
 

 

TOWN OF ITHACA PLANNING BOARD 
Shirley A. Raffensperger Board Room, Town Hall 

215 North Tioga Street 
Ithaca, New York 14850 

 
Tuesday, July 19, 2016 

 
AGENDA 

 
 
7:00 P.M. Consideration of acceptance of a final scoping document for the draft Environmental Impact 

Statement (EIS) regarding the proposed Maplewood Apartments Redevelopment project 
located between Maple Avenue and Mitchell Street, Town of Ithaca Tax Parcel No.’s 63.-2-
10.2, 63.-2-1, 63.-2-2, 63.-2-14, and 63.-2-3, High Density Residential Zone. The proposal 
involves demolishing the existing Maplewood housing complex and redeveloping the +/- 17 
acre site with up to 500 residential units (studios and 1-4 bedroom units) in a mix of 
townhomes, stacked flats, and multi-family apartment buildings.  The project will also 
include some small retail, new interior streets, parking areas, pedestrian facilities, open 
spaces, stormwater facilities, and a community center.  Cornell University, 
Owner/Applicant; EdR Trust, Applicant; Scott Whitham, Whitham Planning & Design, 
LLC, Agent.  Copies of the current draft scoping document are available at the Town of 
Ithaca Town Hall, 215 North Tioga Street, Ithaca, NY (call 607-273-1747), or on the Town’s 
website: www.town.ithaca.ny.us.  

 
7:30 P.M. PUBLIC HEARING: Consideration of a recommendation to the Town of Ithaca Town 

Board regarding the keeping of domestic animals in the Conservation Zones and the keeping 
of chickens in the Medium Density Residential Zones. 

 
7:45 P.M. PUBLIC HEARING: Consideration of a recommendation to the Town of Ithaca Town 

Board regarding revisions to provisions related to solar facilities.   
 
 4. Persons to be heard 
 
 5. Approval of Minutes: July 5, 2016 

 
6. Other Business 

 
 7. Adjournment 
         Susan Ritter 
         Director of Planning 
         273-1747 
 

NOTE: IF ANY MEMBER OF THE PLANNING BOARD IS UNABLE TO ATTEND, PLEASE NOTIFY  
SANDY POLCE AT 273-1747 or SPOLCE@TOWN.ITHACA.NY.US.   

(A quorum of four (4) members is necessary to conduct Planning Board business.) 
 

Accessing Meeting Materials Online 
Site Plan and Subdivision applications and associated project materials are accessible electronically on the Town’s website 

under “Planning Board” on the “Meeting Agendas” page (http://www.town.ithaca.ny.us/meeting-agendas).  



TOWN OF ITHACA PLANNING BOARD
NOTICE OF PUBLIC HEARINGS

Tuesday, July 19, 2016

By direction of the Chairperson of the Planning Board, NOTICE IS HEREBY GIVEN that Public Hearings
will be held by the Planning Board of the Town of Ithaca on Tuesday, July 19, 2016, at 215 North Tioga
Street, Ithaca, N.Y., at the following times and on the following matters:

7:30 P.M. Consideration of a recommendation to the Town of Ithaca Town Board regarding the keeping
of domestic animals in the Conservation Zones and the keeping of chickens in the Medium
Density Residential Zones.

7:45 P.M. Consideration of a recommendation to the Town of Ithaca Town Hoard regarding revisions to
provisions related to solar facilities.

Said Planning Board will at said time and said place hear all
thereto. Persons may appear by agent or in person.
impairments or other special needs, will be provided with
desiring assistance must make such a request not less than 48

Dated: Monday, July II, 2016
Publish: Wednesday, July 13, 2016

persons in support of such matters or objections
Individuals with visual impairments, hearing
assistance as necessary, upon request. Persons
hours prior to the time of the public hearing.

Susan Ritter
Director of Planning
273-1747



PROPOSED RESOLUTION:

WHEREAS:

SEQR — Acceptance of Final Scoping Document
Maplewood Redevelopment Project
Tax Parcel No’s. 63.-2-10.2, 63.-2-1, 63.-2-2, 6323, 63.-2-14
Between Maple Avenue & Mitchell Street
Town of Ithaca Planning Board
July 19, 2016

The Town of Ithaca Planning Board, at its meeting on April 5, 2016, declared its intent to serve
as lead agency to coordinate the environmental review for the proposed CorneLl University
Maplewood Apartments Redevelopment project (PB Resolution No. 2016-020), Located between
Maple Avenue and Mitchell Street, Town of Ithaca Tax Parcel No.’s 63.-2-I0.2, 632-1, 63.-2-2,
632-3, and 63.-2-l4, High Density Residential Zone. The proposal involves demolishing the
existing Maplewood housing complex and redeveloping the +/- 17 acre site with tip to 500
residential units (studios and 1-4 bedroom units) in a mix of townhomes, stacked flats, and multi
Limily apartment buildings. The project will also include some small retail, new interior streets,
parking areas, pedestrian facilities, open spaces, stormwater facilities, and a community center.
Cornell University, Owner/ Applicant; EdR Trust, Applicant; Scott Whitham, Whitham
Planning & Design, LLC, Agent, and

2. The proposed project, which requires site plan approval and special permit by the Planning
Board and a rezoning to a Planned Development Zone (PDZ) by the Town of Ithaca Town
Board, is a Type I action pursuant to the State Environmental Quality Review Act, 6 NYCRR
Part 617, and Chapter 148 of the Town of Ithaca Code regarding Environmental Quality
Review, because the proposal involves a zoning change and the construction of 250 or more
residential units (30 or more per Town Code) that will be connected to existing community or
public water and sewage systems (61 7.4 (b)(3) and (hX5Xiii);Town Code Section 148-5.B(2)),
and

3. A Full Environmental Assessment Form (EAF), Part 1, was submitted by the applicant, along
with application materials and a letter from Whitham Planning & Design, LLC (agent for the
applicant), dated March 21, 2016, that stated that the applicant was “anticipating the production
of an EN” and was “planning to develop a Scoping Document after the April meeting in
which the Board declared its intent as Lead Agency,” and

4. The Town of Ithaca Planning Department, on behalf of the Planning Board, distributed a Lead
Agency concurrence letter to potential involved and interested agencies on April 6, 2016, and
received no objections to the Town of Ithaca Planning Board sewing as Lead Agency on this
matter, and

5. The Planning Board reviewed the Full EAF, Part 1, prepared by the applicant and Parts 2 and 3,
prepared by the Planning staff, and established itself as lead agency to coordinate the
environmental review of the proposed Maplewood Apartments Redevelopment project, as
described above. The Board issued a positive determination of environmental significance at its
meeting on May 24, 2016, in accordance with Article 8 of the Environmental Conservation Law,
also known as the New York State Environmental Quality Review Act, for the above referenced



action as proposed, and, confirmed that a Draft Environmental Impact Statement (EIS) will be
prepared, and

6. The applicant and the Town of Ithaca Planning Board agreed that a public scoping process
would be initiated to determine the scope and content of the draft EN, and

7. The applicant submitted a Draft Scoping Document on May 24, 2016 for the Board’s
consideration, and

8. The Planning Board held a Public Scoping Meeting on June 21, 2016 to hear comments from
the public and interested and involved agencies regarding the scope and content of the Draft EIS
for the project, after distributing the Draft Scoping Document to potentially involved and
interested agencies and the public, and

9. The Planning Board, at meetings held on July 5, 2016 and July 12, 2016, amended the Scoping
Document that was submitted by the applicant on May 24, 2016;

NOW, ThEREFORE, BE IT RESOLVED:
That the Planning Board of the Town of Ithaca hereby determines that the Draft Scoping Document for
the Maplewood Apartments Redevelopment Project (dated May 24, 2016), amended by the Planning
Board at its July 5, 2016 and July 12, 2016 meetings, adequately incorporates the relevant comments and
concerns of the Planning Board, the public, aic’d involved and interested agencies, and

BE IT FURTHER RESOLVED:
That the Town of Ithaca Planning Board hereby accepts the areferenced, amended Scoping
Document for the Maplewood Apartments Redevelopment project as thc Final Scoping Document for
the project.
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New York State Environmental Quality Review Act (SEQR)
DRAFT SCOPING DOCUMENT - May 24, 2016
For a Draft Environmental Impact Statement (DEIS)

MAPLEWOOD GRADUATE AND PROFESSIONAl.

STUDENT HOUSING REDEVELOPMENT PROJECT
Maplewood Apartments

Veteran’s Place
Between Maple Avenue and Mitchell Street

Town of Ithaca and City of Ithaca

Project Sponsor/Applicant

EdR Trust Collegiate Housing

999 So. Shady Grove Rd. Suite 600
Memphis, TN 38120

Lead Consultant
Whitham Planning and Design, LLC

123 South Cayuga Street

Ithaca, NY 14850

Lead Agency
Town of Ithaca Planning Board

215 North Tioga Street

Ithaca, NY 14850

SEOR Classification: Type 1 Action

Lead Agency: Town of Ithaca Planning Board

Involved Agencies: NYS Department of Environmental Conservation
NYS Office of Parks, Recreation, and Historic Preservation
Tompkins County Highway Department
Tompkins County Health Department
City of Ithaca Planning and Development Board
Town of Ithaca Town Board

Interested Agencies: Tompkins County Planning Department
Tompkins Consolidated Area Transit
Ithaca-Tompkins County Transportation Council
Town of Ithaca Conservation Board
City of Ithaca Clerk
City of Ithaca Planning Department
City of Ithaca Fire Department
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INTRODUCTION
The Maplewood Graduate and Professional Student Housing Redevelopment Project received a
positive declaration of environmental significance from the Town Planning Board on May 24, 2016, in
its capacity as lead agency (Lead Agency). Accordingly, the Project will require the preparation of an
Environmental Impact Statement (ElS). This Scoping document has been prepared in accordance with
the requirements of the State Environmental Quality Review Act (SEQR). It describes the Proposed
Action or Project, presents the proposed framework for the Draft EIS (DEIS), and discusses
procedures to be followed in the preparation of the DEIS. This document is intended to serve as a
foundation for identification of all potentially significant adverse environmental impacts that are
pertinent to the Project and appropriate mitigation measures. It is also intended to eliminate
consideration of any impacts that are irrelevant or non-significant. This Scoping Document is adopted
by the Town of Ithaca Planning Board, as Lead Agency for the SEUR review of the proposed
Maplewood Redevelopment Project.

DESCRIPTION OF PROPOSED ACTION
EdR Trust Collegiate Housing (Project Sponsor), in coordination with Cornell University, seeks to
redevelop the existing Cornell University’s Maplewood Graduate and Professional Student Housing
(Project or Proposed Action), located on a 16.98-acre parcel (Site) with +1-16.23 acres in the Town of
Ithaca (Town) and +1-0.75 acres in the City of Ithaca (City). The Project is located along Veteran’s
Place, and is bounded by East Ithaca Recreation Way to the west, Mitchell Street to the south, and
Maple Avenue to the north. Along the Site’s eastern boundary is the East Lawn Cemetery and Maple
Hill Apartments. The Project is next to Cornell University campus, approximately 1.2 miles east of
downtown Ithaca, and within a 10 to 20 minute walk to East Hill Plaza and the center of Collegetown.
The Site is currently zoned as High Density Residential (HDR) in the Town, and as Multi-Family
Residential (R3b) in the City. The portion of the Project in the City is proposed as-of-right. The portion
of the Project in the Town is proposed to be rezoned to a Planned Development Zone.

The residential portions of the Project consist of Studio apartments, and one bedroom, two bedroom,
three bedroom and four bedroom units, ranging from 380 square feet (sf) to 1,750sf in apartment,
townhouse, and stacked flat typologies. Approximately 75% of the units are in apartments, with 25%
in townhouses and other individual entry units in stacked flats. Of the individual entry units,
approximately 67% are townhouses and 33% are stacked fiats.

New streets, lanes, sidewalks, pathways, parks, and natural areas will be incorporated throughout the
plan to accommodate pedestrian, bicycle, and vehicular traffic in an integrated network that
connects to the larger town and city, including Maple Avenue, the East Ithaca Recreation Way, and
Mitchell Street.

The Project Sponsor has applied for a Planned Development Zone (PDZ) in the town for the
development of a denser, mixed-use neighborhood than current zoning allows. Using Form-Based
zoning as a guideline, the Project intends to create a sustainable, walkable, and affordable
community, using a mix of buildings and unit types, and neighborhood serving retail and community
spaces. The Project consists of 887 bedrooms in 474 dwelling units, including townhomes, stacked
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flats, and multi-family apartment buildings, thereby creating a dynamic mix of unit types and building
configurations on the Site. The ratio of units is 76% apartments, and 24% stacked flats and
townhomes, with 62% of beds in apartments and 38% of beds in the stacked flats and townhomes.
The ratio of units between the town home and stacked flat options will be 49% town homes and 51%
stacked flats, with 59% of beds in townhomes and 41% in the stacked flats. This variety provides
diverse options for graduate students and professionals.

The community center will be an additional amenity no larger than 9,500sf and includes a
combination of common meeting space, management, leasing, and office space, and exercise and
recreational space. Approximately 5,000sf of neighborhood serving retail space is proposed in the
ground floor of an apartment building on Maple Avenue. 7’

L

POTENTIAL ENVIRONMENTAL IMPACTS
The Project may result in significant impacts to land use and zoning; geology, soils, and topography;
water resources; transportation (including traffic, parking, and public transit); utilities; aesthetic
resources and neighborhood character; community services; recreation; greenhouse g°as emissions
and the use and conservation of energy. Additionally, short-term construction impacts, including but
not limited to noise, traffic, light, erosion and sedimentation, and air quality, have the potential to
result in significant impacts. Thus, a DEIS is required to evaluate these potentially significant impacts,
and identify mitigation measures to reduce anticipated impacts. Impacts will be further discussed in
Chapter 3 of the DEIS, which is outlined in this Scoping Document. “9’

DEIS CONTENTS AND FORMAHING
The Project Sponsor will prepare a site specific, project specific DEIS, addressing all items identified in
this Scoping Document. The DEIS will incorporate information from other developments underway or
proposed in the local area, as described in Chapter 10: Cumulative Impacts. The DEIS will also
assemble relevant and material facts needed to address those potential significant adverse impacts
that can be reasonably anticipated due to the Project. It will be clearly and concisely written in plain
English that can be easily read an”d understood by the public. Highly technical material will be
summarized arTh referen’ced as an Appendix in the DEIS. Preliminary Plans will accompany the DEIS as
an attachment, and reduced copies of pertinent plan sheets and other drawings may be included in
the text of the DEIS. In addition to printed copies, the DEIS will be provided in a text-searchable
electronic form, with all plan sheets and drawings as scalable vector graphics and all photographs at
least 1200 x 1600 pixels in resolution.

V
The following outlines the contents and formatting of the DEIS:

COVER SHEET
The Cover Sheet will list the:

1. Title of the Project
2. Location of the Project
3. Identification as a DEIS
4. Name, address, and telephone number of the Lead Agency and its contact person
5. Name, address, and telephone number of the Primary Preparer of the DEIS

5
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6. The date of the DEIS submission, revision date(s), acceptance date (to be inserted later), and
the public hearing date and DEIS comment period (to be inserted later)

7. Locations for document availability, including digital and hard copies

Following the Cover Sheet, a list of all consultants and parties involved in the preparation of the DEIS
shall be included.

TABLE OF CONTENTS
The Table of Contents will list the Chapters of the DEIS, including Sections and Subsections, Tables,
Figures, Drawings and Appendices, with page numbers listed for each.

CHAPTER 1: EXECUTIVE SUMMARY
Chapter 1 will provide a brief overview of the Project, and a summary of all potential environmental
impacts, proposed mitigation measures, and reasonable alternatives. This will be formatted as
follows:

• Project Objectives
• Brief Description of Project
• Benefits to the Public Resulting From the Project
• Permits and Approvals
• Summary of Potential Significant Impacts and Mitigation

o Impacts on Land Use and Zoning and Related Mitigation
o Impacts on Soils and Topography and Related Mitigation
o Impacts on Water Resources and Related Mitigation
o Impacts on Transportation and Circulation and Related Mitigation
o Impacts on Utilities and Related Mitigation
o Impacts on Aesthetic Resources and Neighborhood Character and Related Mitigation
o Impacts on Community Services and Related Mitigation
o Impacts on Recreation and Related Mitigation

• Impacts from Construction and Demolition Activities and Related Mitigation
• Effect of Project on the Type, Source, Use and Conservation of Energy
• Reasonable Alternatives to the Project
• Irreversible and Irretrievable Commitment of Resources
• Unavoidable Adverse Effects
• Growth Inducing Aspects
• Cumulative Impactst

• Copy of Final Scope

CHAPTER 2: PROJECT DESCRIPTION
Chapter? will include a detailed description of the Project. The Chapter will describe the Project’s
purpose, the public need and benefits of the Project, the objectives of the Project Sponsor, a list of
federal, state, and local permits and approvals required, a list of involved agencies and their
authority, and a list of interested agencies. A detailed description of the existing Site, its use, and PDZ
rezoning will be outlined. This Chapter will also contain a detailed description of the proposed
buildings, including overall layout, size, height, dimensions, and configurations of the buildings in the

6
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Project. Chapter 2 will also address how the Project is accessible to Cornell University campus, and
strives for sustainability, affordability, and high quality-design. Chapter 2 will consist of:

1. Location and Site Definition
A written and graphic description of the location of the Site in the context of the town and city,
Tompkins County, and the Finger Lakes Region will be presented. This will include the following:
• Tax map designation, existing zoning categories, and Site ownership, identification of any

easements, rights-of-way, restrictions, special district boundaries, or other legal devices
affecting the subject properties’ development potential

• Graphic description will provide two scales: a larger scale locating the Site in a larger context,
and a smaller scale locating the Site within the town, city, and surrounding neighborhood

At%L
2. Project Description 4

A description and graphic presentation of the Project will be provided, which will illustrate
proposed uses, general layout of the Site, site access and egress, architecture, landscaping and
open space, parking configuration, internal roadway system, and changes in Site hydrology.
Conceptual utility locations (water, sanitary sewer, stormwater management facilities, etc.) will
also be described, with a more detailed description and analysis in Chapter 3. The Project’s
construction schedule will be described in Chapter 4. Details of the Project associated with zoning
will be described in Chapter 3.

4’
A history of the Site will be described, including a summary of previous developments on the Site,
such as the existing Maplewood Housing development and the former Vetsburg development.

Additionally, this section of Chapter 2 will describe the Project’s recreational assets. This includes
the Site’s close proximity to the East Ithaca Recreational Way, an off-road multi-use trail that
spans North-South from Honness Lane to Maple Avenue along the Site, and East-West from Pine
Tree Road and Game Farm RoadThe Project will preserve and create a diversity of open spaces
along the western edge of the property, connecting to the trail. The description will include a
detailed analysis of the programmatic breakdown of the Project, utilizing NYS Energy Code and
Leadership in Energy and Environmental Design for Neighborhood Development (LEED ND) as
guidelines for best practics. —‘

3. Project Purpose, Need, and Benefit
The purpose and need for the Project will be described. This section of Chapter 2 will also include
a consideration of consistency with adopted policies and / or plans as set forth within adopted
local and regional land use and community development plans.

The description will include justification of the number and density of dwelling units in relation to
the Town’s Comprehensive Plan, as well as an analysis of the target market for the proposed
housing (including affordability for the target market) and how the Project responds to the Ithaca
area’s and Cornell’s housing needs. This section will also include the projected population that is
intended for Maplewood, containing projections for graduate, professional and undergraduate
students, their families, children, any projected faculty and others.

7
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The Project Sponsor is requesting a PDZ for the town portion of the Site, allowing the Project to
respond to the land use and urban design concepts set forth in the Town’s Comprehensive Plan,
which include a reduction of sprawl through dense development clusters with smaller (building
and site plan) footprints and higher residential density. The Comprehensive Plan primarily targets
areas for mixed-use, dense, and compact development that are conducive to a greater range of
transportation options including walkability, cycling, and transit.

4. Approvals, Reviews, and Permits
This section will list and describe all required local, state, and federal approvals, reviews, and
permits required by each involved agency to implement the Project, together with the status of
each application, including the creation or expansion or improvements of water, sewer, drainage,
or other municipal improvement areas or districts required by the Pr’oject. The section will also
list all Involved and Interested Agencies for DEIS distribution.

CHAPTER 3: EXISTING CONDITIONS, IMPACTS, AND MITIGATION
Chapter 3 will identify and analyze the existing environmental conditions, potential Impacts from the
Project, and potential mitigation of those impacts. The Chapter will address the specific impact
categories that have been identified through the scoping process. Detailed technical studies will be
performed as necessary to identify and analyze significant environmental impacts, and will in turn
determine appropriate mitigation measures. Sufficient detail will be provided so that reviewers are
able to gain an understanding of current conditions and impacts.

4
The following describes the methodologies that will be used in the DEIS to assess the potential
impacts of the Project. The general framework for each impact aims to provide a meaningful
presentation of the environmental issues as follows:

1. Study and describe the existing conditions (e.g., environmental setting)
S

2. Assess potential impacts of the Project to described existing conditions

3. Present and evaluate potential measures to mitigate any adverse environmental impacts
identified

Required elements for each section of Chapter 3 of the DEIS follow:

1. Land Use and Zoning

If
a. Existing Conditions
A narrative and graphic description of the existing land uses and zoning districts within a one-
mile radius of the Site will be provided. A discussion of the permitted land uses in the
applicable zoning districts and zoning overlay districts will be described.

b. Potential Impacts
Potential impacts to land use and zoning, such as an increase in density, will be outlined. This
section of the DEIS will evaluate the relationship of the Project to the overall land use patterns
within the vicinity of the Site. The section will also describe the potential impacts of changing
the Site’s zoning from HDR to a PDZ in order to accommodate a denser and walkable
community with mixed-use components and use form-based code methodologies to create a

8



Clean copy — all changes incorporated up to 7/12/16 PB mtg

pedestrian- friendly and sustainable community through standards for alternative building
heights, street-edge frontage, and the conservation of open space.

The Comprehensive Plans of the town and city will be used to evaluate the Project in
relationship to the goals and objectives set forth by these documents. With respect to physical
planning and surrounding land uses, comparisons will be made between the needs and
objectives of the Project and the strategies envisioned by the city and town’s Comprehensive
Plans. The Project will also be compared to the long-range community development policies
and land use objectives outlined in their Comprehensive Plans.

a

c. Mitigation Measures
Proposed measures required to mitigate any potential impacts to land use and zoning will
include identification of potential changes to the proposed Planned Development Zone (PDZ)
law, which will guide the qualitative and quantitative aspects of the Project, including density
transects, permitted principal and accessory uses, neighborhood design and site and building
design.

2. Soils and Topography

a. Existing Conditions
The Full Environmental Assessment Form (FEAF) for this Project identified areas where the
Project could impact soils and topography. These items include constructing on land
where the depth to water table is less than three feet where there are slopes of 15% or
greater, and involving the excavation and removal of morithan 1,000 tons of natural
material.

e%I.

According to the USDA’s National Cooperative Soil Survey, there are several areas on the site
where the depth to water table may be less than three feet. There are also some steep slopes
on the property, and there will be more than 250 cubic yards of material removed from the
site as a result of the Project.

-s

The existing surficial geology and bedrock of the Site will be described. Natural features of the
Site include steeper slopes and knolls with heavily wooded areas in the north and eastern
portion of the Site. A complete analysis of the onsite conditions will be included. Soils on the
Site will be identified and mapped based on soils data and mapping from the United States
Department of Agriculture Natural Resources Conservation Service (USDA NRCS) Soil Survey
for Tompkins County, NY. Soils with shallow depth (less than 3ft) to water table will be
identified.

Site and Project-specific geotechnical investigations will be conducted to verify the Site’s
ability to support the Project and proposed Site improvements. The geotechnical report will
include boring maps, boring logs, and recommendations towards the types of foundations for
the buildings. The geotechnical report will be used in the description of existing conditions,
and will be included as an Appendix to the DEIS.

S
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b. Potential Impacts
An assessment of potential impacts on the topography and soils will be identified. This section
will describe the potential impacts within the Site and around it from redeveloping and
developing the land, including erosion potential for the Site. Geotechnical reports and final
grading plans with a cut and fill analysis will be developed for the Site. Specific impacts on
land and geologic features to be evaluated include:

• Construction on slopes greater than 15%
• Potential change in impervious cover
• Tree removal
• Soil erosion and sediment control
• Excavation and removal of materials
• Construction on land with possible shallow depth to water table

c. Mitigation Measures (tm’ ‘t.%
The following measures will be investigated and included to mitigate the potential impacts on
land:

• A grading plan ,with the goal of balancingthe amount of cut and fill to minimize the
import/export of materials to and from the Site 1’

• Slope stabilization methods and side slopes for all cut and fill areas, to minimize the
potential for future erosion

• Erosion control measures, such as seeding and mulching of disturbed areas along or
within drainage swales, and turf reinforceThent mats (TRM5) or other Best
Management Practices (BMPs).

A
• Calculations pertaining to the amount of fill and other materials that will be imported

and exported
• A truck routing plan that details the anticipated number of trucks required and the

anticipated roads on which they will travel

AJ .%e
3. Water Resources

a. Existing Conditions
The FEAF for this Project indicates that the Project may result in, or require modification of,
existing drainage patterns. Existing conditions of water resources in relationship to the Site
will therefore be evaluated. This discussion will include existing groundwater, the Site’s
hydrogeological setting, and stormwater management.

flLS
The water resources section of the DEIS will include an inventory of the existing water
features within and adjacent to the Site. Pre-development conditions, including on-site and
off-site watershed mapping, hydrologic characteristics of the watershed, and drainage
patterns, will be described.

Pre-development conditions, including on-site and off-site location, size, and capacity of
existing stormwater drainage facilities, will be described. Some on-site stormwater
infrastructure is in place due to previous development. There are numerous catch basins to
collect stormwater runoff, but the extent, connections, and outfalls of the system are
currently unknown. Base mapping of the storm sewer system will be developed. The existing
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(pre-development) stormwater condition will be modeled in accordance with the NYS
Stormwater Management Design Manual to develop a baseline condition. The analysis will
take a watershed approach, including up5tream tributary areas, to the point of discharge at
the property boundary.

b. Potential Impacts
Potential impacts to water resources will be outlined in the DEIS, which will evaluate the
potential impacts of construction and development on the groundwater resources associated
with the Site. In order to properly address these concerns, this discussion will include a
description of impacts to groundwater and other potential impacts. The Site contains no
protected waterbodies depicted on the National Wetlands Inventory or NYSDEC mapping.

Potential impacts associated with construction activities and the creation of additional
impervious surfaces as they relate to changes in surface and stormwater quality and quantity,
on and downstream of the Site, will also be evaluated. The DEIS will analyze downstream
flooding as a potential impact of the Project.

I

This Section will also analyze other possible stormvater-related impacts as a result of the
development, including increased runoff and potential downstream flooding, soil erosion and
sedimentation, changes in the drainage patterns, and degradation of water quality from urban
pollutants.

b%a1_ ‘1
Post-development stormwater rates and volumes for the 1,2, 10, 25 and 100- design year
storms will be calculated and compared to pre-development conditions to ensure compliance
with NYSDEC and the Town and City requirements concerning stormwater management

C. Mitigation Measur:s
The following measures will investigated and included to mitigate the potential impacts on
water resources:

• Designing and constructing the Project to meet city, town, and state stormwater
4management regulations, as applicable

• Evaluating the stormwater management approach and addressing the entire parcel,
including portions of the Site that lie in both the city and the town

• Including the addition of more permanent practices to mitigate impacts to surface
water resources

• Developing a Stormwater Pollution Prevention Plan (SWPPP) that will include green
infrastructure and runoff reduction practices, such as porous pavement, bio retention
facilities, rain gardens, retention and detention facilities, and infiltration practices,
depending on the suitability of the in-situ soils

Stormwater discharges from construction activities for the Project are required to obtain
coverage through a NYSDEC SPDES General Permit. The design of the stormwater
infrastructure shall follow the General Permit for Stormwater Discharges from Construction
Activity (CP-0-15-002) requirements, as well as town and city development guidelines. The
NYS Stormwater Management Design Manual will be followed in the development of the
permanent stormwater infrastructure and mitigation measures with an emphasis on green
infrastructure.
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4. Transportation and Circulation

a. Existing Conditions Staff Note: Need updated Figure 1 from applicant
Existing traffic and transportation conditions at the Site and at select intersections within the
vicinity of the Site will be examined. A Traffic Impact Study (TIS) will be prepared, and
assembled, and will contain available traffic data from NYSDOT, Tompkins County, and the
town and city. The existing roadway system serving the Site, including number of lanes,
roadway conditions, traffic controls, and signal timing, will be described. A discussion of
existing multi-modal connectivity at and around the Site, including existing pedestrian, transit,
bicycle, parking, and emergency access will also be provided. The analysis will look at existing
peak hour corridor traffic conditions, roadway description, and pedestrian and bicycle
facilities on-site, with an emphasis on the target demographic for the Maplewood project
(Cornell graduate and professional students and their families).

V
Intersections for Analysis
Travel demand generated by the Project is expected to result in increased traffic volumes
along the Mitchell Street and Maple Avenue corridors, which provide direct access to the Site.
A traffic study area encompassing a total of 8 existing intersections (3 signalized and 5 un
signalized) was selected for analysis based on the assignment of new project-generated
vehicle trips. Existing intersections that will be analyzed (see Figure 1) include:

1. Maple Avenue and
2. Maple Avenue and
3. Maple Avenue and
4. Mitchell Street and
5. Mitchell Street and

a
6. Mitchell Street and
7. Mitchell Street and
8. Mitchell Street and

Cornell Street I Ithaca Road (signalized)
Veteran’s Place (unsignalized) e
Pine Tree Road (unsignalized)
Veteran’s Place (unsignalized)
Ithaca Road (unsignalized)
State Street / NYS Route 79 (signalized)

PinerTree Road (signalized)
Cornell Street (un-signalized)

1
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Existing Peak Hour Corridor Traffic Can ditions
All intersections connecting the Site to the existing street network will be evaluated under
Peak Hour Traffic Conditions. An inventory of existing roadway network, peak traffic volumes,
and associated Level of Service (LOS) will be conducted using automatic traffic recorder and
intersection turning movement counts, and from data currently available from secondary
sources (e.g., NYSDOT). Intersection LOS will be analyzed using a combination of traffic
analysis software — Synchro 8 and SimTraffic.

Analysis Hours
Initial traffic studies will be done to determine peak hours. Traffic counts will be conducted, at
minimum, during the weekday morning hours of 7:00 AM to 9:00 AM, weekday afternoon
hours of 4:00 PM to 6:00 PM and at other times, if any, identified empirically as hours of peak
traffic flow from initial data acquisition. In addition, 12-hour traffic counts will be conducted
at the existing Maple Avenue/Veteran’s Place and Mitchell Street and Veteran’s Place
intersections. Within this data, pedestrian counts will be included at the study area
intersections.

Copies of the data count will be provided.

Analysis Years
The traffic study area intersections will be assessed under existing (2016) conditions, and the
2018 future conditions without the Project (2018 No-Build), and the 2018 future conditions
with the Project (2018 Build). The existing 2016 Eonditions shall include traffic from recently
completed projects, and the 2018 future conditions shall include traffic from recently
completed and recently approved projects, as described in Chapter 10: Cumulative Impacts.

r
Accident Evaluation
An accident evaluation will be included. NYDOT accident data for Maple Avenue and Mitchell
Street corridors for the most recent five-year period will be summarized by location to
determine if there are any high accident occurrence locations and if any improvements are
necessary.
St

Pedestrian and Bicycle Facilities
Existing on and off-site pedestrian and bike network and amenities in relationship to the
Project will be described and evaluated in order to determine the adequacy of the
connections to the Belle Sherman School, Cornell University, East Ithaca Recreation Way and
East Hill Plaza.

Transit
Existing transit service under Tompkins Consolidated Area Transit (TCAT) around the Site will
be discussed. This evaluation will include a capacity analysis of the existing seasonal bus
routes, stops, and schedules. The analysis will reference the most up-to-date schedule and
system map of the transit system.
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Parking
Existing parking facilities within the Site will be discussed. Current parking conditions and
capacity on-site provided by the former apartment buildings will be described. The analysis
will provide a comparison of parking ratios for other student housing developments in the
vicinity of the Site. It will include a description of the existing internal capacity of the on-site
parking lots and identify other possible internal parking areas to expand the capacity of
parking for the Project.

Emergency Access
Existing fire, ambulance, and police access to the area will be discussed. Existing conditions to
accommodate such services, such as accessibility and turning radii, will be described.

b. Potential Impacts
Potential impacts to transportation and circulation as a result of the Project will be evaluated.
The development is in close proximity to residential neighborhoods that may be impacted by
an increased population. The development’s proximity to the downtown core and Cornell
University is well situated for alternative modes of transportation (e.g., walking, biking,
carpooling, car sharing, and mass transit); however, the potential impact on this area will
need careful study. Public bus service (82,92,93) is available by foot in less than 5 minutes.
The Cornell Campus, specifically the southern portion of campus, is accessible in a 5 to 10
minute walk. I,b
Potential impacts of the Project on study intersections connecting the Site to the existing
street network will be examined. The traffic analysis will also describe the potential impacts of
the Project on the existing internal roadwa’y circulation network within the Site as it relates to
the larger existing context.

Potential impacts of the Project to existing off-site pedestrian and bike network and amenities
will be described. The existing routes from the Site to Cornell University will be specifically
analyzed. Potential impacts of the Project on existing TCAT transit service around the Site will

discussed. 4
Potential impacts of the Project on existing parking facilities within the Site, including
increasing the current number of parking spaces, will be described. Additionally, analysis will
describe potential impacts of the Project on existing fire, ambulance, and police access to the
area.

c. Mitigation Measures
The following measures will be investigated to mitigate the potential impacts on traffic and
transportation:

• Strategies and methods to minimize traffic impacts on the Belle Sherman
neighborhood and on Mitchell Street

• Parking (on and off-street) and parking lot design standards and methods to minimize
the need for parking

14



Clean copy—all changes incorporated up to 7/12/16 PB mtg

• Potential signal timing modifications, intersection reconfigurations, and the addition of
turning lanes

• Extension of pedestrian and bicycle connections and/or roadway improvements, such
as stop signs, to ensure safe bicycle and pedestrian connectivity to Belle Sherman
School, Cornell University, East Ithaca Recreation Way and East Hill Plaza

5. Utilities Staff will consult with Town Engineer re: limiting sewer capacity analysis to Mitchell
Street Interceptor and report back to PB 7/19/16

a. Existing Conditions
Existing conditions of water supply, sanitary sewers, gas, and electric, telephone, cable
television and internet will be discussed and analyzed.

Analysis will focus on existing water infrastructure capacity and constraints, and will quantify
the existing water consumption, water capacity and flow ieeds associated with the Project.
The analysis will identify and discuss the municipal water facilities that serve the Site, along
with any potential infrastructure inadequacies, such as water tank size and water main lines,
of the existing municipal water service. The Site lies within the Town of Ithaca water
improvement area, with water being supplied by the Southern Cayuga Lake Inter-Municipal
Water Commission. Water service is currently fed from the Town’s distribution system off of
Mitchell Street.

Existing sewer infrastructure capacity and constraints will also be analyzed. A consultation
with representatives of the town and city will occur and capacity and constraints of the
existing municipal sanitary sewer system will be documented. The existing on-site sanitary
sewer system will be mapped and modeled in conjunction with town and city Staff. Among
other things, the DEIS will examine the capacity of the joint sewer interceptors owned by the
city and the town.,

p

Existing stormwater infrastructure capacity and constraints within the Site and the adjacent
off-site areas, both upstream and downstream of the Site, will be discussed. Existing and
historic stormwater issues will be documented as a portion of the Subsection. Existing
stormwater facilities on-site will be mapped.

I.
I.

Existing infrastructure for the conveyance of natural gas to the Site will be discussed. The
existing natural gas ttilities on-site will be mapped. New York State Electric and Gas (NYSEG)
will be consulted regarding system capacities and existing infrastructure conditions.

Existing electric, telephone, cable television, telecommunications facilities and high-speed
internet accessibility to the Site will be described. Additionally, existing on-site lighting and
lighting on parcels adjacent to the Site will be described and mapped.

b. Potential Impacts
Potential impact to utilities that serve the Site will be described. A Utility Capacity Analysis will
be conducted to determine any impact to utilities.
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Potential impacts of the Project on water demands will be analyzed and provided to the town
and city for their use in determining the adequacy of the existing capacity in the water
system, including (but not limited to) water tanks serving the area and size of pipes. Analysis
will include estimates of public water usage in accordance with NYSDEC and NYSDOH
guidelines. The water capacity analysis will also consider water usage required by other
potential future developments within the service area, as described in Chapter 10: Cumulative
Impacts.

Potential impacts of the Project on proposed sewer demands will be discussed and provided
to the town and city for their use in determining the adequacy of the existing capacity in the
sewer systems. The analysis will include estimates of sanitary sewer loadings in accordance
with NYSDEC and NVSDOH guidelines. The sewer capacity analysis will also consider flows
from other developments within the service area, as described in Chapter 10: Cumulative
Impacts. b’

A
Potential impacts of the Project on existing stormwater will be described. The DEIS will
evaluate the public stormwater infrastructure and provide runoff estimates from the Site.
Hydraulic modeling of the storm sewer system will be performed to insure capacity and
proper sizing of new infrastructure, including (but not limited to) increased volume.

Potential impacts of the Project on eting infrastructure for the conveyance of natural gas to
the Site will be described. NYSEG will be contacted to determine the adequacy of the existing
natural gas system with respect to theProject. AIS investigation into whether new natural gas
connections in this area have been denied will be conducted.

Potential impacts of the Project on existing electric, telephone, cable television,
telecommunications and high-speed internet accessibility to the Site will be discussed. Each
separate utility will be’contacted to determine condition and capacity of the existing systems.
Potential impacts of the Project on existing on-site lighting and lighting on parcels adjacent to
the Site will also be discussed. General design guidelines for public site lighting will be
dev&oped. i%

c. Mitigation Measures
Tie following measures will be investigated to mitigate the potential impacts of the Project on
utilities: p

• Construction of and/or upgrades to facilities to increase water delivery capacity and
sewer capacity

• Methods of water conservation and reuse
• An examination of alternative and renewable energy options, as specified in ChapterS:

Effect of Project on the Conservation and Use of Energy
• Burying utility lines, if requested by the town or city
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6. Aesthetic Resources and Neighborhood Character

a. Existing Conditions
This Section will discuss the existing aesthetic resources and neighborhood character, and will
include the following:

• A photographic documentation and narrative of the existing context
• Discussion of line of sight and existing visual buffers that affect views of the site from

various vantage points
• Identification of critical vantage points where the aesthetic environment and

neighborhood character is considered an important aspect of the Site, including views
along Mitchell Street and Maple Avenue

A

The vantage points are:
A. Maple Avenue — Approach from West
B. Maple Avenue — Approach from East
C. Belle Sherman Cottages — View from intersection of Walnut Street and Worth

Street
D. Mitchell Street — Approach from West at Vine Street
E. Mitchell Street — Approach from West at Walnut Street

Figure 2 illustrates the vantage points that will be used in this analysis. Staff note: applicant
should provide an updated Figure 2 that shows add’l viewpoint: intersection of Pearl and
Worth Streets in the city,

View Points

A. Maple Avenue —Approach from West
S. Maple Avenue —Approach from East
C. Sells Sherman Cottages — View from intersection ol Walnut Street and Worth Street
0, MItchell Street — Approach from Wait at Vine Street
E, Mitchell Street — Approach from West at Walnut Street
F. View from Entrance to lower East Hill Recreation Wey
0. Mitchell Street — Approach from East
H. Mltchetl Street — Approach from East, close to East Lawn Cemetery
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F. View from Entrance to lower East Hill Recreation Way
G. Mitchell Street—Approach from East
H. Mitchell Street — Approach from East, near driveway to Black Oak townhouses
I. Intersection of Pearl Street and Worth Street

b. Potential Impacts
The FEAF for the Project indicates that the Project maybe visible seasonally and year round
from publicly accessible vantage points, particularly from those traveling along Maple Avenue
and Mitchell street, either recreationally or as part of a daily commute. The Project will also
be visible to those walking or biking along the East Ithaca Recreation Way, which borders the
Project on the east side.

Both the Town of Ithaca and Tompkins County contain scenic resource inventories that
identify significant views in the East Hill area. There are no identified scenic resources in the
immediate location of this Project that would be irnØacted by the Project.

4 4
The FEAF has identified that the Project is inconsistent with the predominant architectural
scale and character of the neighborhood. The architectural designs for the Project are modern
and institutional, which are particularly out of character with the residential buildings along
the Mitchell Street frontage.

Existing and proposed conditions will be compared. The comparison will be framed in terms of
associating the existing established aesthetic resojrces and neighborhood character in terms
of scale, building massing and articulation, building materials and colors, and architectural
elements/details to the Projectcomponents. The comparison will illustrate any impacts the
Project may have on the existing aesthetics and neighborhood character and will describe
those Project components that may result in changes to views from identified vantage points
through a photo-montage of existing and proposed conditions from those vantage points.

The visual impact analysis will be prepared and include the following:
• Photographs of existing views of the Site identified in Figure 2 during leaf-off conditions
• Photographic perspectives of the Project condition from each critical receptor point,

providing a before/after comparison (streetscape views give a sense of how the buildings
interact with their context)

• View descriptions from critical vantage points of the Project, using photographs and
graphic illustrations

• Discussion of compatibility of the Project with the surrounding visual context
• Discussion of the significance and character of the visual impact of the Project on the

surrounding neighborhood

The following will also be considered:
o Visual renderings and elevations

o Visual simulations from identified vantage points
o Site sections that demonstrate existing and proposed grading and impacts on sight

lines and view sheds
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o Project lighting, including streetlights and other residential or commercial lights,
and the possible impacts of lighting on the surrounding context

c. Mitigation Measures
The following measures will be investigated to mitigate adverse impacts on aesthetic
resources and neighborhood character related to the Project:

• A reduction in the Project’s scale (architectural scale, numbers of units, heights, size
and density of buildings) on part(s) of the site as well as throughout the entire site,
including introducing lower scale buildings along Mitchell Street and breaking building
facades into shorter increments via visible notches throughout the site

• Architectural changes to building design, changes in massing, materials, and façade
articulation

• A reconfiguration of the building layout on part(s) of the site as well as throughout the
entire site

7. Community Services Ia. Existing Conditions
Existing community services for the Project area including government facilities, educational
facilities (e.g., schools, etc.), cultural facilities (e.g., libraries, etc.), religious facilities, hospitals,
health and welfare facilities (including the Gannett Health Services on Cornell University
campus), and emergency services (police, fire and EMS) will be discussed.

b. Potential Impacts f ‘

Potential impacts to the community services that serve the Site will be identified and
described. This includes a quantitative analysis of existing capacity / populations served, and
the increase in population, describing whether such services have the capacity to serve the
Project. r

c. Mitigation Measures L
The DEIS will explore measures to mitigate potential impacts on community services.

8. Recreation

a. Existing Conditions
Existing recreation areas within and in proximity to the Site, including parks, trails, and other
resources will be mapped and discussed.

b. Potential Impacts
Potential impacts to the recreation areas that may serve the Site, both within and around the
Site, will be analyzed. This analysis will also describe the cumulative impacts resulting from
the Project and from other developments on community services that serve the Site, as
described in Chapter 10: Cumulative Impacts. The connectivity to the East Ithaca Recreation
Way to the west of the Site is an important feature of the Project.

c. Mitigation Measures
The following measure will be investigated to mitigate potential impacts on recreation:

N
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• Methods to ensure that the proposed blo-filtration basins, located adjacent to the East
Ithaca Recreation Way, will be fenced or otherwise designed to minimize safety and
slipping hazards for users of the trail

9. Greenhouse Gas Emissions
This section shall analyze the impact of the project in generating greenhouse gases (GHG5),
including all GHG5 resulting from construction and operation of the project, whether generated
onsite or offsite. The analysis of greenhouse gas emissions in the DEIS shall employ the
methodologies specified in the document “Guide for Assessing Energy Use and Greenhouse Gas
Emissions in an Environmental Impact Statement” (hereinafter “the NYS DEC Guide”) published in
2009 by the New York State Department of Environmental Conservation, including assessments of
sources both direct and indirect, stationary and mobile (including vehicle use due to the project),
and comprehending emissions during both the construction phase and during subsequent annual
operation. Estimates of impacts to the environment due to GHG emissions caused by
construction and operation of the project will take into account increases to total greenhouse gas
emissions and total energy consumed if energy for heating is provided by distantly generated
electricity rather than methane burned at the point of use. The applicant has stated that natural
gas will not be used for heating, ventilation, air conditioning, or appliances.

Following analysis of GHG emissions due to the Project, this section shall analyze these impacts in
relation to the target of a minimum 80 percent reduction of GHG emissions from 2008 levels by
2050 set forth in the 2015 Tompkins County Comprehensive Plan and the objective stated in
Cornell’s Climate Action Plan (2013 update) to “reduce Cornell’s carbon emissions to net zero by
the year 2050 or sooner,” and it shall specifically set forth the ways in which this project will
advance these published County and University goals for carbon reduction.

S

Turning then to mitigation measures, this section shall review and assess all the relevant options
listed on pages 12-14 of the NYS DEC Guide, and shall for each option analyze its effect in
mitigating GHG emissions due to the Project, including, where practicable, calculations of the
projected reduction in GHG emissions that would result from each mitigation measure using the
methodology set forth in”the NYS DEC Guide, and shall discuss the possible adoption of each
measure. Where models do not allotv reasonable quantitative analysis, the DEIS will provide
qualitative comparisons of reductions in GHG emissions due to each measure.

1
CHAPTER 4: CONSTRUCTION AND DEMOLITION ACTIVITIES
This Chapter will describe the construction schedule and logistics and examine the anticipated on-site
and surrounding off-site activities. This information will be used to analyze temporary construction
period impacts on traffic, air quality, and noise. It includes a description of construction staging and
activities, erosion and sediment controls during construction, a hazardous materials removal and
abatement plan (if required), removal of non-recyclable construction waste and potential reuse of
other waste materials, mitigation of construction air and noise impacts, and mitigation of
construction impacts on the surrounding environment.
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A discussion of short-term construction employment generation will be included. Construction-
related lighting will be addressed, in addition to time of day and days of week of construction
impacts.

Additionally, a portion of the discussion will focus on demolition of the existing Maplewood
Apartments. Length of demolition, anticipated number of trucks moving material on and off site with
amounts of materials and number of trucks, and where the trucks will be going will be described. The
potential reuse or recycling of existing materials, the recycling of appliances/other materials, and the
proper disposal of materials that cannot be either reused or recycled will be examined.

This Chapter will also describe construction worker parking areas and truck routes used during
construction. Hours of operation during construction, particularly on Saturdays, will be evaluated,
including weekend construction, as potential mitigation for the displacement of a large resident
population. Plans for housing the resident population during construction will also be evaluated.

A section on traffic will be included that will address demand and any potential safety and/or
mitigation measures that may be warranted during the construction period. A construction traffic
analysis will be conducted, including development of traffic volumes for the study area roadway
network for the hour of the day expected to have the highest construction-related trips.

A quantitative air quality analysis will be conducted to determine the potential for air quality impacts
during on-site construction activities and construction-generated traffic on local roadways. Air
pollutant sources would include: combustion exhaust associated with non-road engines (i.e., cranes,
excavators), on-road engines, and on-site activities that generate fugitive dust. A dispersion analysis
of construction activities will be performed to determine the concentration levels for each pollutant
of concern (carbon monoxide, particulate matter, and nitrogen dioxide at nearby sensitive receptor
locations, including residentiI locations. Impact significance will be assessed through comparison of
construction plus background concentrations to the National Ambient Air Quality Standards (NAAQS).

S

A quantified noise analysis will be prepared which will examine potential noise impacts due to
construction-related stationary and mobile sources. Existing noise levels will be determined by noise
measurements performed at at-grad receptor locations. During the most representative worst-case
time period(s), noise levels due to construction activities at each sensitive receptor will be predicted.
Impacts will be assessed using criteria recommended in NYSDEC’s Assessing and Mitigating Noise
Impacts policy guide.

“IL

Soil erosion and sediment control measures that will be implemented during construction will be
described. The development of these measures will be coordinated with the Site’s soil types. The
stormwater management plan will be described and the potential for stormwater effects will be
addressed. Such effects will include (but not be limited to) the cleaning of local roads from
construction vehicles. A discussion will be included regarding construction phasing correlated to the
SWPPP that will be prepared for the Site.

Construction best management practices incorporated in the Project will be described, along with any
additional mitigation necessary to address potential significant adverse impacts.
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Potential mitigation measures for all aspects of the construction phase include:
• Establishment of hours of noise-producing construction activities

• Development of a safe construction/delivery routing plan

• The development of a detailed construction staging plan

• The preparation of a Full SWPPP for the full development of the Site, developed in accordance

with the NYS Stormwater Management Design Manual and the NYS Erosion and Sediment

Control Manual

• Coverage under a NYSDEC SPDES General Construction Permit (GP-O-1O-OO1), with installation

of proper E&S control measures in accordance with the approved SWPPP, and weekly

inspections by a Qualified Professional F
• Governing of the project by the respective town and city guidelines for construction schedule

and local noise ordinances

• Incorporation of mitigation measures, such as erosion and sedimentation best management

practices and reduction in the limits of disturbance (LOD), where possible

• Clear delineation of LOD during construction to reduce encroachment into sensitive or

prohibited areas

• Requirement of all construction equipment to be properly maintained to the highest

standards, with construction vehicles being shut down whenever practicable and no

permitted idling of such vehicles

• Development of safe public access, pedestrian, and bicycle circulation and routes during

construction

• Reuse, recycling and disposal plan for appliances, building materials and other materials

related to the demolition of the existing Maplewood development

CHAPTER 5: EFFECT OF PROJECT ON THE USE AND CONSERVATION OF ENERGY
Staff will consult with ion Bosak and Nick Goldsmith to determine (1) whether or not to limit the EIS
to a study of LEED or Passiv Haus or Zero-Net construction (or require analysis of all three) and (2) if
studying Passiv Haus, then North American standards (“Passive House”) or Central European
standards (“PassivHaus”)?

The FEAF has indicated that the Project could utilize more than 2500 MW hours of electricity per year
and that the Project could require the creation or extension of an energy transmission or supply
system. The Project Sponsor will develop units and buildings that are designed to meet and
potentially exceed NYS Energy Code, and will use a nationally recognized sustainability metric, such as
LEED, as a guideline for best practices.

This chapter shall analyze energy use due to construction and annual operation of the project and
shall include an analysis of design elements that promote energy efficiency and reduce energy
consumption, including (but not limited to) an examination of:

• Passiv Haus and Zero-Net energy construction methods
• Glazing reductions, window reductions, and skylights
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• Building re-orientation to maximize solar access
• Use of air and/or ground-source heat pumps

This chapter shall also investigate the use of alternative energy sources, including (but not limited to):

• Photovoltaic installation (on-site or remote net-metered)
• Wind energy systems (remote net-metered)
• Solar thermal for heating and domestic hot water

This chapter shall include a review and assessment of the mitigation measures to reduce energy use,
including calculations of the projected reduction in energy use that would result from each mitigation
measure. Where models do not allow reasonable quantitative analysis, the DEIS will provide
qualitative comparisons of reductions in energy use due to each measure.

t
CHAPTER 6: REASONABLE ALTERNATIVES
This Chapter of the DEIS will identify, evaluate, and compare reasonable alternatives to the Project.
SEUR requires the DEIS contain a description and evaluation of a range of feasible, reasonable
alternatives to the Project, considering the objectives and capabilities of the Project Sponsor.
Reasonable alternatives are limited to parcels owned by, or under option to, the Project Sponsor, as
the Project Sponsor cannot commit to the control of sites that it does not own. The level of detail will
be conceptual in nature but sufficient to provide an adequate comparison of potential impacts to
enable the Lead Agency to evaluate the positive and negative effects of each when compared to the
Project. A comparative assessment of costs, benefits, and environmental impacts will be examined
for each alternative.

‘C

The DEIS will include the following reasonable alternatives to be considered:

1. No Action
An evaluation of the potential adverse and beneficial impacts that would result in the reasonable,
foreseeable future if the Project is not undertaken will be discussed, as a No Action Alternative is
required under 6 NYCRR 617.9(b)(5) and Section 176-9(B)(5)(e) of the Code.

2. Development in Accordance with Existing Zoning
An evaluation of the potential adverse and beneficial impacts that would result from the full
development of the Site in accordance with the existing zoning under City and Town local
ordinances as an “As-of-Right” alternative will be explored. The municipal boundary between the
City and Town divides the Site into two sections. Currently, the Town portion of the Site is zoned
HDR. This zoning type restricts the provision of, and efficient and sustainable mix of housing types
to accommodate a wide demographic of graduate students within the Site. In the City, the Project
is proposed As-of-Right.

3. Reduced-Scale and Alternative Layout Development Scenarios
An evaluation of the potential adverse and beneficial impacts that would result from a lower
density development than the Project will be described (e.g. fewer units may result in fewer
buildings, fewer parking spaces, shorter buildings, different site layouts, changes in energy
sources, changes in building mass, alternative architectural styles, etc.). The uses will be similar to
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that of the Project. The Reduced-Scale and Alternative Layout Development Scenarios will then be
compared to the Project in terms of costs, benefits, and environmental impacts.

This section will include, but not be limited to, analyses of the following scenarios:
1. Shorter buildings along Mitchell Street — no more than 3-stories tall
2. Residential-style architecture for buildings along Mitchell Street (*example

rooflines, front porches, residential windows — fewer windows, etc.)
3. Fewer units, along with fewer corresponding parking spaces
4. Building mass variations for any apartment buildings along Mitchell Street
5. Re-orientation of buildings to maximize solar access

below- gabled

4fr

3

CHAPTER 8: UNAVOIDABLE ADVERSE EFFECTS
Any impacts thahre likely to occur despite mitigation measures will be identified and discussed in
this Chapter, and will compare the beneficial and adverse implication of such unavoidable impacts.
This discussion will evaluate the following short-term and long-term impacts:

1. Short-Term Unavoidable Impacts
In order to evaluate the impacts of the foreseeable future, this Section will identify and discuss
any impacts that are likely to occur despite mitigation measures, and will compare the beneficial
and adverse implications of such unavoidable impacts.

2. Long-Term Unavoidable Impacts
In order to evaluate the impacts of the prolonged life of the Project, this Section will identify and
discuss any impacts that are likely to occur despite mitigation measures, and will compare the
beneficial and adverse implications of such unavoidable impacts.

CHAPTER 7: IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF RESOURCES
This Chapter will discuss environmental resources that will be lost, converted, or made unavailable
over the short and long term as a result of the Project. The Chapter will evaluate both the
construction phase and the operating phase.

24



Clean copy — all changes incorporated up to 7/12/16 PB mtg

CHAPTER 9: GROWTH-INDUCING ASPECTS
This Chapter will identify any growth-inducing aspects of the Prolect, including economic, population,
and employment growth. The Project will result in increased population and density, and will create
additional demand for public services, facilities, and infrastructure. Potential impacts may also
include an increase in demand for public services, facilities, and infrastructure. It will describe the
impact of the area near surrounding communities.

CHAPTER 10: CUMULATIVE IMPACTS
The ElS will analyze the cumulative impacts of the Project and of approved or recently completed
independent projects that are in close enough proximity to the Project to affect the same resources.
The resources that may be affected by both the Project and by other independent projects are the
transportation network, utility infrastructure, and community services. The Transportation and
Circulation, Utilities, and Community Services sections in Chapter 3 of the ElS will include these
cumulative impacts analyses. For purposes of the cumulative impacts analyses, approved projects
include those that have received preliminary approval, as well as those that have received final
approval and are awaiting or undergoing construction. The analyses will examine the cumulative
impacts from the Project and from approved and recently completed projects within an
approximately 2/3 mile radius of the Project (see Figure 3).

FIGURE 3—PROJECTS WITHIN 2/3 MILE OF MAPLEWOOD
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For the cumulative impacts analysis in the Utilities section, the geographic location of the
independent projects is expanded to include all independent projects located in the Town or City of
Ithaca that utilize the same utility infrastructure as would serve the Project (for example, a sewer
interceptor that would convey sewage from both the Project and from an independent approved
project located in the Town or City).

The EIS will also analyze the Project’s impacts on potential future developments in the South Campus
Precinct, which area is delineated in the 2008 Cornell Master Plan for the Ithaca Campus (“Master
Plan”). Areas located within the South Campus Precinct include the Project area, East Hill Village
(present location of East Hill Plaza), Cornell Park (east of East Hill Village)/and the service and
administrative areas of the Humphrey Service Building complex. The analysis will examine the
Project’s impacts on, and compatibility with, the South Campus Precinct’s guidelines, initiatives, and
development parameters. For example, the analysis will examine whether the Project buildings’
locations would prevent the construction of pedestrian connections or other transportation
improvements that are described in the Master Plan, or would affect views within the South Campus
Precinct that the Master Plan identifies for preservation and enhancement.

4
In addition, the EIS will analyze the cumulative impacts of the Project and any projects within the
South Campus Precinct that are pending before the Ithaca Town Board or Planning Board at any time
up to FEIS acceptance. The ElS will also include a qualitative analysis of cumulative impacts of the
Project and of projects within the South Campus Precinct if that Precinct were to be developed to its
full potential per the Master Plan’s development parameters. While the Master Plan describes a
number of potential projects within the Precinct, their implementation is too speculative for them to
be included in the cumulative impacts analysis at a more detailed quantitative level unless they have
been proposed to the Town. The Master Plan states that it makes no assumptions about which
projects will be undertaken, explains it is a living document that should be updated every five to ten
years over its 30+ year life, and describes an internal Cornell process to approve projects that vary
from the Master Plan. In addition, the Master Plan lists a number of substantial actions that would
have to occur before East Hill Village could develop as described in the Master Plan, including the
removal of the following buildings and the relocation of their uses: CISER building, East Hill Plaza
buildings, gas station, fast fo&f restaurant, bank, and hotel. Finally, the East Hill Village development
cannot occur without rezoning, which is at the discretion of the Town Board. For all of these reasons,
the implementation of the potential projects in the Master Plan is too speculative for these projects
to be analyzed at a detailed quantitative level unless they have been proposed to the Town.

The EIS will discuss mitigation strategies to minimize potential cumulative impacts that the analyses
identify. The DEIS will also note any future environmental documentation efforts to be conducted
with future South Campus Precinct projects.

REFERENCES
References for all materials utilized in the development of the DEIS will be provided. This includes,
but is not limited to, comprehensive plans, regulations, ordinances, other land development
approvals, and other published studies.
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APPENDICES
All relevant correspondences, technical studies, reports, engineering and design documents,
environmental assessments, and analyses that were relied upon in preparing the DEIS will be
provided as an Appendix. Documents will include, but are not limited to, the following:

• Engineering Drawings and Details concerning the proposed development
• Environmental Phase I and II ESA
• PDZ document
• Stormwater Pollution Prevention Plan
• Phase 1A Cultural Resource Survey
• Biological Field Survey Data
• Traffic Impact Studies
• Utility Models and Analyses
• Scoping Documentation

• SEOR Documentation
• Correspondence

FIGURES
Figure 1: Site Location and Traffic Study Area
Figure 2: View Point Locations for Aesthetic Resources Study
Figure 3: Projects within 2/3 Mile of Maplewood

TABLES
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Proposed PB Resolution: Recommendation to the Town Board Regarding a Proposed
Local Law Amending the Zoning Chapter of the Town of
Ithaca Code Regarding the Keeping of Domestic Animals in
the Conservation Zones and the Keeping of Chickens in the
Medium Density Residential Zones
Town of Ithaca Planning Board
July 19, 2016

WHEREAS: The Codes and Ordinances Committee has drafted amendments to the Zoning
Chapter of the Town of Ithaca Code regarding the keeping of domestic animals in the
Conservations Zones and the keeping of chickens in the Medium Density Residential Zones,
and

WHEREAS: The Town Board has referred the proposed local law to the Planning Board for
review and recommendations, and

WHEREAS: The Town of Ithaca Planning Board held a public hearing on this matter and has
reviewed and discussed the proposed local law at its meeting on July 19, 2016,

NOW, THEREFORE, BE IT RESOLVED: That the Town of Ithaca Planning Board hereby
recommends that the Town Board of the Town of Ithaca adopt the proposed local law amending
the Zoning Chapter of the Town of Ithaca Code regarding the keeping of domestic animals in
the Conservations Zones and the keeping of chickens in the Medium Density Residential Zones,
(with the following revisions).



TOWN OF ITHACA

LOCAL LAW NO. OF THE YEAR 2016

A LOCAL LAW AMENDING THE TOWN OF ITHACA CODE, CHAPTER 270 ENTITLED
“ZONING”, REGARDING THE KEEPING OF DOMESTIC ANIMALS EN THE

CONSERVATION ZONE AND THE KEEPING OF CHICKENS IN
MEDIUM DENSITY RESIDENTIAL ZONES

Be it enacted by the Town Board of the Town of Ithaca as follows:

Section 1. Chapter 270 (Zoning), Article V (Conservation Zones) of the Town of Ithaca
Code, §270-14 titled “Permitted accessory buildings or uses” is amended by adding a new
subsection J reading as follows:

“J. The keeping of domestic animals in accessory buildings, provided that no such
building shall be nearer than 30 feet to any lot line of any adjoining owner, and
further provided that there shall be no raising of fur-bearing animals, or kennels for
more than three dogs over six months old.”

Section 2. Chapter 270 (Zoning), Article IX (Medium Density Residential Zones) of the
Town of Ithaca Code, §270-68 titled “Permitted accessory buildings and uses” is amended by
adding a new subsection K reading as follows:

“K. The keeping of chickens, provided that:

(I) No more than six hens shall be allowed on each lot;

(2) No roosters shall be allowed;

(3) Coops shall be located in the rear yard and be located no less than 20 feet from
any property line;

(4) Coops and enclosures must be kept in a neat and sanitary manner and must be
cleaned on a regular basis so as to prevent offensive odors;

(5) Chickens must be kept in a humane condition;

(6) Chicken feed must be stored in rodent-proof containers; and

(7) Chickens shall be confined at all times to the property on which they are kept.”

Section 3. In the event that any portion of this law is declared invalid by a court of
competent jurisdiction, the validity of the remaining portions shall not be affected by such
declaration of invalidity.

06/24./16 1



Section 4. This local law shall take effect immediately upon its filing with the New York
Secretary of State.
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PLANNING DEPARTMENT MEMO

To: Planning Board

From: Susan Ritter, Director of Planning

Date: July 12, 2016

Subject: Draft Solar Law

Attached is a proposed local law related to solar facilities that will revise/replace the current
language in Town Code §270-219.1, titled “Solar collectors and installations”. The town’s
existing law pertaining to solar facilities restricts ground mounted freestanding solar collectors
to no more than 1,000 square feet of total surface area. Ground mounted solar collectors within
this size limit are adequate for serving single family homes, but are too small to serve the

energy needs of multi-family dwellings or the many commercial, institutional and other non
residential uses in the Town. Planning Board members may recall that the Longhouse
Cooperative required site plan approval (triggered by site plan modification requirements) and
a variance from the Zoning Board of Appeals for their 2000 sq. ft. ground mounted system.
This approval process took upwards of 2-3 months for a relatively modest sized solar energy
system. In addition, remote net metering of solar energy (energy generated on-site is credited

to an off-site location(s)) and community distributed generation (energy credits are distributed

to community members invested in a solar project) are making development of large-scale

solar facility projects, “solar farms”, an attractive renewable energy option. In order to
facilitate a range of solar energy development opportunities in the town, and implement the
Comprehensive Plan’s recommendation of revising Town regulations “to facilitate local
renewable energy production and use”, the Town Board proposes to revise the current
regulations.

The proposed solar law retains the current provisions for rooftop and building mounted
photovoltaic solar energy systems. The current law permits these facilities in all zones with no
size restrictions and no requirements for site plan approval (including no site plan
modification requirements). The law adds provisions for solar-thermal energy systems that
are very similar to the provisions for rooftop and building-mounted photovoltaic systems. The
major changes largely pertain to ground mounted systems and include the following elements:

Establishment of three size categories (small, medium, large) for ground mounted solar
systems based on the solar facility footprint size (the surface area taken up by the rows of
solar panels and the space between rows). Each category is further described in the bullet

items below.
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o Small scale ground mounted systems (up to 2,000 sq. ft.) can bean accessory and/or

principal use by right in all zoning districts subject to applicable requirements for

setback, height, and lot coverage and issuance of a building permit.

o Medium scale ground mounted systems (up to 7,000 sq. ft.) can be an accessory

and/or principal use in certain zones, subject to applicable requirements for setback,
height, lot coverage and issuance of a building permit. Site plan approval is required
for their installation in certain residential zones.

o Large scale ground mounted system (up to 10 acres in size) can be an accessory

and/or principal use in a limited number of zoning districts. Site plan approval is

required for all large scale installations, along with design standards,

decommissioning requirements and requirements addressing setback, height, and lot

coverage.

Also attached is an information sheet containing setback and site plan review requirements for
ground mounted systems by zoning district—where they are allowed. The top table is for
ground mounted systems as an accessory use and the bottom table is for ground mounted
systems as a principal use.

Att.
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TOWN OF ITHACA

LOCAL LAW NO. OF THE YEAR 2016

A LOCAL LAW AMENDING THE TOWN OF ITHACA CODE, CHAPTER 270 ENTITLED “ZONING,”
TO REVISE PROVISIONS RELATED TO SOLAR FACILITIES

Be it enacted by the Town Board of the Town of Ithaca as follows:

Section 1. Chapter 270, entitled “Zoning,” of the Town of Ithaca Code, Article Ill, entitled
“Terminology,” is amended by adding the following definitions to Section 270-5, entitled “Definitions”:

PHOTOVOLTAIC SOLAR ENERGY SYSTEM — A solar energy system that converts solar energy directly
into electricity using photovoltaic cells.

SOLAR FACILITY FOOTPRINT--the maximum occupied surface area taken up by the rows of solar
panels and the space between the rows.

SOLAR-THERMAL ENERGY SYSTEMS--solar energy systems that directly heat water or other liquid
using sunlight. The heated liquid is used for such purposes as space heating and cooling, domestic
hot water, and the heating of pool water.

Section 2. Chapter 270, entitled “Zoning,” of the Town of Ithaca Code, Article XXVI, entitled
“Special Regulations,” is amended by deleting Section 270-219.1, entitled “Solar collectors and
installations,” and replacing it with the following:

“ 270-219.1 Solar energy systems.

A. Purpose. The purpose of this chapter is to facilitate the development and operation of renewable
energy systems based on sunlight, because it is in the public interest to provide for and encourage
renewable energy systems and a sustainable quality of life, in accordance with the Town of Ithaca
Comprehensive Plan. Solar energy systems are appropriate in all zoning districts when measures are
taken, as provided in this section, to minimize adverse impacts on neighboring properties and protect
the public health, safety and welfare.

B. Applicability.

(1) The requirements of this section shall apply to all solar energy systems modified or installed
after the effective date of this section.

(2) Solar energy systems are permitted in all Town zones, including Planned Development Zones,
subject to the requirements described below.

C. General Requirements.

(1) Building Permits: are required for all solar energy systems.



(2) The setbacks and approval required for each type of solar energy system, are summarized in
Table x below, titled “Setback and Yard Requirements for Ground-Mounted Solar Energy
Systems,” and are further described below.

(3) Qualified Installer: All solar energy installations must be performed by a qualified solar installer,
and prior to issuance of a Certificate of Compliance, must be inspected by a Town Code
Enforcement Officer or by an appropriate electrical inspection person or agency, as determined
by the Town. In addition, any connection to the public utility grid must be approved by the
appropriate public utility.

(4) Storage Batteries: When solar storage batteries are included as part of the solar energy system,
they must be placed in a secure container or enclosure meeting the requirements of the New
York State Building Code when in use and when no longer used shall be disposed of in
accordance with the laws and regulations of Tompkins County and other applicable laws and
regulations.

(5) In the event of inconsistency between the provisions in this Section 270-219.1 and other
provisions in Chapter 270 or Chapter 271 (such as setback or height requirements), the
provisions in Section 270-219.1 shall govern.

D. Rooftop and Building-Mounted Photovoltaic Solar Energy Systems. The following standards are
applicable to rooftop and building-mounted photovoltaic solar energy systems:

(1) Permitted in all zones.

(2) No size thresholds, except as limited by the New York State Uniform Fire Prevention and
Building Code.

(3) No site plan approval is required; changes to, or the addition of, rooftop or building-mounted
photovoltaic solar energy systems will not trigger site plan modification requirements.

(4) Safety. No roof-mounted photovoltaic solar energy system shall be located in a manner that
would cause the shedding of ice or snow from the roof into an open porch, stairwell or
pedestrian travel area.

E. Solar-Thermal Energy System5 (Rooftop, Building-Mounted and Ground Mounted). In addition to
the standards in section F below, the following standards are applicable to solar-thermal energy
systems:

(1) Permitted in all zones as an accessory use.

(2) No size thresholds, except as limited by the New York State Uniform Fire Prevention and
Building Code.

(3) Setbacks for ground mounted solar-thermal energy systems shall be the same as those listed in
Subsection G below for ground mounted photovoltaic solar energy systems.

(4) No lot coverage standards apply.
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(5) No site plan approval is required; changes to, or the addition of, solar-thermal energy systems
will not trigger site plan modification requirements.

(6) Safety. No roof-mounted solar-thermal energy system shall be located in a manner that would
cause the shedding of ice or snow from the roof into an open porch, stairwell or pedestrian
travel area.

F. Standards Applicable To All Ground Mounted Photovoltaic and Ground Mounted Solar-Thermal
Energy Systems.

(1) Height: the maximum height for all ground mounted systems is 25 feet when system is oriented
at maximum tilt.

(2) Installation of solar energy 5ystem5 are prohibited in:

(a) required open space,

(b) required buffers, or

(c) park set-aside areas required as a condition of subdivision approval.

(3) Maintenance: The owner or operator shall maintain the facility in good condition. Maintenance
shall include, but not be limited to, structural repairs and integrity of security measures.

(4) Abandonment: If a solar energy system ceases to perform its originally intended function for
more than 12 consecutive months, the property owner shall remove the collectors, plates,
piping, mounts and associated equipment and facilities by no later than 150 days after the end
of the twelve-month period.

(5) Solar energy systems may be built across common lot lines by mutual agreement among all
property owners. Mutual easements allowing such systems are required where lot ownership is
not identical. Solar energy systems that are built across common lot lines may be a principal use
on one or more lots, and/or an accessory use on one or more lots, provided that the use is
allowed in the relevant zone.

G. Additional Standards for Ground Mounted Photovoltaic Solar Energy Systems.

(1) Ground mounted photovoltaic systems are divided into 3 size categories, as follows:

(a) Small Scale Ground Mounted Photovoltaic System: have a total solar facility footprint of
2,000 square feet or less.

(b) Medium Scale Ground Mounted Photovoltaic System: have a total solar facility footprint of
more than 2,000 square feet and less than 7,000 square feet.

(c) Large Scale Ground Mounted Photovoltaic System: have a total solar facility footprint
greater than 7,000 square feet. and less than 10 acres.

(2) Standards Applicable To Ground Mounted Photovoltaic Systems Based on Scale Size:

(a) Small Scale Photovoltaic Solar Energy System Standards:

[1] Permitted in all zones as principal and accessory uses.
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[2] setbacks (measured from the lot line to the closest part of the photovoltaic solar energy
system):
[i] 25 feet minimum from side and rear yard lot lines.
[ii] Minimum setback from front lot line equals the maximum number of feet for

required front yards in the zone, except in Light Industrial, Industrial and Planned
Development Zones.

[iii] In Light Industrial, Industrial and Planned Development Zones, minimum setback
from front lot line is 50 feet.

[3] Lot coverage: The solar facility footprint of the system, when combined with all other
buildings and structures on the lot, shall not exceed 120% of the maximum lot coverage,
building area, and yard occupancy requirements for the zone.

[4] Site plan review: Not required, unless the photovoltaic solar energy system is part of an
overall new development plan or modification of an existing plan that otherwise triggers
site plan review.

(b) Medium Scale Photovoltaic Solar Energy System Standards:

[1] Permitted Use:

[i] Accessory use in the following zones: Medium Density Residential, High Density
Residential, Mobile Home Park, Multiple Residence, Conservation, Neighborhood
Commercial, Community Commercial, and Planned Development Zones.

[ii] Principal and accessory uses in the following zones: Agricultural, Low Density
Residential, Light Industrial, Industrial, and Office Park Commercial Zones.

[2] Setbacks (measured from the lot line to the closest part of the photovoltaic solar energy
system):

[i] 60 feet minimum from a lot line (except a front lot line) that abuts property in any
zone except a commercial or industrial zone.

[ii] 3D feet minimum from a lot line (excepts front lot line) that abuts property in a
commercial or industrial 2one.

[Hi] Minimum setback from front lot line equals the maximum number of feet for
required front yards in the zone, except in Light Industrial and Industrial Zones.

[iv] In Light Industrial, Industrial and Planned Development Zones, minimum setback
from front lot line is 50 feet.

[3] Lot coverage: The solar facility footprint of the system, when combined with all other
buildings and structures on the lot, shall not exceed 120% of the maximum lot coverage,
building area, and yard occupancy requirements for the zone.

[4] Site plan review:
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[i] Required in Low Density Residential, Medium Density Residential, and High Density
Residential Zones.

[ii] In other zones, not required unless the photovoltaic solar energy system is part of
an overall new development plan or modification of an existing plan that otherwise
triggers site plan review.

[5] Design Standards:

[i] Fencing: When fencing is installed, barbed wire shall not be utilized.

[h] Glare: Photovoltaic solar energy systems and other facilities shall be designed and
located in order to minimize reflective glare toward roads or any habitable or
occupiable building on adjacent properties.

(c) Large Scale Photovoltaic Solar Energy System Standards:

[1] Permitted use:

[i] Principal and accessory uses in the following zones: Agricultural, Low Density
Residential, Office Park Commercial, Light Industrial, Industrial, and Planned
Development Zones.

[hi Accessory use only in the following zone: Medium Density Residential Zone.

[2] Setbacks (measured from the lot line to the closest part of the photovoltaic solar energy
system):

[i] 75 feet minimum from a lot line that abuts property in any zone except a
commercial or industrial zone.

[ii] 40 feet minimum from a lot line that abuts property in a commercial or industrial
zone.

[Hi] roads, landscaping and fencing may occur within the setback.

[3] Lot coverage: The coverage of photovoltaic solar energy systems shall not count in the
computation of lot coverage, building area, and yard occupancy.

[4] Site plan review is required prior to construction, installation or modification. In
addition to the requirement for site plan review per Town Code § 270-186, the following
additional information is required to be submitted as part of the site plan application:

[i] Utility Notification: Submission of documentation from the utility company that
operates the electrical grid where the installation is to be located acknowledging the
photovoltaic solar energy systems will be connected to the utility grid in order to sell
electricity to the public utility. Off-grid systems shall be exempt from this
requirement.

[ii] Safety: The owner/operator shall provide evidence that a copy of the site plan
application has been submitted to the appropriate Fire Chief (Ithaca Fire
Department or Cayuga Heights). All means of shutting down the photovoltaic solar
energy system shall be clearly marked on the site plan and building permit
applications.
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[iii] Operation & Maintenance Plan: Submission of a plan for the operation and
maintenance of the facility, to include measures for maintaining safe access,
operational maintenance of the photovoltaic solar energy system, and general
property upkeep, such as mowing and trimming.

[iv] Decommissioning Plan: Submission of a decommissioning plan to be implemented
upon abandonment, or cessation of activity, or in conjunction with removal of the
facility to ensure that the site will be restored to a useful, and nonhazardous
condition, with a time frame provided for the completion of the work.

[5] Design Standards:

[i] Fencing:

a) Barbed wire shall not be utilized.

b) When fencing will enclose the perimeter of the site or facility, wildlife friendly
fencing that allows the passage of small mammals and reptiles and is designed
to minimize wildlife injury and death due to entanglement or strangulation shall
be used on sites having a solar facility footprint greater than 5 acres. Exceptions
can be made by the Planning Board for sites that are not in rural locations and
have limited surrounding wildlife habitat.

[ii] Vegetation Clearing: Removal of trees and other existing vegetation shall be limited
to what is necessary for the construction, operation and maintenance of the
photovoltaic solar energy system.

[iii] Glare: Photovoltaic solar energy systems shall be designed and located in order to
minimize reflective glare toward roads and any inhabited building on adjacent
properties.

[iv] Roads: Roadways within the site shall be designed to minimize the width and extent
of roadway construction and soil compaction.

[v] Screening/buffering: Based on site specific conditions, including topography,
adjacent structures, and roadways, reasonable efforts shall be made to minimize
visual impacts by preserving natural vegetation, and providing landscape screening
to abutting residential properties and roads, but should not result in shading
photovoltaic solar energy systems.

[vi] Lighting: All lighting on the site related to the photovoltaic solar energy system shall
comply with the Town’s Outdoor Lighting Law and be limited to that required for
safety and operational purposes.

[vii] Signage: All signage shall comply with the Town’s Sign Law. A sign shall be
displayed on or near the main access point identifying the owner and providing a
24-hour emergency contact phone number.

[viii] Utility Connections: Reasonable efforts shall be made to place all utility lines from
the photovoltaic solar energy system underground, depending on appropriate soil
conditions, shape, and topography of the site and any requirements of the utility
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provider. Electrical transformers for utility interconnections may be above ground if
required by the utility provider.

[6] Decommissioning:

[i] In the event the photovoltaic solar energy system is not completed and functioning
within 18 months of the issuance of the final site plan approval, the Town may
notify the operator and/or owner to complete construction and installation of the
facility within 180 days of the date of notification. If the owner and/or operator fail
to perform, the Town may notify the owner and/or operator to implement the
decommissioning plan.

[U] If a photovoltaic solar energy system ceases to perform its originally intended
function for more than 12 consecutive months, the owner and/or operator shall
implement the decommissioning plan to include, but not be limited to:

a) Removal of above-ground and below-ground equipment, structures and
foundations.

b) Restoration of the surface grade and soil after removal of equipment.

c) Revegetation of restored soil areas with native seed mixes, excluding any
invasive species.

[iii] If the owner and/or operator fails to fully implement the decommissioning plan
within 180 days, —then in addition to other remedies provided by this article or
chapter, by New York Town Law §268, or by law or equity, the Town may utilize the
following procedure to remove a photovoltaic solar energy system and/or
implement a decommissioning plan:

a) The Code Enforcement Officer may order removal of such photovoltaic solar
energy system and/or implementation of the decommissioning plan by written
notice to the owner or person, company or other entity having control of the
system, or to the owner of the lot on which such system is located. The notice
shalt set forth a deadline by which such removal and/or plan implementation
must be completed. Said notice shall further advise that, should the violator fail
to so act within the established deadline, the removal and/or plan
implementation may be performed by a designated governmental agency or a
contractor, with the expense thereof to be charged to the violator and/or to
become a lien against the premises.

b) If the photovoltaic solar energy system is not removed and/or the actions in the
decommissioning plan are not completed within the period set forth in the
Town’s notice or Town Board’s decision after any appeal thereof pursuant to
subsection d below, the Town may enter the premises to remove the system,
cause the removal to be performed, and/or implement the decommissioning
plan. The Town’s entry onto such premises shall be pursuant to an agreement
between the Town and landowner. If no agreement exists or can be obtained in
a timely manner, the Town may seek a warrant from a court of competent
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jurisdiction for access to the premises and/or may seek a court order requiring
or authorizing all actions reasonably necessary to remove the system and/or
implement the decommissioning plan, with the costs of such actions the sole
responsibility of the violator.

c) The Town shall present the landowner with a bill for all costs and expenses
incurred by the Town in connection with the photovoltaic solar energy system
removal and/or decommissioning plan implementation. If the landowner shall
fail to pay such costs and expenses within 15 days after the demand for same,
or within 30 days of the final decision on any administrative or judicial contest
the landowner may pursue, then such unpaid costs, expenses and interest (at
the statutory interest rate for money judgments in New York State courts)
incurred from the date of the system removal and/or completion of the
decommissioning plan shall constitute a lien upon the land on which such
removal was undertaken. A legal action or proceeding may be brought to
collect such costs, expenses, interest, and recoverable attorney’s fees, or to
foreclose such lien. As an alternative to the maintenance of any such action, the
Town may file a certificate with the Tompkins County Department of
Assessment stating the costs and expenses incurred and interest accruing as
aforesaid, together with a statement identifying the property and landowner.
The Tompkins County Department of Assessment shall in the preparation of the
next assessment roll assess such unpaid costs, expenses and interest upon such
property. Such amount shall be included as a special ad valorem levy
(administered as a move tax) against such property, shall constitute a lien, and
shall be collected and enforced in the same manner, by the same proceedings,
at the same time, and under the same penalties as are provided by law for
collection and enforcement of real property taxes in the Town of Ithaca. The
assessment of such costs, expenses and interest shall be effective even if the
property would otherwise be exempt from real estate taxation.

d) Appeals of notices and Town bills. Any person receiving a notice to remove a
photovoltaic solar energy system and/or implement a decommissioning plan, or
a bill for Town costs and expenses, may appeal to the Town Board by, within 15
days of receipt of such notice or bill, delivering to the Town Clerk at the Town
offices an Appeal requesting a reconsideration and administrative hearing
before the Town Board. Such Appeal shall state the basis for the request for
reconsideration and shall be accompanied by any supporting materials. Failure
to serve such an Appeal within 15 days shall be deemed a waiver of any claim or
defense that the notice or bill is not justified, and the violator shall comply with
the requirements of the notice or pay the bill. If the Appeal is timely filed, the
Town Board shall, within 40 days of the filing, hold a hearing and, based upon
any relevant materials presented by the Town and the appellant, shall issue a
resolution deciding the Appeal within 30 days after the hearing. Such resolution
shall be filed with the Town Clerk, who shall arrange for delivery of a copy of the
decision to the appellant within 5 days after such filing, at the address for such
person designated in the Appeal or at such other address as the appellant may
thereafter designate in writing to the Town Clerk. The Town Board’s decision
after the hearing shall constitute a final agency action.”

8



Section 3. If any provision of this local law is found invalid by any court of competent
jurisdiction, 5uch invalidity shall not affect any other provisions of this local law, which shall remain in
full force and effect.

Section 4. This local law shall take effect immediately upon its filing with the New York
Secretary of State.
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Proposed PB Resolution: Recommendation to the Town Board Regarding a Proposed
Local Law Amending the Zoning Chapter of the Town of
Ithaca Code Revising Provisions Related to Solar Facilities
Town of Ithaca Planning Board
July 19, 2016

WHEREAS: The Codes and Ordinances Committee has drafted a local law amending the Town
of Ithaca Code, Chapter 270 Entitled “Zoning”, to revise provisions related to solar facilities, and

WHEREAS: The Town Board has referred the proposed local law to the Planning Board for
review and recommendations, and

WHEREAS: The Town of Ithaca Planning Board held a public hearing on this matter and has
reviewed and discussed the proposed local law at its meeting on July 19, 2016,

NOW, THEREFORE, BE IT RESOLVED: That the Town of Ithaca Planning Board hereby
recommends that the Town Board of the Town of Ithaca adopt the proposed local law amending
the Town of Ithaca Code, Chapter 270 Entitled “Zoning” to revise provisions related to solar
facilities, (with the following revisions).



WORKING COPY: Setback and Yard Requirements For GroundMounted* Solar Energy Systems

GROUND-MOUNTED

4f SOLAR ENERGY
SMALL SCALE ACCESSORY USE MEDIUM SCALE ACCESSORY LARGE SCALE ACCESSORY USE

(up to 2,000 sqft) USE: (>2,000 sqft - 7,000 sqft) (>7,000sqft -10 acres)
Cf. SYSTEMS Site Plan Site Plan

AS ACCESSORY USES Front Rear Front Rear Side Review Front Rear Side Review
Side Yard

Zones Yard Yard Yard Yard Yard Req’d? Yard Yard Yard Reg’d?

C Conservation 75’ 25’ 25’ - 30u160t** 30/60** - — —

AG Agricultural 60’ 25’ 25’ 60’ 30h/60** 30/60** 751** 40h/75t** 40u/75** y

LR Lakefront Residential 60’ 25’ 25’ - — — - — —

LDR Low Density Residential 60’ 25’ 25’ 60’ 30/60** 30/601** 75’** 40h/75t** 4Q’/75t**

MDR Medium Density Residential 50’ 25’ 25’ 50’ 30/60** 30/601** y 75t** 40u/75I** 40/75** y

HDR High Density Residential 50’ 25’ 25’ - 30/60** 30/60** y - — —

MHP Mobile Home Park 20’ 25’ 25’ - 30/60** 30t/60** - — —

MR Multiple Residence 50’ 25’ 25’ - 30760** 30’/60’ - — —

NC Neighborhood Commercial 50’ 25’ 25’ - 30/60** 30u1601** - — —

OPC Office Park Commercial 50’ 25’ 25’ 50’ 30Y60** 30h/601** 751** 40/75** 40I75**

CC Community Commercial 50’ 25’ 25’ - 30Y60** 30h/601** - — —

VFR Vehicle Fueling and Repair 50’ 25’ 25’ - — — - — —

LHCZ Limited Historic Commercial 25’ 25’ 25’ - — — - — —

LC Lakefront Commercial 50’ 25’ 25’ - — — - — —

LI Light Industrial 50’ 25’ 25’ 50’ 30u/60** 30h/601** 75’** 40/75** 4Ø’/75’** Y

I______ Industrial 50’ 25’ 25’ 50’ 30u/60** 30h/601** 75’** 40/75** 40I75** Y

PDZ Planned Development Zone 50’ 25’ 25’ 50’ 30/60** 30h/601** 75** 40u/75** 4Q’/75’** y

GROUND-MOUNTED
4’ SOLAR ENERGY

SMALL SCALE PRINCIPAL USE: MEDIUM SCALE PRINCIPAL LARGE SCALE PRINCIPAL USB
c- (up to 2,000 sqft) USE: (>2,000 sqft - 7,000 sqft) (>7,000sqft -10 acres)

cP” SYSTEMS Site Plan Site Plan
AS PRINCIPAL USES Front Rear Side Front Rear Side Review Front Rear Side Review

Zones Setback Setback Setback Setback Setback Setback Req’d? Setback Setback Setback Reg’d?

C Conservation 75’ 25’ 25’ - — - - — —

AG Agricultural 60’ 25’ 25’ 60’ 30/60** 30h/601** 75** 40h/75** 4Q’/75’**

LR Lakefront Residential 60’ 25’ 25’ - — — - — —

LDR Low Density Residential 60’ 25’ 25’ 60’ 30u/60** 301601** y 75** 40/751** 407751** y

MDR Medium Density Residential 50’ 25’ 25’ - — — - — —

HDR High Density Residential 50’ 25’ 25’ - — — - — —

MHP Mobile Home Park 20’ 25’ 25’ - — — - — —

MR Multiple Residence 50’ 25’ 25’ - — — - — —

NC Neighborhood Commercial 50’ 25’ 25’ - — — - - —

OPC Office Park Commercial 50’ 25’ 25’ 50’ 30/60t** 30u/60** 75t** 40tI75** 40/75**

CC Community Commercial 50’ 25’ 25’ - — — - — —

VFR Vehicle Fueling and Repair 50’ 25’ 25’ - — — - — —

LHCZ Limited Historic Commercial 25’ 25’ 25’ - — — - — —

LC Lakefront Commercial 50’ 25’ 25’ - — — - — —

LI Light Industrial 50’ 25’ 25’ 50’ 30u160f** 30/60** 75** 407751** 40f75**

I Industrial 50’ 25’ 25’ 50’ 30u160t** 30h/60** 75** 40/751** 4Q’/75’**

PDZ Planned Development Zone See Chapter 271 provisions for each PDZ

Notes related to both charts:

* Roof-Mounted and Solar Thermal Energy Systems do not have setback requirements.

**Lower number = lot lines abutting C and I zones.
Higher number = lot lines abutting all other zones.

- Indicates the use is not permitted

WORKING copy- Setback & Yard Reqmts For Ground Mounted Solar 6-2016.xls (revised 6121/2016)


