
TOWN OF ITHACA PLANNING BOARD MEETING 
Tuesday, February 16, 2016 

215 N. Tioga Street, Ithaca, NY  14850 
 

 
Town Planning Board Members Present: Fred Wilcox (Chair), Joseph Haefeli, Liebe Meier Swain, 
Jon Bosak 
 
Town Staff Present: Susan Ritter, Director of Planning; Chris Balestra, Planner; Bruce Bates, 
Director of Code Enforcement; Lorraine Moyniham-Schmitt, Attorney for the Town; Deb DeAugis-
tine, Deputy Town Clerk 
 
Call to Order 
Mr. Wilcox called the meeting to order at 7:05 p.m. and accepted the secretary’s posting and 
publication of the public hearing notices.  
 
 
AGENDA ITEM 
SEQR Determination: Verizon Wireless Rooftop Telecommunications Facility, 1100 Danby Road 
 
Mr. Wilcox pointed out that the agent, Mr. Brenner, called from Rochester to inform staff that he 
could not make it to the meeting. He wanted to postpone the action, but Mr. Wilcox thought the 
board could handle the application without anyone present to represent the applicant.  
 
Ms. Balestra had his phone number and said he was on standby to answer any questions. She said 
that the antenna itself meets the streamlined provisions of the town’s telecommunications law and 
therefore requires only a building permit; however, any equipment associated with it on the ground 
level needs site plan approval. 
 
Ms. Meier Swain wondered why they requested a 6-foot fence as opposed to the 8-foot fence required 
by the law.  
 
Ms. Balestra explained that the planning board has the authority to waive that requirement, so she 
added it to the resolution. The 8-foot requirement in the law is for towers themselves, and she thinks 
that when the law was written the equipment needing to be protected was thought to be more 
substantial. She doesn’t think the town anticipated these small cell distribution systems. When they 
did the streamlined provisions, they just carried it over.  
 
Mr. Bosak said it’s not just the size of the fence, it’s the location. The 8-foot fence might be appropri-
ate for Coy Glen, where it’s out in the woods, but in this case, it’s butted up against the side of a 
hotel and would be excessive. 
 
Ms. Meier Swain asked whether the light would be visible above the fence.  
 
Ms. Balestra responded that the light will be on a mounting bracket and is supposed to be facing 
down. It’s a task light; it’s not supposed to be on all the time. 
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PB Resolution No. 2016-11: SEQR, Verizon Wireless Rooftop Telecommunication Facility, 1100 
Danby Road, Tax Parcel No. 37.1-1-9 
 
Moved by Liebe Meier Swain; seconded by Joseph Haefeli 
 
WHEREAS: 
 
1. This action is Consideration of Preliminary and Final Site Plan Approval for the proposed 

rooftop telecommunication facility located at 1100 Danby Road (NYS Route 96B), Town of Itha-
ca Tax Parcel No. 37.1-1-9, Neighborhood Commercial Zone.  The proposal involves the installa-
tion of a wireless telecommunications cabinet and accessory structures on a 6’ by 8’ +/- concrete 
pad with a wooden stockade fence surrounding it, along with one 28.7”+/- tall antenna, mounted 
on the ridge of the Country Inn & Suites Hotel. Garuda Hotels, Inc., Owner; Upstate Cellular 
Network d/b/a Verizon Wireless, Applicant; Robert J. Brenner, Nixon Peabody LLP, Attorneys at 
Law, Agent; and 

 
2. This is an Unlisted Action for which the Town of Ithaca Planning Board is acting as lead agency 

in the environmental review with respect to the rooftop telecommunications facility proposal; and 
 
3. The Planning Board, on February 16, 2016, has reviewed and accepted as adequate a Short 

Environmental Assessment Form Part 1, submitted and prepared by the applicant; Parts 2 and 3, 
prepared by Town Planning staff, a narrative, a packet of materials provided by the applicant 
containing tabs “A” through “N,” including drawings titled “Upstate Cellular Network DBA 
Verizon, Project Number: 20151277751, Location Code: 392588, Site Name: King Danby,” pre-
pared by Verizon and Costitch Engineering, including sheets GC001-003, CC100-101, CC110-
112, CC500-502, and EC500-501, dated 10/29/2015 and revised 11/17/2015, and other appli-
cation materials; and 

 
4. The Town Planning staff has recommended a negative determination of environmental signifi-

cance with respect to the proposed rooftop telecommunications facility project; 
 
NOW, THEREFORE BE IT RESOLVED: 
 
That the Town of Ithaca Planning Board hereby makes a negative determination of environmental 
significance in accordance with Article 8 of the Environmental Conservation Law and 6 NYCRR Part 
617 New York State Environmental Quality Review for the above referenced action as proposed, 
based on the information in the EAF Part 1 and for the reasons set forth in the EAF Parts 2 and 3, 
and, therefore, an Environmental Impact Statement will not be required. 
 
Vote 
Ayes: Wilcox, Haefeli, Meier Swain, Bosak 
 
AGENDA ITEM 
Public Hearing: Consideration of Preliminary and Final Site Plan Approval for the proposed rooftop 
telecommunication facility located at 1100 Danby Road (NYS Route 96B), Town of Ithaca Tax Parcel 
No. 37.1-1-9, Neighborhood Commercial Zone.  The proposal involves the installation of a wireless 
telecommunications cabinet and accessory structures on a 6’ by 8’ +/- concrete pad with a wooden 
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stockade fence surrounding it, along with one 28.7”+/- tall antenna, mounted on the ridge of the 
Country Inn & Suites Hotel. Garuda Hotels, Inc., Owner; Upstate Cellular Network d/b/a Verizon 
Wireless, Applicant; Robert J. Brenner, Nixon Peabody LLP, Attorneys at Law, Agent 
 
Mr. Wilcox opened the public hearing at 7:19 p.m. and closed the public hearing at 7:20 p.m. 
 
PB Resolution No. 2016-12: Preliminary and Final Site Plan Approval, Verizon Wireless Rooftop 
Telecommunication Facility, 1100 Danby Road,Tax Parcel No. 37.1-1-9 
 
Moved by Fred Wilcox; seconded by Liebe Meier Swain 
 
WHEREAS: 
 
1. This action is Consideration of Preliminary and Final Site Plan Approval for the proposed 

rooftop telecommunication facility located at 1100 Danby Road (NYS Route 96B), Town of Itha-
ca Tax Parcel No. 37.1-1-9, Neighborhood Commercial Zone.  The proposal involves the installa-
tion of a wireless telecommunications cabinet and accessory structures on a 6’ by 8’ +/- concrete 
pad with a wooden stockade fence surrounding it, along with one 28.7”+/- tall antenna, mounted 
on the ridge of the Country Inn & Suites Hotel. Garuda Hotels, Inc., Owner; Upstate Cellular 
Network d/b/a Verizon Wireless, Applicant; Robert J. Brenner, Nixon Peabody LLP, Attorneys at 
Law, Agent; and 
 

2. This is an Unlisted Action for which the Town of Ithaca Planning Board, acting as lead agency in 
the environmental review with respect to the rooftop telecommunications facility proposal, made 
a negative determination of environmental significance, after having reviewed and accepted as 
adequate a Short Environmental Assessment Form Part 1, submitted and prepared by the appli-
cant, and Parts 2 and 3 prepared by staff; and 

 
3. The Planning Board, at a public hearing on February 16, 2016, has reviewed and accepted as 

adequate a narrative, a packet of materials provided by the applicant containing tabs “A” through 
“N,” including drawings titled “Upstate Cellular Network DBA Verizon, Project Number: 
20151277751, Location Code: 392588, Site Name: King Danby,” prepared by Verizon and 
Costitch Engineering, including sheets GC001-003, CC100-101, CC110-112, CC500-502, and 
EC500-501, dated 10/29/2015 and revised 11/17/2015, and other application materials;  
 

NOW, THEREFORE BE IT RESOLVED: 
 
1. That the Planning Board hereby waives certain requirements for Preliminary and Final Site Plan 

Approval, as shown on the Preliminary and Final Site Plan Checklists, having determined from 
the materials presented that such waiver will result in a significant alteration of neither the pur-
pose of site plan control nor the policies enunciated or implied by the Town Board; and 
 

2. That the Planning Board hereby waives the requirement for an 8-foot tall fence, required in the 
streamlined provisions of the Town Telecommunications Law, §270-219(O)(4)(g), determining 
that the proposed 6-foot tall fence will provide adequate security for the facility; and 
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3. That the Town of Ithaca Planning Board hereby grants Preliminary and Final Site Plan Approval 

for the proposed rooftop telecommunication facility located at 1100 Danby Road (NYS Route 
96B), Town of Ithaca Tax Parcel No. 37.1-1-9, as shown on the plans and materials referenced in 
Whereas #3 above, subject to the following condition: 

a. The proposed security lighting must comply with the shielding requirements of the 
Town’s Outdoor Lighting Law (Chapter 173). 

 
Vote 
Ayes: Wilcox, Haefeli, Meier Swain, Bosak 
 
 
AGENDA ITEM 
SEQR Determination: Iacovelli 2-Lot Subdivision, 341 Coddington Road 
 
Mr. Fabbroni handed out new surveys of the subdivision and site plans. Mr. Iacovelli lives at 347 
Coddington Road and purchased the neighboring property, which had been in bankruptcy for five 
years. Mr. Raponi owned the property since 1920 and didn’t do much upkeep. His daughter 
inherited the house when he passed away and she didn’t do much with the house either. She passed 
away and it went into bankruptcy. Mr. Iacovelli wants to demolish it. He had a permit to do so, but it 
was withdrawn. He wants to split the property in two and build two houses. There would be one 
driveway serving the two properties. Mr. Iacovelli is the neighbor and bought the property to protect 
himself. They’ve responded to staff’s request of the “no disturbance” zone, but he has concerns. If a 
tree were about to fall on the neighbor’s house on Juniper Drive, would Mr. Iacovelli be able to deal 
with the situation? He thought it was far-reaching and would like the resolution amended to define it 
better. The no disturbance line is the only change they had in the subdivision map.  He described the 
site plan for the two-family homes, which are similar to the ones Mr. Iacovelli has built 20 times now 
in the town.  
 
Mr. Bosak asked what our comp plan says about the area. 
 
Ms. Balestra said the comp plan calls it an established neighborhood. It calls for continuing the 
residential uses of the area, which would be single-family homes, multiple-family homes, townhouses.  
 
Mr. Wilcox said the lots are similar in size to lots in that area, like Juniper Drive and Pineview 
Terrace. 
 
Mr. Bosak said he would not be able to vote that it has a negligible environmental impact. Regarding 
whether the project would result in a change in the use or intensity of use of the land, the answer is 
yes because it would go from one unit to four. Regarding whether the project would impair the 
character or quality of the existing community, it seems to Mr. Bosak to be a change right around that 
location. Regarding whether it would impair the character or quality of important historic, archeolog-
ical, architectural, or aesthetic resources, the narrative attached to the building permit shows how the 
existing building is a piece of history. The statement from Historic Ithaca backs that up. He stated 
that he will not be able to vote yes to the proposition that this has a negligible environmental impact.  
 
Ms. Meier Swain asked whether there is a historic preservation plaque sign close to the house.  
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Ms. Balestra said it is not listed on the state or national registers nor has it been nominated to be. 
 
Mr. Wilcox asked what the status of the house is in terms of livability. 
 
Mr. Fabbroni said it’s gutted. They had a demolition permit and then it was pulled. It needed to be 
done to begin with, so Mr. Iacovelli gutted it and then they walked through it and saw how convolut-
ed the framing was – nothing would have been able to meet code any more. For that reason, he 
thought it would be better to start from scratch. There’s an old stone foundation that Mr. Raponi 
tried to parge. The wiring, plumbing, and furnace are all gone. 
 
Mr. Bates said the permit was not pulled, it was suspended after planning staff informed him that this 
met the requirement of needing suspension. 
 
Mr. Wilcox stated that a short time after the demolition permit was granted, a subdivision was 
applied for. The planning department determined that the demolition and subdivision should be 
linked for the environmental review so there’s no segmenting of actions – so we can consider the 
potential impacts of the entire project.  
 
Ms. Balestra said the day after it happened, she called Mr. Iacovelli and explained the situation. 
 
Mr. Iacovelli said he got it late Friday night with no warning or phone call. Someone just put a stop-
order notice on his door. He didn’t think that was proper. 
 
Mr. Wilcox said it would have been proper if they had let the town know they planned to subdivide 
the property when the demolition permit was applied for. 
 
Mr. Fabbroni said Mr. Iacovelli felt he needed to demolish the house. If he had applied for a 
subdivision and it was denied, he would still have the right to build a house on the property. It 
seemed straightforward and not hiding anything from anybody. 
 
Ms. Moynihan Schmitt explained that the two actions are in tandem and that SEQR Section 617.3 
states that “A project sponsor may not commence any physical alteration related to an action until the 
provisions of SEQR have been compiled with.” This includes clearing, grading, and demolition. 
 
Mr. Wilcox asked if the proposed houses will be similar to the ones Mr. Iacovelli has built on 
Pennsylvania and Kendall Avenues, commonly referred to as “student specials.” He stated that they’re 
ugly. 
 
Mr. Fabbroni responded that they will be, but only because the town hasn’t come up with something 
different for 20 years. Mr. Iacovelli would be happy to build a two-story house that could house four 
students and look more like a house the planning board would like to see. Six people in the Iacovelli 
family have rehabilitated a whole neighborhood, and if the town sat down and talked to them, they 
might end up with something more like what they want. Mr. Iacovelli has always complied with the 
law and is probably one of the better landlords in the town in terms of not making more work for the 
building department. He has a whole file of thank-you letters from parents. Students are 40% of our 
community. They can walk to campus from this neighborhood. 
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Mr. Iacovelli agreed that they’re ugly, but claimed that the town doesn’t allow him to do anything 
else. In order to have four unrelated people in the house, he has to build a duplex. 
 
Mr. Fabbroni added that the town is the only municipality in the county that has the 50% rule; i.e., 
that the second unit can only be 50% of the square footage of the main unit. That forces the up-and-
down duplex. Things need to be revisited if the town wants something different. 
 
Ms. Balestra disagreed, saying she has seen designs for single-family homes with accessory apartments 
that don’t look like an up-and-down or side-by-side duplexes. There are many different ways to build a 
home with a variety of architectural styles. The town is not forcing them to do any one style. 
 
Mr. Wilcox pointed out that the planning committee has something on their agenda for Thursday 
that might impact this project.  
 
Ms. Ritter said it’s the consideration of a moratorium on construction of new two-family homes. It’s 
been a subject for over a year that the town board and planning committee have been discussing 
because there are concerns about the student rentals and the changes that are happening, especially 
on South Hill neighborhoods. 
 
Mr. Wilcox reminded the board that the town does not have architectural review. 
 
Mr. Bosak said that the three things he sees as possibly significant environmental impacts have 
nothing to do with architectural review; they have to do with the intensity of land use, character and 
quality of the existing community, and historic resources. 
 
Mr. Fabbroni stated that they’re not asking for anything but what the zoning permits. This is the 23rd 
building Mr. Iacovelli built. He and his brothers completely rehabilitated a neighborhood. Nobody 
likes what they did, but there were 100-year-old houses in the area ready to fall down, and Mr. 
Iacovelli and his brothers were the urban renewal firm that the town didn’t have to hire. That’s worth 
at least a meeting with all of them to come to some common ground. Instead, the town passes new 
regulations trying to get it under control, and the brothers all comply with all those rules and 
regulations the town does in a vacuum. There are five Iacovellis you could sit down with that own 
75% of the neighborhood you don’t like. On top of that, Mr. Iacovelli is a neighbor. He took the 
initiative to buy the property.  
 
Mr. Bosak stated that he heard the assertion that there’s nothing you can do with this property that 
wouldn’t be adding to it. He doesn’t believe that’s true. Replacing the existing single-family dwelling 
with another single-family dwelling would not be adding to it and rehabilitating this historic structure 
would not be adding to it. We’re not talking about zoning right now, nor are we talking about 
architectural styles, we’re talking about environmental impact. 
 
Mr. Mazza pointed out that when the Juniper Drive subdivision was created, that increased the 
density; it’s the nature of any subdivision. 
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Mr. Bosak responded that pointing to something that he might also have had a problem with if he 
had been on the board is not establishing in his mind a good reason for going along with this 
proposal. 
 
Mr. Mazza said that it has to have a significant environmental impact. If that’s true, then any 
subdivision ever passed had a significant environmental impact and shouldn’t have been passed. 
 
Mr. Bosak said he didn’t say it had a significant environmental impact; he said he could not certify 
that it doesn’t have a significant environmental impact, which is the question before the board. It will 
take further study to determine the impact. For that purpose, we have an environmental impact 
statement. Also, when we do get to the point of looking at the impacts, the question isn’t whether 
there’s an environmental impact, the question is: Is the environmental impact overbalanced by the 
benefit to the community? He isn’t seeing a big benefit to the community of putting these units in 
here. 
 
Mr. Mazza asked what would be a benefit to the community.  The existing house was vacant and 
unoccupied for at least five years – falling down, in disrepair, an eyesore. 
 
Mr. Bosak said he didn’t think it was his job to provide responses to that. 
 
Mr. Wilcox noted that the board had only four members present because of the weather, and Mr. 
Fabbroni requested they come back when they would have the benefit of the full board’s perspective. 
 
Mr. Wilcox agreed, but wanted to give members of the public who attended the meeting the oppor-
tunity to address environmental issues.  They will have a chance to speak again when and if there’s a 
public hearing. 
 
Bruce Brittan, historian for the hamlet of Forest Home, spoke in favor of preserving the Greek 
Revival house at 341 Coddington. If it weren’t for the subdivision request, there would be no reason 
to demolish that house. In fact, if it weren’t for this particular subdivision request, there are 1.5 acres 
and more than one way to draw a line; it does not have to go through the house. It could be drawn 
around the house to get sufficient side yard setback. If necessary, the house could be moved. If you 
want to put a new foundation under an old house, it’s often easier to build the new foundation next 
to the house, put in all the utilities, then slide the old house onto the new foundation. If you want a 
two-family home, there’s nothing saying that a Greek Revival can’t be a two-family home. There are 
two-family Greek Revival homes in Forest Home. Rehabbing costs less than demolition and new 
construction. It takes less energy and there’s less material going to the landfill. The town’s compre-
hensive plan talks about reducing waste and energy usage. Page 31 of the comp plan talks about 
Greek Revival buildings as being community treasures. Goal HR-1 states that the town should 
“Preserve, enhance, and promote the Town’s historical resources.” All of which leads him to believe 
that part of the SEQR may have been filled out incorrectly. Part 1, 5b: Is the proposed action 
consistent with the Comprehensive Plan? He would say possibly no. Part 1, 12a: Is it listed on the 
historic register? It is not, but it is eligible; it meets the requirements. Once a house is eligible, the 
same rules apply as if it were on the register. Granted, a private owner can demolish a house on the 
register. But Part 2, 1: Would this be in conflict with an adopted land use? He thinks it is. Part 2, 8:  
Will this impair the quality or character of important historical resources? He thinks that demolishing 
a house qualifies. In conclusion, he would ask that any subdivision approval be predicated on some 
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good faith effort to preserve the house. It’s possible to do it and it would be nice to make an effort to 
do so. 
 
John Lewis, Historic Ithaca and resident of the town, agreed with Mr. Brittain and suggested that this 
is an example of why you need to move toward having zoning that would protect properties of this 
type and help meet the goals outlined in the strategic plan. The house is a very nice example of a 
Greek Revival house, and would be a loss to the community if it were torn down. Going forward in 
revising the code, he hopes the town would consider ways to have more teeth in considering the 
impact on historic structures in a way that would meet what is outlined in the Comprehensive Plan.  
 
Mr. Wilcox asked why this house is worth restoring. 
 
Mr. Lewis said that it is his understanding that it was a fine example of a Greek Revival. It’s restora-
ble. The window treatments are a particularly fine example of that period. It’s not a particularly high-
end example, but it’s was a nice prosperous farming house with good detailing features. He said that 
the layout is not great for making a duplex, so you can’t maximize the income. 
 
Mr. Bosak added that the packet included a detailed rundown of the features of the house. 
 
Ms. Ritter said that in the late 1990s and early 2000s, the town hired an archeological class of grad 
students to undertake a survey; it was done under the rules and regulations used by the state. Every 
structure in the town over 50 years old was surveyed, with the exception of a few along Route 89. The 
next step, which was not done, would have been to determine what the important and significant 
features of that survey were. 
 
Mr. Fabbroni said the assessment was made in 1997. Nothing was done to that house for the 
remainder of the time Ms. Raponi owned it. It stood empty for the last five years. 
 
Mr. Wilcox agreed with Mr. Fabbroni’s suggestion that they continue the discussion at a future 
meeting when more board members are present. He asked the board if they had comments.  
 
Mr. Haefeli asked what happens if there’s a pos dec. 
 
Ms. Balestra explained that it means that the board has determined that there’s the potential for at 
least one significant environmental impact and the next step would be to determine the scoping. We 
would have to look at what that impact might be and what studies might need to be done to analyze 
the impacts and mitigate them. 
 
Mr. Haefeli said that the EIS is the beginning of a conversation. He wanted to keep the conversation 
positive, but expressed his frustration with the lack of vision coming from the applicant.  
 
Mr. Fabbroni responded that the planning board is not the ZBA. Mr. Iacovelli could come up with a 
suggestion that would save the house, have a second house, and meet his economic goals, but it 
would require a variance, and there’s no guarantee that it would be granted. They’re almost forced to 
go for the straightforward thing that meets zoning. 
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Mr. Haefeli said that Mr. Fabbroni’s tone was one of inevitability that that would be the outcome. He 
wanted to encourage bigger thinking even though it’s not easy or convenient. If everything was done 
by rules and regulations, we wouldn’t need a board. The board is here to help preserve the character 
of the community, which is in everyone’s interest. 
 
Mr. Fabbroni said that when they looked at subdividing a second lot to the city’s side, they couldn’t 
meet the side yard requirements. That’s how they ended up where they are. If Mr. Iacovelli could have 
four people in that house and rehabilitate it and they got a variance for the side yard to build a 
second house on a lot toward the city, he would be perfectly happy instead of doing something for the 
23rd time. 
 
Mr. Wilcox asked Mr. Fabbroni to provide a subdivision map for the next meeting to show that they 
couldn’t subdivide the lot without needing a variance. 
 
Mr. Iacovelli said he has lived next door to that house for 25 years. There used to be a room in the 
back that Mr. Raponi added on, but before Ms. Raponi could get a mortgage, the town told her she 
had to tear it down. So now there are big concrete abutments there. There’s a door that leads out 
with no steps. Those things can be remedied, but he needs some direction from other people. 
 
 
AGENDA ITEM 
Discussion of adequacy of the Draft Generic Environmental Impact Statement (GEIS) for the 
proposed Chain Works District Redevelopment Project.  The proposed Chain Works District 
Redevelopment Project seeks to redevelop the 800,000 +/- square foot former Morse Chain/Emerson 
Power Transmission facility and construct new buildings on portions of the 95-acre site that traverses 
the City and Town of Ithaca’s municipal boundary. 
 
Mr. Wilcox said the purpose of the action was to, as a board, provide feedback to the city in assisting 
them to make their determination of whether this document is adequate for release to the public for 
their comment. Written comments were provided by Mr. Bosak and Ms. Collins.  
 
Mr. Bosak said he is in total agreement with Ms. Collins’s comments. 
 
Ms. Meier Swain asked for the definition of “industrial,” as used in the document. 
 
Mr. Gensel of Fagin Engineers said both the town and city had different definitions, using terms like 
light industrial, manufacturing, and assembly, so they just used the term industrial to cover all those 
items. From a development point of view, they’re not going to put a foundry in there because of the 
mixed use, but they wanted to keep a broad definition for the full development because they’re 
creating their own zoning and design standards for the entire parcel. 
 
Ms. Meier Swain questioned the logic that they’re trying to take a broad view with the attempted dive 
into low-income housing, moderate-income housing, and upper-class housing. 
 
Mr. Gensel said that’s not how they approached it, but that the city added that portion into the 
scoping document. Their focus was that they’re creating housing – they’re going to offer a wide variety 
of sizes of housing to a wide range of income levels.  
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Ms. Meier Swain pointed to the self-sufficiency standard in our most recent housing study, which said 
that in order to provide housing for an adult, infant, and pre-schooler, you need at least $55,000 net 
from an income perspective. In this plan, in order to rent a two-bedroom, you need $95,000, which 
wipes out the median income of the city of Ithaca, which is at $52,000.   
 
Mr. Gensel said they’re using average rental rates in this area. They aren’t predicting a rental structure 
because there are some pieces of the puzzle that won’t be resolved until later, which include environ-
mental remediation of the site that has a certain cost level. Regarding how to submit comments to the 
city, he suggested that all comments be submitted, as is, and to let city planners sort out the adequacy 
comments from potential comments on the content. Those comments will have to be arranged in a 
matrix and they have to address every comment.  
 
Ms. Meier Swain noted that they didn’t address cell phone use. They’re adding 900 units with at least 
four devices each.  
 
Ms. Ritter responded that because that wasn’t in the scoping document at the beginning, it isn’t an 
adequacy comment, but a substantive comment.  
 
Mr. Gensel agreed that the issue was not considered and that as part of the final GEIS, he would 
contact the cellular provider to address it. 
 
The price of the Belle Sherman Cottages was discussed, and Ms. Meier Swain stated that this is an 
issue. We’re building all this housing that doesn’t meet the financial capability of median-income 
buyers. 
 
Mr. Wilcox pointed out that INHS can’t get the bids to build their project cheaply enough in order to 
sell them to households making $50,000 per year. 
 
Mr. Gensel said that there’s a corollary: when you build newer housing, the older housing will sell at a 
lower price. To build affordable housing, you have to go through the state, and this isn’t one of those 
types of developers. It’s a specialty thing and it’s a very tight budget. When he’s worked on those 
projects, you can’t spend an extra $1000 on landscaping. 
 
Mr. Bosak said there’s a way to deal with the fact that the city is becoming gentrified. The problem is 
that the high-income people find it a great place to live, so they bid up the prices of rents and 
ownership. The solution to that is not to build more low-income housing because that just enables 
more people to occupy this wonderful place to live. Instead, one solution is to make this all high-
income housing to get people who can afford it out of older housing and into this new stuff. So you 
can take opposing viewpoints on whether you want low-income housing there and still agree on the 
fact that it isn’t specified enough according to the scoping document. 
 
Mr. Wilcox agreed, saying that newer units command a premium over older units and you also create 
vacancy. He said the town board has discussed low-income housing, but the question is if you can 
build it, how do you keep it affordable? 
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On a motion by Mr. Wilcox and seconded by Mr. Bosak, the board requested that staff pass the 
comments from Mr. Bosak and Ms. Collins to the city of Ithaca for their consideration and determi-
nation of adequacy of the draft GEIS for public comment. The board voted unanimously in favor. 
 
AGENDA ITEM 
Persons to be heard – Nobody came forward to address the board.  
 
 
AGENDA ITEM 
Approval of Minutes  
 
PB Resolution No. 2016-013:  Minutes of January 19, 2016 
 
Moved by Fred Wilcox; seconded by Jon Bosak 
 
RESOLVED, the Planning Board approves the minutes of January 19, 2016, as amended. 
 
Vote 
Ayes: Wilcox, Haefeli, Meier Swain, Bosak 
 
 
PB Resolution No. 2016-014:  Minutes of February 2, 2016 
 
Moved by Fred Wilcox; seconded by Jon Bosak 
 
RESOLVED, the Planning Board approves the minutes of February 2, 2016, as amended. 
 
Vote 
Ayes: Wilcox, Haefeli, Meier Swain, Bosak 
 
 
AGENDA ITEM 
Adjournment 
 
Upon a motion by Jon Bosak, the meeting adjourned at 8:53 p.m.  
 
Respectfully submitted, 
 
 
_____________________________________ 
Debra DeAugistine, Deputy Town Clerk 
 


