Ohio.
One residence within the historic district is known to have been the work of Clarence A. Martin, Dean of the
Cornell University School of Architecture. Martin's other Ithaca designs include Comstock and Caldwell Halls
of the New York State College of Agriculture at Cornell. (listed on National Register in 1984). At 103 Sage
Place, Martin designed a three-story residence for Liberty Hyde Bailey, the Dean of the New York State
College of Agriculture from 1903-1941. This residence is a free interpretation of the Arts and Crafts and
Swiss Chalet modes. The three-story brick residence is constructed of brick with stucco and half-timbered
effect accenting the gable end. Crowning the residence is a broad red barrel tile gable roof with overhanging
eaves supported by carved knee braces and exposed rafter ends. This striking composition is also historically
significant for its association with Liberty Hyde Bailey. Bailey has been credited with marshalling state
support for establishment and expansion of the New York State Agriculture College and a series
of experimental stations throughout New York. Bailey authorized some 300 articles, books, and journals and
is internationally renowned for his horticultural research. Bailey's concern for educating New York's rural
Page 9 of 10

East Hill Historic District Expansion – 2021
Statement of Significance
society brought forth newsletters communicating recent innovations to the farming community, as well as a
popular journal, Country Life in America, that had national dissemination.
The East Hill Historic District contains the finest architecturally and historically significant buildings
reflecting Ithaca's growth from 1830 to 1920. The district presents a record of Ithaca's expansion up East
Hill, as well a great display of popular American architectural styles from the nineteenth and early twentieth
centuries. The district also represents the major building booms that took place at the turn of
the century after Cornell University and the New York State College of Agriculture became major educational
institutions of national and international renown.
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Significance may include, but is not limited to, a structure being an intact representative of an architectural or engineering type or style (e.g., Gothic
Revival style cottage, Pratt through-truss bridge); association with historic events or broad patterns of local, state or national history (e.g., a cotton mill
from a period of growth in local industry, a seaside cottage representing a locale's history as a resort community, a structure associated with activities of
the "underground railroad."); or by association with persons or organizations significant at a local, state or national level. Simply put, why is this property
important to you and the community. Attach additional sheets as needed.
·

(see attached)
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Narrative Description of Property:
Grand View House, 209 College Avenue, Ithaca

The Grand View House is a multiple dwelling of frame construction, set into an
upwardly sloping site on the east side of College Avenue. The general symmetry of
its rectangular massing, including the shallow projection of a portion of its street
fa'Yade, is accented by the axial locations of its lengthy entrance stairway, main door
with sidelights, and engaged tower. There are five habitable stories, comprising a
ground or basement story that is largely above grade at the front of the building,
three primary stories and the topmost story within the bell-shaped mansard roof.
The most substantial alterations to the building's exterior form are the modestly
increased height of the mansard roof and the addition at the rear; both have been
executed with sensitivity to the original structure.

The three-story body of the building is sheathed in clapboards and framed by comer
boards; these primary stories are artic'ulated by horizontal boards acting as stringcourses
above the windows of the first and second floors. Ornamentation is sparing, the most
notable being raised, "X-shaped" motifs in the flush-boarded panels located above and
below the third story tower window. Projecting bays accent the side facades, supported
on decorative triangular brackets and rising from the second story level upward. The bay
on the north is enclosed, and extends through the mansard-level story; there is a nonfunctioning Cloor on the first story below. The bay on the south is open to provide
porches at the second and third stories, their railings continuing the "X" motif. The
windows have simple enframements and 111 sash; they are paired in the top two stories of
the entrance tower, in the bays flanking the tower, in the outer wall of the projecting bay
on the north, and in the mansard roof above the bay on the south.

At the front of the building, a porch extends across the projecting portion of the fac;ade,
its turned posts supporting small brackets, pierced spandrel panels and a bracketed
cornice; its railing has simple panels below a decorative row of rectangular spindles. A

lengthy flight of concrete steps leads to the porch, which gives access to the main entry.
The wood door with a glazed panel is flanked by narrow sidelights; the transom above
bears lettering that identifies this as the "Grand View House." The central bay in the
story above the entrance is inset, with a partially glazed door. Below the porch, the site
has been excavated and faced with masonry retaining walls to provide a shallow paved
area in front of the basement or ground story, with its center entrance below the steps and
flanking paired windows. This entrance area is accessed by a short, sloping concrete
sidewalk to the right of the steps leading to the main story.

The asphalt-shingled mansard roof of the building rises above a simple coved "cornice"
of horizontal boarding, and has a bell-shaped lower slope below a projecting molding or
curb. The windows of this story are set into the slope and thus above a sill or ledge. The
front wall of the engaged central tower has two levels of paired windows above the main
cornice of the building. The tower is capped by a bracketed cornice and flared roof, with
small gabled dormer windows and decorative metal cresting.

A two-bay deep addition extends from the rear of and at the same width as the original
building. As a result of the slope of the site, this addition has four habitable stories,
though most of the first story is open, providing some covered parking. The body of the
addition is sheathed in clapboards in imitation of wood; the mansard roof is of simple
slope, without a curve, and its windows are nearly flush. Windows in the addition are
either single or paired. On the south side of the building, the portion of the addition
nearest to the original structure has a door on the first story with two levels of glass block
windows above, indications of the building's second means of egress.

A comparison of the existing building with a photograph of the Grand View House that
likely dates from the early twentieth century, as well as with images dating from the
1980s and information on the Sanborn fire insurance maps of 1904, 1910, and 1919
enables the identification of a number of alterations. Several apparently original features
no longer extant include 2/2 sash and shutters at most of the windows, and a railing
around the roof level of the front porch. A one-story porch at the rear of the building was
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superseded by porches at the four upper stories during the 191 Os, likely when the interior
was altered to provide flats rather than suites of rooms; those porches were removed for
the more recent addition.

Changes dating from the c. 2000 rehabilitation of the Grand View House include the
raising of the mansard roof- and hence the height of the topmost story- and the
removal of wooden porches at the rear and construction of the largely enclosed addition.
The increased height of the roof has altered its relationship with the engaged entrance
tower, bringing more of the tower within the mass of the building and resulting in the
elimination of the windows at the side of the tower's upper "story." The front yard has
been regraded to reduce its. upward slope, giving the basement or ground story greater
light and view and enabling its access by a gently ramped sidewalk rather than a short
flight of steps. This alteration also included the rebuilding of the entrance stairway in
concrete, in a form that is less steep but more lengthy. These later changes, while
increasing the habitability of the structure, have not compromised the preservation of the
essential features of the Grand View House, thus enabling it to maintain its original
character.
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Narrative Description of Significance:
Grand View House, 209 College Avenue, Ithaca
The Grand View House at 209 College Avenue is significant as the surviving
example of several large frame boarding houses of dramatic silhouette erected on
Huestis Street (now College Avenue) in the 1880s as Cornell University enrollment
surged during the latter portion of that decade.

Its tall basement story

accommodated a dining room accessible to outside patrons as well as to_ the resident
roomers above, while the mansard roof provided usable space above the main
stories, and the distinctive tower _gave the building visibility from the community
below.

The subsequent reconfiguration of the residential stories to provide

apartments rather than suites of rooms and the elimination of the boarding function
reflected housing trends in Ithaca in the early twentieth century, while more recent
improvements have been made to increase tenant safety yet preserve the building's
historic character. The Grand View remains as a witness to the longstanding role of
private enterprise in the provision of student housing, initially by a developer from
an outlying part of the county and, since the early twentieth century, by a succession
of local owners.

The Grand View House was erected during the latter part of 1888 for Hiram A.
Davenport, a farmer in the Town of Dryden, who had purchased the property from
Lorenzo S. Huestis in April of that year. Davenport paid $900 for the 54-foot-wide lot
extending from a point in Huestis Street eastward 250 feet to Hazen Street (now College
and Linden Avenues, respectively). From the beginning, the new multiple dwelling bore
the name "Grand View House," its siting on the distinctly uphill side of the street and its
tall form affording grand prospects both from and to the building.(1)
Construction of the Grand View at No. 49 (later 209) Huestis Street followed closely
after that of four large frame boarding houses two blocks to the north - the East Hill
House (later The Manhattan) on the west side in about 1885, a more modestly scaled
house for Ellen M. Murphy in 1884-85, and two towered houses for James T. Newman in

4

1886 and 1887 (the latter to be known as The Brunswick). These buildings, as well as
various smaller houses, were erected near the southern approach to Cornell University as
its enrollment increased- from 384 in Fall 1881 to 1,021 in Fall 1887- and some of
its limited dormitory facilities were remodeled to serve academic functions.(2)

For Davenport, a farmer with 1281'2 acres near the hamlet of Etna, the Huestis Street
parcel was not his first property in Ithaca, nor would it be his last acquisition in the area
near the university. As described in the Ithaca Daily Journal report of his death in
August 1900, Davenport "was several years ago a large property owner in this city." He
had purchased property in the southwestern section oflthaca in the early 1870s, disposing
of it in several transactions by the late 1880s. About two months after acquiring the
Huestis Street lot, and undoubtedly as construction of the Grand View was under way,
Davenport purchased a house nearby at 51 Hazen Street (later 217 Linden Avenue),
though he would hold that property just slightly more than a year.(3)

Though the Daily Journal of October 10, 1888 reported that Davenport's new building on
Huestis Street was nearly completed, it is not known how soon it was occupied. Ari
indication thereof might be inferred from an April 4, 1889 Cornell Daily Sun report of
"the formal opening of the Grand View House, ... when the proprietor tendered a
complimentary ball to the student boarders," at which "about thirty couples enjoyed a
pleasant evening." The use of this event for dating building occupancy should be
qualified. In the first place, such a "formal opening" may have occurred weeks
subsequent to the building's active use. In addition, it is unclear whether the term
"boarders" was inclusive of those renting rooms or referred to those only taking "board"
at the house.(4)

Evidence suggests that Orson C. Brown was the first proprietor of the Grand View
House. Whether he was responsible for managing housing rentals as well as operating
the boarding facility, Brown's role at the Grand View is not surprising, as he was
identified in the 1888-89 city directory as the "manager" of the boarding house or
clubhouse at 51 Hazen Street, likely at the time Davenport had purchased that property in
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June 1888. Davenport apparently further simplified his responsibilities as the out-oftown owner of the Grand View in Fall 1891, when he leased the facility to the Cascadilla
School. This privately run preparatory institution had erected a new academic building
on Oak Avenue during the previous year, but would have to rely on rented housing
accommodations for its students until its own dormitory was ready for occupancy in Fall
1895.(5)

Davenport used this period of apparent stability in the leasing of the Grand View House
to engage in further real estate activity in this area south of Cornell University. In April
1891 he sold the rear 80 feet of the Grand View property, facing Hazen Street, to Mary E.
Crum of Candor in Tioga County for $500. Just over a year later, Davenport paid $1,800
for a parcel measuring 100 by 152 feet at the southeast corner of Huestis Street and
Dryden Road, and in 1893 sold that property as three separate lots along Dryden Road,
all apparently without buildings, for a total of $4,000.(6)

In Fall 1895, Davenport advertised the Grand View for sale, describing it as a large
society or boarding house having 16 suites of rooms, a dining room that could seat 80
guests, a large kitchen, and- in familiar parlance -

"all modern improvements." In

spite of offering it "at a bargain and on easy terms," he was unsuccessful in this attempt
to dispose of what by then was his sole remaining property in the city.(7)

Davenport's decision to sell the Grand View at this time seems generally consistent with
his other real estate activity in Ithaca, particularly on East Hill, which did not exhibit any
pattern of long-term investment. However, mortgage records from the 1890s and the
listed vacancy of the property in the 1899 city directory portend a change in the Grand
View's ownership as the result of financial difficulties. A legal notice published in the
Daily Journal on January 15, 1900 reported a judgment of foreclosure against Davenport
and Lucille Kromer, and on March 3 the Grand View property, along with Davenport's
farm in the Town of Dryden, were sold at auction for $3,500 and $1,500, respectively.(8)
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The auction sale of Davenport's property in 1900 was to the mortgage holder, under
whose nearly eight-year ownership the Grand View House would be operated by several
different persons. During that time, there was some indication that the rooming and
boarding functions of the facility were under separate management.(9)

In September 1907, the Grand View was sold for $5,500 to Mary Richards Warren,
whose widowed mother, Mrs. Martha A. Richards Warren, had purchased the boarding
house at 51 Hazen Street from Hiram Davenport in 1889, housing her family and Cornell
students there. Though Mary's name was recorded on the deed to the Huestis Street
property, the Ithaca Daily Journal reported that it had been purchased by her brother, Dr.
Richard C. Warren, who was making "extensive repairs." It is likely that Richard Warren
'continued to have on-location responsibility for the property, given his sister's marriage
in late 1909 and move to Baltimore, though she did not actually transfer the property to ·
him until 1920.(10)

It is known that the Grand View House underwent significant internal changes during the
first two decades of the twentieth century, but it is difficult to document these with any
specificity. The existence of fire escapes was noted in an advertisement in 1900, while
ads in 1901-02 mentioned that the building had electric light, and there were the
unspecified "extensive repairs" reported by the Daily Journal in September 1907.
Evidence suggests that the change from suites of rooms to flats took place during the
'teens. A comparison of the 1910 and 1919 Sanborn fire insurance maps provides some
indications, with the use identified as "Boarding" in the former and "Flats" in the latter,
and with rear porches on four stories in 1919 rather than the single-story one depicted in
1910. An advertisement in 1914 announced the rental of apartments having four rooms, a
private bath, and a large sleeping porch, while board was advertised separately, provided
in the Grand View Dining Room under the proprietorship of Joseph Lisseck, the chef at
the Kappa Alpha fraternity. A Warren family member has recalled 1916-17 as a time of
major remodeling, described as including the installation of a boiler and hot water heat,
and the insertion of windows in the mansard story.(11)
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The changes that were made in the Grand View House during the decades prior to 1920
were both part of and in response to changes in housing patterns in this area south of the
Cornell University campus. These came in recognition of the increased number of
residents in the neighborhood, a number that included more faculty and staff members as
well as students, bringing the need for a greater number and diversity of goods and
services. The presence of more non-students, whether families, couples or individuals,
increased the demand for housing that offered greater independence. And the occurrence
of several destructive fires put increased emphasis on fire safety, whether in design,
materials or equipment.(12)

The character of the neighborhood south of the university campus, particularly along
Huestis and Eddy Streets, had begun to change by 1900, reflecting the changes in its
population. This was seen primarily in the construction of several mixed-use brick
blocks that housed a variety of commercial establishments on the ground floor with
offices and flats above, a trend that continued into the second decade of the twentieth
century. These included blocks erected on the west side of Eddy Street for brothers Peter
and John McAllister in the mid-1890s, one on the southwest corner of Huestis and
Dryden Road for John J. Gainey in 1899, early twentieth century blocks on Eddy Street
for John McAllister, and the Chacona Block at College and Oak Avenues in 1911-12.
The physical changes in the Grand View House noted previously were part of this trend,
and were paralleled by changes in its occupancy as evidenced in the listing of its
residents in the 1915-16 and 1917-18 city directories, those largely comprising Cornell
faculty members and widows, one of whom apparently had a son enrolled at Cornell and
another who had two adult daughters.(13)

The Grand View House remained in the ownership of members of the Warren family
over 40 years. It was sold in 1948 to Milton A. Teaney and his wife, who likely did not
reside there, and in 1957 by the Teaney family to Homer C. and Janet Palmer, who lived
there only briefly but would own the property for more than 40 years. There appear to
have been few changes to the building following the Warren family ownership until the
property was purchased in 1999 by Beer Properties, LLC, comprising Steven, Beverly,
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and David Beer. Under this ownership, the frame porches at the rear were replaced by an
addition that incorporated a fireproof second means of egress from the building, and the
mansard roof was raised to provide more habitable living space, while maintaining the
profile of the original and the locations of the windows. The front yard was regraded,
thus improving lighting and accessibility for the ground or basement story, while the
entrance stairway was lengthened to provide a more moderate ascent. The wood portions
of the exterior, which had uniformly been white, were repainted in varying shades of tan
to accent such elements as the corner boards, window frames, and decorative elements,
accented with window sash of red.

To.day, the lettering in the transom proudly announces this as the Grand View House, and
its tower may still be viewed from downtown Ithaca (as from the Green Street TCAT
stop). The rehabilitation of this property by Beer Properties, LLC has been publicly
recognized with a Rotary Club-City of Ithaca Pride of Ownership Award in 2002 and a
Historic Ithaca Award of Merit in 2003.(14)

Endnotes:
Note: The citations provided below are abbreviated; full bibliographic information
follows.
(1) IDJ, Oct. 10, 1888; Tompkins County Deed Records, Book 132, p. 23; CDS, Apr. 4,
1889; Beers, "Map of City of Ithaca" (1889).
(2) For the East Hill House, see IDJ, Dec. 5, 1885; Dec. 30, 1893. For Murphy's 1884
purchase of the property for $400, see Tompkins County Deed Records, Book 14, p. 576.
The house appears in Beers, "Map of City oflthaca" (1889). For Newman's houses, see
!DJ, Nov. 30, Dec. 1, 1886; Aug. 27, 1887; Tompkins County Deed Records, Book 138,
p. 337. For a photograph showing the three houses on the east side of Huestis Street, see
Parsons, The Cornell Campus (1968), p. 104, though the text incorrectly and without
substantiation dates these from the 1870s. For Cornell enrollment figures, see Registrar,
"Cornell University Annual Fall Enrollment Records 1868 to Present."
(3) Child, Gazetteer and Business Directory of Tompkins County, NY., for 1868, p. 142;
!DJ, Aug. 17, 1900. For his 1870s acquisitions and their subsequent sales, see Tompkins
County Deed Records, Book 8, pp. 175, 566; Book 9, p. 61; Book 10, p. 544; Book 134,
p. 114. For the Hazen Street/Linden Avenue house, see Tompkins County Deed Records,
Book 132, p. 205; Book 134, p. 329.
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(4) !DJ, Oct. 10, 1888; CDS, Apr. 4, 1889. For the earliest available but undated
photograph of the building, see GPF #N13.56, History Center in Tompkins County.
(5) For Brown at the Grand View, see Beers, "Map of City of Ithaca" (1889); Hanford,
Norton's Ithaca City Directory for 1890-91, p. 74. For his position at 51 Hazen, see
Williams, Ithaca General and Business Directory for 1886-87, pp. 45, 210, and Hanford,
Norton's Ithaca City Directory for 1888-89, p. 63. After leaving the Grand' View, Brown
apparently ran the boarding facilities at the university's Cascadilla Place; Norton and
Hanford, Ithaca, Dryden, Groton and Trumansburg Directory for 1892-93, p. 74. For the
Cascadilla School lease, see CDS, Apr. 30, 1891. For this association through the 189495 academic year, see Cascadilla School: Announcement for the Eighteenth Year, 189394, pp. 14-15; the listing of the school matron, Margaret Rathbun, at the Grand View in
Hanford, Norton & Hanford's Ithaca City Directory for 1894-95, p.?; Cascadilla School:
Announcement for the Nineteenth Year [1894-95], pp. 15-16.
(6) For the sale of the rear portion of the Grand View property, see Tompkins County
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Records, Book 140, pp. 45, 282, 291; Book 143, p. 292. Although the 1882 birdseye
view oflthaca depicts a very modest structure at that corner, the December 1893 Sanborn
fire insurance map shows an empty parcel; Burleigh, "Ithaca, N.Y. 1882;" Ithaca,
Tompkins County, New York, Dec. 1893, sheet 26. By late 1893, Davenport had disposed
of the property, dividing it into three parcels along Dryden Road, which he sold for ·
$2,000, $1,000 and $1,000, obtaining the greater amount for the corner lot. Although the
1898 Sanborn shows three buildings thereon, available information, including the sale
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Insurance Maps ofIthaca, Tompkins Co., New York, June 1898, sheet 26.
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and Oct. 10, 1895.
(8) Sorting out the mortgage activity may prove complicated, and the possibility of
ascertaining any relationship between Davenport's situation and general economic
conditions of the time seems unlikely. Neither investigation is necessary for the purposes
of this statement. Davenport was, for the first time since his ownership, listed as a
resident of the Grand View House in the 1898-99 Ithaca city directory; Hanford, Norton
& Hanford's Ithaca City Directory for 1898-99, pp. 113, 344. For the foreclqsure
judgment and sale, see !DJ, Jan. 15, Mar. 2, Mar. 3, 1900.
(9) Tompkins County Deed Records, Book 151, pp. 512-14. For the operation of the
house, see, e.g., street address, name, and business listings in Hanford, Norton &
Hanford's Ithaca City Directory for 1905.
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Records, Book 134, p. 329; IDJ, Sept. 11, 1907; IDJ, Dec. 30, 1909. For the transfer to
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until 1930).
(11) CDS, Oct. 2, 1900; CDS, Dec. 11, 1901; CDS, Feb. 18, 1902; IDJ, Sept. 11, 1907;
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interview with Dorothy Warren Evans, daughter of Dr. Richard C. Warren, Aug. 27,
1986.
.
.
(12) University enrollment increased steadily from 2,550 in 1900 through 5,549 in 1916;
Registrar, "Cornell University Annual Fall Enrollment Records 1868 to Present." For a
list of non-student residents of an Eddy Street mixed-use building destroyed by fire, see
IDJ, Jan. 29, 1907. East Hill had gained its own fire company and station in 1894-95; JJ,
Sept. 18, 2004, article by the author. While it is not known what type of fire escapes
served the Grand View House in Fall 1900, their significance was undoubtedly
heightened by the fact of two destructive fires in student residential buildings further
north on Huestis Street earlier that year; CDS, Jan. 29, Apr. 4, 1900. There was also
increased interest in fireproof materials and construction methods; see, e.g., for a lecture
on fireproofing by Cornell professor Martin, !DJ, Jan. 8, 1903; for the construction of
Sheldon Court, !DJ, Sept. 3, 1903; for the rebuilding of a burned McAllister block with
solid masonry walls rather than brick veneer, !DJ, Jan. 29, Mar. 9, 1907.
(13) For the earlier McAllister blocks, see !DJ, Sept. 8, 1894; Jan. 5, May 10, July 24,
1895. For the Gainey Block, see JDJMar. 3, 18, Aug. 19, 24, 1899. For a later John
McAllister block, its fire damage and rebuilding, see !DJ, Mar. 10, May 20, 1905; Jan.
29, Mar. 9, 1907. For the Chacona Block, see !CD, Aug. 3, 17, 1911; !DJ, July 12, 1912
(advertisement). For the residents of the Grand View, see Goodhue, Norton &
Goodhue 's Ithaca City Directory for 1915-16, p. 355; Goodhue, Norton & Goodhue 's
Ithaca City Directory for 1917-18, p. 365.
(14) For transfers to Richard Warren's son Roger B. from his mother in 1946 and from
him to the Teaneys in 1948, see Tompkins County Deed Records, Book 291, p. 237;
Book 307, p. 199. For transfer~ within the Teaney family, see Tompkins County Deed
Records, Book 328, p. 224; Book 384, p. 63. For the Teaney transfer to Palmer, see
Tompkins County Deed Records, Book 397, p. 152. For the Beer purchase and
renovations, see Tompkins County Deed Records, Book 852, p. 152; City oflthaca
Zoning Appeal No. 2432, dated June 21, 1999, with supporting information dated June
20, 1999. For the awards, see JJ, Dec. 5, 2002; May 15, 2003.
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ILPC Meeting – January 18, 2022
Resolution – RB

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

310 East Court Street is located in the East Hill Historic District, as designated
under Section 228-3 of the City of Ithaca Municipal Code in 1988, and as listed
on the New York State and National Registers of Historic Places in 1986, and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated November 28, 2021, was submitted for
review to the Ithaca Landmarks Preservation Commission (ILPC) by Mark
Cushing for Rocco Design Build, LLC on behalf of property owner Elizabeth
Billiot, including the following: (1) two narratives respectively titled Description
of Proposed Change(s) and Reasons for Changes(s); (2) seven photographs
documenting existing conditions; (3) ten sheets of Construction Drawings,
prepared by Maser Engineering, dated November 4, 2021, and titled “Title Page”
(A001), “Existing Survey Map” (C101), “Site Variance and Demolition Plan”
(C102), “Site Plan and Details” (C103), “Phase 2 First Floor Plan” (A102),
“Phase 2 Second Floor Plan” (A103), “Phase 2 Rear Elevation” (A203), “Phase 2
Left Elevations” (A204), “Phase 2 Right Elevation” (A205), and “Wall Sections”
(A301), and

WHEREAS,

the application was reviewed and tabled by the ILPC on December 20, 2021, and

WHEREAS,

additional application materials were submitted by John Snyder for review the
ILPC on January 14, 2022, including an architectural drawing titled “Reference
Drawing” (A101), and

WHEREAS,

the ILPC has also reviewed the New York State Building-Structure Inventory
Form for 310 East Court Street, and the City of Ithaca’s East Hill Historic
District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
the removal of a non-historic two-story rear porch on the north elevation and
the construction of a two-story, gable-roof, wood clapboard-sided addition on
the footprint of the demolished structure, and

WHEREAS,

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

WHEREAS,

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

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on December 21, 2021, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s East Hill Historic District Summary
Statement, the period of significance for the area now known as the East Hill
Historic District is 1830-1932.
As indicated in the New York State Building-Structure Inventory Form, the
gable-fronted Italianate-Style residence at 310 East Court Street was constructed
in 1869 and was the long-time home of Ogilvie Stanford, founder of the Ithaca
Sign Works Company.
Constructed within the period of significance of the East Hill Historic District
and possessing a high level of integrity, the property is a contributing element of
the East Hill Historic District.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
Principle #3 New construction located within an historic district shall be
compatible with the historic character of the district within which it is
located.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
2
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Standard #9
New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
Standard #10 New additions and adjacent or related new construction
shall be undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its environment
would be unimpaired.
With respect to Principle #2, Standard #2, and Standard #9, the removal of the
non-historic porches and construction of a two-story addition (will/will not)
remove distinctive materials (but will/and will not) alter features and spaces
that characterize the property. [If “will” describe feature or space and how it
will be inappropriately altered]
Also with respect to Principle #2, Principle #3, and Standard #9, the proposed
addition (is/is not) compatible with the massing, size, scale, and architectural
features of the property and its environment. [if “not”, describe qualities of
the project that are not compatible and in what ways they are not ]
With respect to Standard #10, the addition (can/cannot) be removed in the
future without impairment of the essential form and integrity of the historic
property and its environment. [if “cannot”, describe why it cannot]
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the 310 East Court Street and the East Hill Historic District, as set forth in
Section 228-6, and be it further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness with the following conditions:
• Cut sheets and detailed design drawings for the proposed windows and door
shall be submitted to [the ILPC/staff] for consideration and approval [at a
future, regularly scheduled Commission meeting].
• All exterior finished materials shall be submitted to [the ILPC/staff] for
consideration and approval [at a future, regularly scheduled Commission
meeting.
• Detailed design drawings for all exterior trim, including the windows, door,
fascia, and soffit shall be submitted to[the ILPC/staff] for consideration
and approval [at a future, regulary scheduled Commission meeting].

3

ILPC Meeting – January 18, 2022
Resolution – RB
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
1
Vacancies:
1
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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Ithaca Dentistry Keynotes
Roof

Roof

D01

Remove Bilco Basement Access Door, Steps, and Side Foundation Walls -Complete

D02

Remove Existing Deck, Lattice, Stairs, Roofs, and Siding In Area Of New
Addition -- Complete

E01

Provide New Siding (James Hardie or Similar) w. 5" Exposure To Match
Existing

E02

Provide New Window/ Door Trim (White Clad) To Match Existing

E03

Provide New Window/ Door -- Architect To Provide Size, Model,
Manufacturer, etc.

700 Cascadilla St
Suite 203
Ithaca, NY 14850

7' - 10"

Approx. 2'

P: 607.273.3565
www.js-architects.com

E06
2nd TOW

2nd TOW

6"

6"

0"
/ 1'-

/ 1'0"

22' - 1 1/2"

E04
9' - 0 1/4"

Addition Width

E07
E02
D

FP03

FP01

FP06

E03

1st Floor

1st Floor

3' - 8"

D02

0

3"

6"

1'

Provide New Fascia To Match Existing Fascia Profile

E07

New Addition To Be Set Back Approx. 2'-0" To Maintain Existing Fascia
Returns and Fascia

E08

Provide New Gutter and Downspouts -- Final Locations To Be Discussed

FP01

Provide New Stairs From Parking Lot Grade To Existing First Floor (Indicated
In Yellow Region)

FP02

Provide New Tenant Stairs From Existing First Floor To Existing Second Floor

FP03

Provide New Basement Stairs From Parking Lot Grade To Existing Basement
Floor

FP04

Storage Area Roof (Below)

Grade

Rear Elevation
3C 1/4"
= 1'-0"

2'

E06

D01

Grade

C

Provide New Wood Framed Canopy To Protect Back Entry

E05

FP02

Architectural - 1st Floor Addition
1C 1/4"
= 1'-0"

Maintain Existing Fascia, Returns, Trim, Brackets and Soffit

E05

E01

E03

UP

E04

2nd Floor

E03

23' - 0 3/4"

6"

10' - 4 1/2"

16' - 1"

Addition Projection

2nd Floor

0"
/ 1'-

0

3"

6"

1'

FP05

New Storage Space For Second Floor Tenant

FP06

New Storage Space For Ithaca Dentistry

DRAWINGS ALTERATION NOTICE:
It is a violation of Section 69.5b of the
New York State Education
Department for any person, unless
acting under the direction of the
licensed architect, to alter this item in
any way. If an item bearing the seal
of the architect is altered the architect
shall affix their seal and the notation
"altered by" followed by the architect's
signature, date of alteration, and a
specific description of the alteration.
COPYRIGHT:
All production and intellectual property
rights reserved.
© Copyright 2021
John Snyder Architects, PLLC

Emendation Schedule

2'
Roof

7' - 10"

Roof

2nd TOW

2nd TOW

E08

9' - 0 1/4"

E06

E04

2nd Floor

23' - 0 3/4"

2nd Floor

DN

FP05

E01
10' - 4 1/2"

B

Ithaca
Dentistry
(Addition)

FP04

E05

1st Floor

1st Floor

3' - 8"

D02

310 East Court Street
Ithaca NY 14850

Issue For Review

D01

Grade

Grade

Reference Plan

Architectural - 2nd Floor Addition
1A 1/4"
= 1'-0"
0

3"

6"

1'

2'

Side Elevation
3A 1/4"
= 1'-0"
0

3"

6"

1'

PROJECT #
PERMIT #
2'

A
1

2

3

4

5
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Plot Date & Time:
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