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Overview of ThisReport

This Report outlines Design Guidelines for two different but related areas in the City of Ithaca.
Theseinclude:

1. The Southwest Area, and
2. The Elmira Road - Meadow Street Corridor.

The Southwest Areare atesto new development only. Thisincludes, steimprovementssuch asstreets,
parking, lighting, bicycle systems, pedestrian systems, sSignage, vegetation related to newly devel oped
landscape areasincluding buffers and drainage easements, wetlands and architectural trestmentsfor com-
mercid, office, light industrial and resdentid aress.

The Elmira Road - Meadow Street Corridor focuses upon redevel oped areas related to existing
rights-of-way, parking and service areas, lighting, bicycle and pedestrian systems, signage, vegeta-
tion for landscape and buffer areas, as well as architectural treatment for commercial and office
development.
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Overview: Southwest Area

The goal of the Design Guidelinesisto create a useful set of design tools for the City of Ithaca that
relateto agte specific context for the Southwest Area. Theguidelines create aframework which supple-
mentsexisting Ste plan review requirements (Appendix A) which apply in therest of the City of Ithaca

These standards and guidelines have been developed to incorporate local identity and values into the
development process. The primary goals are to:

* encourage devel opment that contributes to Ithaca’ s unique character; and

» supplement existing site plan review criteria (Appendix A) with more specific
interpretation for the Southwest Area.

TheDesign Guiddinesfor the Southwest Areahave been devel oped around two general report sections:
Section I: Site Improvements and Guiddines

SectionI1: Architectura Treatment and Guiddines

A maintenance plan must besubmitted with all siteplans.

All new facilitiesshould be designed to meet the American with DisabilitiesAct (ADA) standards.

Note:

Cherry Street and Taber Street: Theintent of the Design Guideinesfor the Southwest Areaisto guidenew
development on thevacant parcds. Thisdocument recognizesthat theexigting industrial zonealong Cherry
Street and Taber Street isvery different in characteristic and land use from the vacant southwest area

parces. Therefore, totheextent reasonable, the spirit of the design guiddines should be applied to redeve -
opment along Cherry Street and Taber Strest.

1
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[llugtration 1A - Thehatched areaof the map above definesthe Southwest Area. Thedark linedefinesthe
project areafor both the ElmiraRoad - Meadow Street Corridor and the Southwest Area.
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Section | - Sitelmprovementsand Guidelines

1.

Streets
Relatesto: Lighting, Bicycle Systems, Pedestrian Systems, Signage, Vegetation
Sdlection and Section |1, Architectural Treatment and Guidelines.

All publicrights-of-way in the Southwest Areashould haveahigh level of public serviceand
landscape amenity. Public service should incdlude public trangportation and trangt stops (TCAT),
sdewalksand full dimensional bikelaneson both sidesof the streetsand boulevards. Vehidesand
pedestriansare separated by treelawnswith ampletrave lanesfor traffic. Theintent of thecollec-
tor streetsand boulevardsisto provide vehicular, pedestrian, and bikeway patternsthat supplement
and support theexisting City of Ithacastreet network. Thefollowing arecharacterigticsof pro-
posed callector streetsand boulevards:

A. Typical collector street rights-of-way includetwo (2) 11’ vehicular travel lanes, 5
bikewayson both sides, 10’ treelawnsand 6" walkways on both sides. Street should
havegranitecurbs. Inaddition, boulevardsshould havea 10’ central turninglaneand
when not aturning lane, areciprocal 10’ treelawn. (Travel lanes may bereduced to 10'-
0" and sdewalksto 5'-0" for atotal of 60° ROW with City approval.)

B. Collector streetsshould havea64’ R.O.W. and boulevards should havea 74’ R.O.W.
(IMustrations A and B)

C. Separate pedestrian and bikewayswherever possible.

D. Sidewalks, bikewaysand trangt routesshould link into existing and proposed
systems when possible.

E. All utilities, water, sanitary sewer, storm drainage, lighting and cable should occur in
an underground utility corridor within the street right-of-way.

F. Street lighting should be scaled for comfort of pedestrians but provide adequate
illumination for safety. No overhead wires shall occur in any rights-of-way.
(See Section 1.3 for specific requirements).

G. Traffic caming techniques should be used where appropriate throughout the
street system. These include a combination of physical design measures which
reduce the negative impacts of vehicular use, ater driver behavior and improve
conditions for non-motorized street users.

3
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All driveways should bealigned acrass streetswhen practicableto alow for easein
vehicular dreulation from onestetoancther.

Crosswaksshould exist acrossall armsof al intersections, whenever possible. Cross
walks should be boldly and permanently marked, using textured colored asphalt or pavers.

All sdewalksrampsshould be aligned across street intersectionsat the crosswalks.
Diagonal rampson the corner should beavoided asthey do not lineup with crosswalks
and poseahazardfor thoseusingwhed chairs.

Pleaserefer tothe City of Ithaca Bike Plan for bikelane design and detailing.
Street design should alow for such trangt facilitiesasbus stops/shdtersand bus pull-offs.

Design of publictrangt facilitiesshould be coordinated with the Tompkins County Area
Trangt (TCAT).

Checklig Condderations.

O

Collector streetsshould haveaminimum of 64° right-of-way. Requirementsin theright-

of-way toinclude:
O Two (2) 11'-0” travel lanes.
O 5'-0" bicycle lanes adjacent to travel lanes, both sides of street.

O 10'-0" tree lawns on both sides, separated from travel lanes by a granite curb. (No
treedlawns over bridges and culverted sections of streets).

O Provide guardrails as required by N.Y.S.D.O.T. guiddines. (See lllustration D)
O Treespeciesin treelawnssdected from listsin Section 1.7.

O A 6'-0" concretesidewal k to occur adjacent to treelawnson both sides of street
right-of-way. (Seelllustration A)

O All underground utilities to be located in a utility corridor.

4
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O Boulevard streets should haveaminimum of a74’-0” right-of-way toinclude:

O

O

O

Two (2) 11'-0" travel lanes, witha10'-0” central turning laneor reciprocal 10'-0”
tredawn.

5'-0" bicyclelanesadjacent totravel lanes, both sides of boulevard.

10'-0" treelawnsboth sides, separated from travel lanesby agranitecurb. (Notree-
lawnsover bridgesand culverted sections of streets).

Provideguardrailsasrequired by N.Y.S.D.O.T. guiddines. (Seelllustration D)
Treespeciesintreelawnssdected fromlistin Section 1.7.

A 6'-0" concrete sidewalk to occur adjacent totreelawnson both sides of street
right-of-way.

O Traffic calming techniquesto be used on collector streetsand boulevards. (See Section 1.G)

O All street lighting to conform to Sdection 1.3.

O Drivewaysto bealigned acrossstreetsand not lessthan 150" from an intersection.

[llustration 2A - Example of through-parcel drive, connecting to
existing city street. 5
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Road Edge Condition - crossing
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[llustration D
Guardrail Detailing - where guardrails are
required, wood construction in compliance
with N.Y.S.D.O.T. shall be used.
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Parking Reguirements

Relatesto: Streets, Lighting, Bicycle Systems, Pedestrian Systems, Vegetation Selection
and Section |1, Architectural Treatment and Guidelines.

Thefdllowing parking requirementsrelatetoal proposed land usetypesincluding commer-

adl, office lightindustrial and resdentia development. Parkinglot desgnsand Steplansshould a-
low connectionsamong existing and future parking latsand facilitiesto minimizethe need for auto-
mobilestoreturn to the main roadways.

Parking Requirements

Parking should be designed to provide easy, safe accessto buildingsfor pedestrians, bicycles,
and vehicles. Shared parking allowances should be considered where possiblefor adjacent
compatibleland uses. All parking, loading, and unloading areas should be sufficient to servethe
retail, office, light industrial or resdential land useswithout using adjacent streets. Parking ratio
requirementsfor each land usetype are defined by existing or proposed zoning, City of Ithaca.

Parking areas should generally providefor 90 degree parking, with parking spaces of at least 9 feet
by 18 feet and 24-foot widetravel lanes. Wherever possible, travel lanes should be doubleloaded
to createthemost efficient parking layout. Parking areas should be constructed with curbsto
separate vehicular and pedestrian traffic and to define cornersand trafficidands.

Parking L ots Pavements

All parkinglots, driveways, and serviceareas may be surfaced with heavy duty bituminous
concrete, concrete, or decorative pavementsas supported by ageotechnical report. Curbs
should begraniteonly. (Seelllustrations CC and EE, EImiraRoad - Meadow Street Corridor)

Minimum LandscapeAreas

Devel opersshould provide, minimally, 12% of grosssteaslandscape areadistributed equally
within parking and around buildings. Soft scape/green space must beat least 10% of the 12%
required. Theother 206 may consist of pedestrian amenities such assidewaksand plazas. (Non-
green amenitieswhich arerequired and /or approved by the City, which serveapublic purpose
may beapplied towardsthe 10% required green space.) Thegrosssiteareaincludesall buildings,
loading zones, servicearess, parking and all other vehicular and pedestrian paved surfaces, land
scapearess, residual spaces, drainage easementsand buffers. Therequired landscapearea
excludesdrainage easementsand buffers(if required on asite) aspart of the 12% landscapearea
requirement. (Refer to Section 1.7, Plant Sdection for Landscape Areas, Buffersand Drainage
Easementsfor approved plant species).

8
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LandscapeAreasin Parking Lots

Landscapearessin parking latsareto bedistributed for maximum visual and environmental

benefit. Theuseof large shadetreesisrecommended in all landscapeidandsand parking aress.
Parking areas may be subdivided by landscapeidands which may be aminimum of 10 feet widefor
thefull length of a parking space containing treesand other plant materials. Landscapeidandsmay
be 8 feet wideif structural soil isutilized. Landscapeidandsin parking areasshould beequally
distributed but not lessthan onelandscapeidand for every twelve parking spaces. Plant mater-
ialsfor landscape areasin parking | ots shoul d be spaced to provide adequate coverage. Planting
idandsin parkinglotsshould not beutilized for snow storage. All snow storagelocationsshould
be shown on thesite plan.

Loading Areas

Adequate | oading and maneuvering space should be provided asneeded, separated from the
parking area and street rights-of-way.

Handicapped Parking

Handicapped parking should be provided and will be designated by “pictograph”

signs as close as possible to the building served. The width of one handicapped parking
space will be a minimum of 10 feet with 4 feet access between every other handicapped
space with unimpeded access to walkways and parking spaces. Design will conform to all
Americans with Disahilities Act, A.D.A., requirements, as well as local ordinances.

Access Drives

Except for large buildings of 100,000 square feet or more, one driveway for each develop-
ment parcel is preferable, but the number of access drives per parce should be subject to site
plan review to insure the intended landscape continuity of street rights-of-way, aligning
driveways between and across the development of individual parcels. It is recommended that
drivesthat provide accessand egress beamaximum of 24 feet inwidth. Access/egress
drivesshould not belocated within 150 feet of astreet intersection, measured from centerline of
dreet right-of-way.

9
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Service, Storage, and Utility Areas

All exterior service, sorageand utility areas, including but not limited totransformers,

meters, tanks, dumpsters, condensers, and ddlivery or servicedoors, will belocated at the

sideor rear of thebuilding and will be screened so asnot to bevisblefrom thestreet
right-of-way or from adjacent parcels. Vegetativelandscaping can be used as screening where
applicable. However, architectural wallsand fencesmay al so be used and are preferable, but are
[imited to material sto match adjacent buildingsor tobewood. No chainlink fencingisallowed as
screening for service, sorage utility aress.

Checkligt Condderations.

O

O

O

O O O 0O

Parking ratio requirementsfor each land usetypeto be defined by existing or proposed
zoning for the City of Ithaca.

Parking | ot pavementsto be heavy duty bituminous concrete, concreteor decorative
pavements.

All curbing tobegranite.

Landscape areasin parking lotsand around buildingsto be 12% of grosssitearea. (Minimum of
10% green-scape, 2% may be hardscape such assidewalksand plazas.)

Landscapeareasin parking lotsto beequally distributed, not lessthan onelandscaped
parking spacefor every twelve (12) spaces.

Landscape screening isrequired whenever parking isdirectly visblefrom apublic Sreet.
A 48" high vegetative screen hedgeor architectura fence/wall isrequired.

Clearly defined loading areafor buildings should be provided asrequired.
Clearly defined emergency access should be provided asrequired.
Handicapped parking shall belocated and signed asrequired by A.D.A..

Accessdrivesalign acrossstreetsfrom parce-to-parcel. Accessdrivesshould not belocated
coser than 150° from street intersections.

Service, sorageand utility areasto be screened using architectura walls, wood fencesor
|landscape screens as appropriate.

10
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[llustration D1 - Example of landscape
areasin parking lots.
Existing commercia development.
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SiteLighting
Relates To: Streets, Parking, Pedestrian Systems and Service.

Sitelighting should: 1) create appropriate conditionsfor safevishility, 2) accent important
elements of the environment, 3) create a clear visual order on the site, and 4) distinguish
between various site uses such as roads, parking, pedestrian areas, and service.

Thelight sourcefor al luminairesshould not bevisble. Color-corrected high pressure sodium
lamps should beused for al walks, community plazas, near building entrances, and other
placeswhereappropriate color rendition isimportant. Wall packs mounted on buildings
should downlight and beused asawall wash only.

All wiring for stelighting should beunderground. Theheght of pole-mounted fixtures, with sharp
cut-off luminairestoreducelight spillage, should not exceed 30 feet or the height of thebuilding
whichever isless(Seelllugration E and F). Theuniformity ratio, or theaveragelight reading of the
overall Site, should not exceed 4.

Averagelevdsaf illumination should be:

Description of SteCondition FootcandleLevels
Near Building Entrances and Parking Areas 5
Pedestrian Systems and Community Plazas

and Streets 1

Foot candlelevel sfor gas stations and convenience stores shall be determined by the City of Ithaca Planning
Board through the StePlan Review process. Highly reflectivebuilding surfacesthat brighten lighting arenot
preferred. Light absorptive masonry material sfor building should beused, especidly for projectswith high
foot candleillumination. No off-gtelight spillageshould occur. Luminaireshiddsareto beusedtodiminate
off-gtelight spillage.

Checklig Condderations.

O

O O O 0O

All on-gtefreestanding lighting should havea 30" poleheight or less.

All stelighting should have sharp cut-off luminaires

Color-corrected high pressuresodium lampispreferred.

Consider appropriatefoot candlelevel sfor site conditionsasreferenced above.

Black or dark bronzeanodized finisheson polesand luminaires.

12
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O Lexan luminairelensesarepreferred.

O Architectura wall packstowash building facesonly with downlight.
Luminaire shields to be used so lamping is not visible.

O No light spillage should occur off site. Lamp shields should be used to direct light.

O Light pole footers should not extend above finished grade more than 6”. (See Illustrations
HH - Light Pole Footer)

[llustration E - Exampleof sharp cutoff [llustration F - Example of specified lighting along
luminaire and pole assemblage. atypical street at night.

13
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Bicycle Systems
Relatesto: Streetsand Pedestrian Systems.

The Ithaca Bicycle Plan (City of Ithaca, Trowbridge & Wolf Landscape Architects,

March 20, 1997) outlines the proposed bikeway route network for the City of Ithaca. It
provides for the approved bicycle routes which would link to the Southwest Area Land Use
Pan viatheroad network, specifically to Clinton and Meadow Streets. The network aspro-
posed addresses many of thecritical needsof cyclistsin amanner which isfiscally achiev-

able.

The bicycle routes in the Southwest Land Use Area are proposed as mostly on-road with
pavement marking arrows and signage. In addition, extensions of the on-road bicycle net-
work should extend to and through devel opment parcelsin a safe and logical manner, termi-
nating near building entrances. Adeguate bike parking should be provided in al cases. (See
product information). The proposed Black Diamond and Cayugalnlet Trailswill belinked tothe
Southwest AreaLand Use Plan through coordinated design effortswith the Finger Lakes Region of
theNew York State Office of Parksand Recreation and Historic Preservation (OPRHP). Bikeway
linkageadong Meadow Street isidentified aspart of the Phase| bikeway route network. When any
new roads are constructed, they should provide bikeways.

All commercial businesses, places of employment and residential areas should provide
bicycle parking that is convenient and secure. The illustration below is an example of a
proposed bicycle parking detail, referred to in the Ithaca Bicycle Plan as a Class |11 bicycle
parking facility or “inverted U” rack.

[llustration G - Inverted “U” bicycle rack, direct buried into pavement. 14
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Checklig Condderations.

O

O

Show hikeway street route network linked to Ithaca Bicycle Plan, 1997.

Show bikeway route through site of development parcel in context of site proposal.

When appropriate, locate bike parking area(s) near primary entrancesto buildings. Select an
appropriate number of bike parking spacesfor the devel opment proposal. Each ste should have
provisonsfor bikeparking.

Providestandard bikerack asdefined in product information including finishes.

Pleaserefer tothe City of Ithaca Bike Plan for bikelane design and detailing.

15
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Pedestrian Systems
Relatesto: Streets, Parking, Lighting, Bicycle Systemsand Section |1, Architectural
Treatment and Guidelines.

The pedestrian system for the Southwest Area Land Use Plan includes the public sidewalks
associated with all public streets (See Section 1.1) and their connection and linkage to walk-
walys associ ated with private sector devel opment. The pedestrian system should provide safe,
logical, direct and well lit walkwayslinking sidewalksin public rights-of-way tothase on private
parcels.

In addition, it isimperativeto providefor continuous, uninterrupted public accessto

existing and proposed adjoining parklandsand trails. Clear and obvious access must be provided
tothe" substituteparkland”, the proposed Black Diamond and Cayugalnlet Trailsasdesignedin
conjunction with the City of Ithacaand O.PR.H.P.

Public gathering spaces, or community plazas should be provided in conjunction with
commercial and office development. These plazas should be prominently located with easy
access from a public right-of-way. They should serve a wide variety of public functions
including, congregation, seating, shade and pedestrian amenity.

All walkwayswithin the public right-of-way should be6’-0” inwidth and

congtructed of reinforced concrete. Off right-of-way walks may be concrete, decorative
concrete pavers or asphalt. Linkage to and materials for walks to the proposed Black
Diamond and Cayuga Inlet Trailsand the substitute parkland should be coordinated with
O.P.R.H.P. (the Finger Lakes Office) and the City of Ithaca, Department of Planning and
Development respectively.

The community plaza areas should be constructed of concrete and/or decorative pavers and
directly linked to public walks in the right-of-way as well as primary entrances to adjoining
buildings. Thecommunity plazaareashouldinclude public art and landscape amenitiessuch
asseating, shadetreesand lighting. (See Section 1.3)

Drop curbsareonly acceptablefor off-street drivewaysto allow for acontinuous uninterrupted
sdewak paralld tothestreet curbline.

16
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Checklist Considerations:

O

O

Provide6’-0” wideconcrete sdewalkscontinuoudy acrossall drivesand on both sidesof all
sreetsand boulevards. (SeelllustrationsA and B)

Provide continuous uncompromised linkage from sidewalks in the street rights-of-way to:
O Primary entrances of all buildings,
O Proposed community plazas, and

O The substitute parkland and greenways and trails such as the Black Diamond and
Cayuga Inlet Trails.

Provide lighting levels dong walks as defined in Section 1.3.

Provide public art and landscape amenities ie. seating, shadetrees, tothe community plaza

17
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Public Transportation

For public transportation to provide safe, efficient and convenient serviceto the Southwest
Arearequiresplanning of street design, building orientation, pedestrian accessand circula-
tion and trangt amenities (busstopsand shdters). Whilemany of theseelementsare
presented in separate chapters, themost re evant characteristicsrelating totransit amenities
arelisted below.

A.

GADABOUT and taxisneed to stop for passengersat acurbed sidewalk closeto
thebuilding entrance.

Busstop locations need to be planned asfar in advance aspossiblein coordination
with TCAT. A busstop could belocated be up to 150 yardsfrom abuilding
entrance. Busstop locations should be along boulevards and collector streetsand
not in parkinglots. Busstopsrequireabusturnout, sothat the bus can pull out of
thedrivinglane

Retall buildingsunder 20,000 squarefeet, non-retail commercia buildingsand
resdential buildingsneed abusstop with shelter within 400 yardsof their entrances.
A bus stop without ashelter may belocated within 150 yards of anon-retail
commercia or residential building on acaseby casebass. A busstop without a
shdter indudesaplatform, TCAT busstop sign, adequatelighting, provide easy
accessfor peoplewith disabilitiesand beintegrated with the pedestrian and bicycle
networks.

Retail buildings 20,000 to 100,000 squarefeet need abusstop with ashelter
located within 150 yardsof their entrances. Multiplebuildingsmay beassigned a
common busstop. Alternately, aretail building may incorporatethefunctionality of
abusshdter in thedesign of the building facade.

Retail buildingsover 100,000 squarefeet will havether own busstop with shelter.
Alternately, abuilding may incorporatethefunctionaity of abussheter inthedesign
of thebuilding fagcade.

A standard bus shelter isapproximately 10-12 ft. long x 5ft. wide, barrd roof,

tempered glassglazing, ADA accessible, with interior lighting, pay telephone, bench,
schedule map caseand front windscreen. Property ownersshall maintain all bus

stopsand sheltersand remove snow. TCAT isresponsblefor providinga TCAT

bus stop Sgn, schedule, map, and serviceinformation. 18

Trowbridge & Wolf Landscape Architects



Design Guidelines

Southwest Area

A busshdter may havean illuminated Sde pane or an attached kiosk for advertis
ing. Theinterior pand, facing theinsde of theshelter, should bereserved for TCAT
route, schedule, and system information and amap of the Southwest Area. The
exterior pand isreserved for theowner’'suse.

Checkligt Condderations.

O Coordinatewith TCAT over busstop location.

O Show | ocation of bus stop with busturnoui.

O Show location of paratrangt and taxi stop.

O Show bus stop detail son site plan, with pedestrian contour of distancefrom building
entrance.

O Show detallsof busshelter plan and amenities.

O

O

Lighting

ADA access (36" entrance opening with onewhed chair spaceinsgdeshdlter.)
Bench sedting

Pay telephone

Schedule/map holder, locked, hinged door.

Optional, ddeadvertisng pands

Optional, show detailsof bussheter functionality incorporated into building facade.

19
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Signage
Relatesto: Streets, Pedestrian Systemsand Section |1, Architectural Treatment and
Guidelines.

Signage for all land use types shall be consistent with the City of Ithaca, Sign Ordinance,
with few exceptions. The characteristics and detailing of signs, ie. placement, size, color, and
illumination, should be cong stent with re ated architectural characteristicsand detailing and

cong gtent with the City of IthacaSign Ordinance. Definitionsfor termssuch ashbuilding

sgns, wall sgns, window sgns, poleand ground sgnsaredefined in themost current ver-

gon of the City of IthacaSign Ordinance. Issuesof Sgn structure, illumination, projecting

sgns, overhead Signs, temporary Sgns, bannersand billboardsallowed in al land use zones
areasooutlined in the City of Ithaca Sign Ordinance.

A. Commercial and Light Industrial Signage - Permitted signs

1 One (1) freestanding sign not exceeding fifty (50) square feet in area, including
framework, and not exceeding thirty (30) feet or building height. A twenty foot (20)
sign is preferable but signs should not be taller than the related building at its highest
point which ever is less including framework. One (1) sign attached is allowed,
painted on or applied to the front or face of a structure or building, within which the
sign should not exceed oneand one-half (1 1/2) squarefeet for each linear foot of
building frontage occupied by each business conducted on the premises. The total
area of both signs not to exceed two hundred fifty (250) square feet; or

2. Two (2) signs attached, painted on or applied to the front or face of a structure or
building. Theaggregate sign areaof which should not exceed oneand one-half (1 1/2)
sguare feet for each linear foot of structure or building frontage occupied by each
businesson the premises. Thetota areaof both signsshould not exceed two
hundred fifty (250) squarefedt.

No exterior sgn should bemechanically or eectronically operated to providemation or the
appearance of motion.

A sign at Site entrances may have combined signage for all associated businesses. (See
IHlustration 1) Such sgnage, related to entrancesfor vehicular traffic beallowed at one site
entry and on Route 13, Meadow Street with siteplan approval.

B. Officeand Residential Signage- Officeand residentia buildingsshould haveonesign
only identifying building address and related activities not exceeding four (4) square feet.

Onewall mounted or free standing sign not exceeding twenty-four (24) squarefeet including
framework and not exceeding 30" inheight. However, sgnheight at 20’ is
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preferable, but in no case should sign and associated frames be higher than thetallest
building. Such sgnagewill beallowed announcing an officecomplex or multipleunit housng
development.

Checklist Considerations:

O

O

Signage for al land use types should be consistent with the City of Ithaca Sign Ordinance.
Commerdid andlight industria signage should not exceed:

O One freestanding sign fifty (50) square feet in area and thirty (30) feet in height
maximum, but lessthan the building height at itshighest paint.

O Building mounted sign, 1.5 square feet for every linear foot of building frontage
with atotal sign area not to exceed two hundred-fifty (250) square fest.

Office and residential signage should not be greater than four (4) square feet for each build-
ing address with one wall or freestanding sign for each building complex not exceeding
twenty-four (24) square feet. This freestanding sign should not be greater than 30’ or higher
than the tallest building in the complex.

Building mounted signs should not extend above the building cornice line.

Business and corporate logos must be included as part of sign size and location requirements
unless approved by the City of Ithaca Planning Board.

Sign materials, frame and structure should be consistent and compatible with associated
building materials and color.

21
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8. Vegetation Selection - For Landscape Areas, Drainage Easementsand Buffers
Related to: Streets, Parking, Wetlands, Drainage Easementsand Buffers.

Overview

When planting treesand shrubsin landscape areas on devel opment parcds, in drainage
easamentsand in buffers, best horticultural practices should beused. Whether plantsare
ingtalled asbareroot, container or balled and burlapped, the planting pit should bethree(3)
timesthewidth of root spread asit comesfrom thenursery. When treesareplaced in areas
surrounded by pavement, ‘ structural soil’ (see Appendix D) should be specified under pave-
mentsto allow greatest possibleroot extension.

Therequired width for planted shadetreeson streetsand in parking lotsistwo and ahalf
caliper inches, threeinch caliper width ispreferred. The practice of pruning sitelandscaping to
maintain thenatural appearance of vegetation isencouraged.

Thefollowing plantsare appropriatefor usein road rights-of-way, in parking lotsand
around buildings. Theseplants, including Botanical and Common names, have provento be
hardy in the Ithacaareaand appropriatefor usein the Southwest Land Use Area.

Inlandscaped areasin, parking lotsand around buildings, wheresmall staturetreesare appro-
priate, devel opers should consider using tree speciesfrom themost recent edition of the
publication, Recommended Sreet Trees For Ithaca.

Required landscaping must be permanently maintained in aheathy growing condition at al times.
Theproperty owner isrespons blefor regular weeding, mowing of grass, irrigating, fertilizing,
pruning, and other permanent maintenanceof all plantingsasneeded. A one-year warranty must be
provided for all planted treesand shrubs, from the plant supplier, prior totheissuance of acertifi-
cate of occupancy.

A. Landscaped Areasand Around Buildings

In landscaped areas, and around buildings, wheresmall Saturetreesare appropriate, devel opersshould
consder using tree speciesfrom the most recent edition of the publication, Recommended Street TreesFor
Ithaca, which indudethefollowing:

Botanical Name Common Name/Cultivar

Small Trees

1. Acer buegeranum

2. Acer campestre ‘Schichtd’sUpright’

3. Acer truncatum

4. Acer truncatum x Acer platanoides ‘Norwegian Sunset’, * Pacific Sunset’
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5. Amelanchier spp.

6. Carpinuscaroliniana

7. Crataegus crus-galli var. inermis
8. Crataegus phaenopyrum

9. Crataegus punctata var. inermis
10. Craraegusviridis

11. Malus baccata

12. Malusflorida

13. Malus spp.

14. Malus x zumi

15. Prunus sargentii X Prunus subhirtella
16. Prunusvirginiana

17. Sorbus x intermedia

18. Sorbusthuringiaca ver. fastigiata
19. Syringareticulata

Southwest Area

* Autumn Brilliancg , ‘Robin Hill’, * Cumulus
‘Crusader’

‘Ohio Pioneer’
‘Winter King’
‘Jackii’

‘Adams, * Adirondack’, ‘ Baskatong’
‘Calocarpa

‘Accolade

‘Canada Red’

‘lvory SiIK’, * Summer Snow’

B. AccessRoads, Landscaped Areasand Around Buildings
Along accessroads, in landscaped areas, and around buildings, wheremedium tolargetreesaredesirable,
deve opers should consider using tree speciesfrom theRecommended Street Trees For Ithaca, which

indudes

Botanical Name
MediumtoLarge Trees

Acer x freemanii

Acer pseudoplatanus
Acer rubrum

Aesculus x carnea
Alnusglutinosa
Betulanigra

Carpinus betulus
Celtisoccidentalis

9. Cercidiphyllumjaponicum
10. Cladrastis kentuckea(lutea)
11. Coryluscolurna

12. Eucommia ulmoides

13. Fraxinus americana

14. Fraxinus excelsior

15. Fraxinus pennsylvanica
16. Ginkgo biloba (male only)

ONoO O WNE

Common Name/Cultivar

‘Armgtrong’, ‘ Ceebration’
‘ Spaethii’

‘Autumn Hame, ‘Bowhal’
‘Briatii’

‘Pyramiddis

‘Heritage

‘Fadigiatal

‘PrairiePride

‘Autumn Applausg, ‘ Autumn Purple

‘Hessa’

‘Bergeson’, ‘Newport’, ‘Urbanite , * Patmore
‘Autumn Gold', ‘LakeView', ‘Magyar’
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17. Gleditsgatriacanthosinermis
18. Gymnocladus dioicus

29. Liquidambar styraciflua
20. Kodlreuteria paniculata
21. Liriodendrontulipifera
22. Maclurapomiferainermis
23. Metasequoia glyptostroboides
24. Nyssa sylvatica

25. Odtryavirginiana

26. Phellodendron amurense
27. Platanus x acerifolia

28. Prunus sargentii

29. Pyrus calleryana

30. Quercusacutissma

31. Quercushbicolor

32. Quercusimbricaria

33. Quercus macrocarpa

34. Quercus muehlenbergii
35. Quercuspalustris

36. Quercusrobur

37. Quercusrubra

38. Quercus schumardii

39. Robina pseudoacacia

40. Sophora japonica

41. Sorbusalnifolia

42. Taxodium distichum

43. Tiliaamericana

44. Tilia cordata

45. Tiliax euchlora

46. Tilia tomentosa

47. Ulmus spp.

48. Ulmus parvifolia

49. Zelkova serrata

Southwest Area

‘Halka , ‘ Shademaster’, * Skyling
‘Espresso’

‘Moraine

‘ September’

‘Park’, * Wichital

‘Macho’

‘Bloodgood’, ‘ Columbia, ‘ Liberty’
‘Coumnaris

‘Arigtocrat’, ‘ Autumn Blaze , ‘ Chantideer’

‘Crownright’
‘Skymaster’

‘Bessoniand, ‘ Globe
‘Princeton Upright’, ‘ Regent’

‘Shawnee Brave

‘Redmond’

‘Chancdlor’, ‘Glenlevery

‘Laurdhure’

‘Green Mountain’,* Sterling Siver’
‘Dlaware#?2’, ‘Frontier’

‘Dynasty’, ‘Ohio’, ‘Pioneer’, ‘Valey Forge,
‘New Harmony'

‘GreenVa, ‘'Haka
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C. ParkingLots
In parking lots, wheremedium to largetreesaredesirabl e, devel opers should consider using tree species
from the Recommended Street Trees For Ithaca, which includes:

Botanical Name
MediumtoLarge Trees

1. Acer x freemanii

2. Acer pseudoplatanus

3. Cdltisoccidentalis

4. Eucommia ulmoides

5. Fraxinus americana

6. Fraxinusexcelsior
Fraxinus pennsylvanica
. Ginkgo biloba (maleonly)
Gleditsa triacanthosinermis
10. Gymnocladus dioicus
11. Liquidambar styraciflua
12. Kodreuteria paniculata
13. Phellodendron amurense
14. Platanusx acerifolia
15. Prunus sargentii

16. Pyruscalleryana

17. Quercusacutiss ma

18. Quercusbicolor

19. Quercusimbricaria

20. Quercus macrocarpa

21. Quercusmuehlenbergii
22. Quercusrobur

23. Quercusrubra

24. Quercus schumardii

25. Robina pseudoacacia
26. Sophora japonica

27. Taxodium distichum

28. Tiliaamericana

29. Tilia cordata

30. Tiliax euchlora

31. Tilia tomentosa

32. Ulmus spp.

© oo N

33. Ulmus parvifolia
34. Zelkova serrata

Common Name/Cultivar

‘Armgtrong’, ‘ Ceebration’
‘ Spaethii’
‘PrairiePride

‘Autumn Applausg, ‘ Autumn Purple
‘Hessal’

‘Bergeson’, ‘Newport’, ‘Patmore’, ‘ Urbanite
‘Autumn Gold’, ‘LakeView', ‘Magyar’
‘Halka , ‘ Shademaster’, * Skyling
‘Espresso’

‘Moraine

‘ September’

‘Macho’

‘Bloodgood’, ‘ Caumbia

‘Cdumnaris

‘Arigocrat’, * Autumn Blaze', * Chantideer’

‘Skymaster’

‘Bessoniand , ‘ Globe
‘Princeton Upright’, ‘ Regent’
‘Shawnee Brave
‘Redmond’
‘Chancdlor’, * Glenleven
‘Laurdhurs’
‘Green Mountain’, * Sterling Siver’
‘Delaware#2’, ‘Frontier’, ‘Pioneer’, ‘Valey
Forge’, ‘New Harmony’
‘Dynagty’, ‘Ohio
‘GreenVaZ, ‘'Halka
25
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D. Shrubsand Groundcoversfor Poorly Drained Sites
Thefollowing shrubsand ground covers should be considered for landscape devel opment in parking areas
and around buildings. Theseplantstol erate poorly drained or intermittently flooded soils, typical of many

dtesin the Southwest Land Use Area.

Botanical Name

Aesculus parviflora
Amelanchier canadensis
Amelanchier laevis
Aronia arbutifolia
Chionanthus virginicus
Cornusalba

Cornus racemosa
Cornus sericea

. Hamamelisvernalis
10. llex verticillata

11. Sambucus canadensis
12. Sorbaria sorbifolia

13. Thuja occidentalis

14. Viburnum dentatum
15. Viburnum opulus

16. Viburnum trilobum

WooNo~WNE

Common Name/Cultivar

Bottlebrush Buckeye
Shadblow Serviceberry
Allegheny Serviceberry
Red Chokeberry
Fringetree/Old Man’'s Beard
Tatarian Dogwood

Gray Dogwood

Red Osier Dogwood
Verna Witch-Hazd
Winterberry/Black Alder
American Elderberry
Urd Falsespirea
American Arborvitae
Arrowwood Viburnum
European Cranberrybush
American Cranberrybush

E. Shrubsand Groundcoversfor Moist, Well Drained Sites
Thefollowing shrubsand ground coversshould be considered for landscape deve opment in parking areas
and around buildings. These plantsrequiremoist but well drained sails.

Botanical Name

Amelanchier arborea

Cornus kousa

Fothergilla gardenii

Fothergilla major

Hamamelis x intermedia
Hamamelismollis
Hamamelisvirginiana

Hydrangea quercifolia ‘ snow queen’

ONoO O WNE

Common Name/Cultivar

Downy Serviceberry
Japanese Dogwood
Dwarf Fothergilla
LargeFothergilla
Hybrid Witch-Hazel
ChineseWitch-Hazd
Common Witch-Hazd
Oakleaf Hydrangea
Snow Queen
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9. llex x meserveae Meserveor BlueHolly

10.Viburnum x burkwoodii Burkwood Viburnum

11.Viburnumcarlesi KoreangpiceViburnum

12. Viburnum dilatum LindenViburnum

13. Viburnum juddii JuddViburnum

14. Viburnum plicatum DoublefileViburnum
var. tomentosum

15. Viburnumsiebol dii SabaldViburnum

16. Juniperuschinensis Chinese Juniper

17. Euonymus fortunei Wintercregper

18. Pachysandra terminalis Japanese Pachysandra

Plant Selectionsfor Wetlands, Drainage Easementsand Buffers
Wetlandsand Buffer Plant Species. Thefollowing tree specieshave been in-part identified in theland use
areaasnativeor naturalizing speciesto be consdered for wetland or buffer reconstruction or establishment:

Botanical Name Common Name/Cultivar
1. Acer negundo Box Elder

2. Acer rubrum Red Maple

3. Acer saccharinum Silver Maple

4. Celtisoccidentalis Hackberry

5. Fraxinus pensylvanica Red Ash

6. Populus deltoides Eastern Cottonwood
7. Pinus strobus WhitePine

8. Quercushicolor Swamp White Oak
9. Slix alba WhiteWillow

10. Salix nigra Black Willow

Wetlands and Buffer Plant Species: The following shrub species have been in-part identified in the
land use area as native or naturalizing species to be considered for wetland or buffer reconstruction
or establishment:

Botanical Name Common Name/Cultivar
1. Cornusalba Redtwig Dogwood

2. Cornus racemosa Grey Dogwood

3. llexverticilata Deciduous Holly

4. Viburnum acerifola Mapleleaf Viburnum

5. Viburnum dentatum Arrowwood Viburnum
6. Viburnum trilobum Cranberry Viburnum
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Wetlandsand Drainage Easement Plant Species: Thefollowing herbaceous and grass specieshavebeen in-
partidentified in theland use areaasnative or naturalizing peciesto be consdered for wetland and drain-
age easement recongtruction or establishment:

Botanical Name Common Name/Cultivar
1. Carex species Sedges

2. Eupatoruim maculatum Joe Pie Weed

3. Juncus effusus Bulrush

4. Phalaris communis Reed Canary Grass

5. Scirpusamericanus Chair-MakersRush

6. Scirpusatrovirens Rush

7. Typhalatifolia Cattall

Checklist Considerations:

O Sdlection of trees, from the most recent edition of the publication, Recommended Street
Treesof Ithaca, for landscaped areasin parking lotsand around buildings.

O Consider the use of trees, shrubs, vines and groundcovers that tolerate drought, poorly
drained and intermittently flooded soils.

O Consder plant sdlection lists for specified site conditions:
O Wetland reconstruction;
O Buffer plantings, and

O Drainage easement construction.
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Wetlands
Related to: Vegetation Selection, Buffers, Drainage Easements and Section |1,
Architectural Treatment and Guidelines

The Army Corps of Engineers has delineated several small wetlands that cumulatively
represent approximately nine(9.4) acresof Class|11 wetlandsin the Southwest Area. Thisclassifi-
cation meansthat wetlands haveflood water storage characteristicsonly. 1tisproposed that:

. Designated wetlands are to be reconstructed as mitigating measures on-site whenever
practicable when removed or altered. This may be included as part of project-related
drainage easements, buffers, or vegetative screening. (Excludingthegrassy swalethatis
part of thedraining easement and will need routine maintenance. Seepage 28, 9. Drainage
Easements, for adetailed description.)

On-gtewetlandsin the Southwest Area have been previoudy mapped and

documented. Noneof thewetlandsareregulated by N.Y.S.D.E.C.. Aspart of any devel op-
ment proposal, it will beessential to reconfirm thelocati ons of thosewetlandsbeing pro-

tected, removed or altered so that any appropriate substitute wetl ands can be reconstructed.

Devel opersmust obtain apermit from the Army Corp of Engineersprior to conducting any

work related tothe wetlands. Wetlands may be reconstructed as part of site plan devel opment
related drainage easements. Wetlandsreplacement and reconstruction may occur specifically toan
individual devel opment project replacing wetlandsin wholeor in part.

Plant speciesto beutilized for wetland reconstruction can befoundin Section 1.7.

Checkligt Condderations.

O

O

Map of existing wetlandswith devel oppment proposal when reevant.

Determine extent to which existing wetlands are protected, removed or altered.
Propose mitigating measures for removed or altered wetlands including reconstruction.
Wetland recongtruction may occur as part of the drainage easement, buffer development and
vegetative screening.

Select appropriate plant species for wetland reconstruction.

Army Corp permit for wetland disturbance.
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Drainage Easements
Relatesto: Wetlands, Buffersand Section I, Architectural Treatment and Guidelines

Water quality, storm water management and protection against flooding should be considered
as part of ste plan development. All drainage easement designs should include:

. Consideration of water quality regulations and storm water management conforming
to al current NY SDEC guidelines and standards.

. Storm water management and required development related drainage, should when
practicable, flow through vegetative swales and the drainage easements prior to dis-
charge in the Relief Channd. (lllustration J)

. All culvert end sections and headwalls should be designed with native stone when-
ever such a condition isvisible to the public. (lllustration I)

Drainage easements will provide a means to collect most site-related storm drainage in grassy
swales prior to discharge in the Relief Channd. These drainage easements will be sized to
provide adequate capacity for 100 year storm events. The intent of the grassy swaleisto trap
sediment. Thisis done with herbaceous plants that take up excess nutrients and work with
microbesin the soil and plantsto breakdown water-born hydrocarbonsoriginating in

parking lotsand streets. Thedrainage easements should beflanked by woody vegetation

(treesand shrubs) in shallow depressionsat either sdeof thegrassy swale. Thisplanting of
treesand shrubs (Seelllustration H, Drainage Easement Section) will provideabuffer be-

tween development parcds. Thevegetated areawill also captureafirst flush of sediment and
sormwater inarain event. Inaddition, thewoody plant buffer will act asavegetative

screen when the grassy swal erequires cleaning to remove sediment buildup and to harvest
nutrient/toxin laden herbaceousplants.

Maintenance easements from streets will be necessary to allow equipment into the area of the

grassy swale and Relief Channd for annual cutting and harvesting of herbaceous plants as
well asperiodicremoval of sediment buildup.
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[llustration H - Drainage Easement Section

Checklist Considerations:

O Check with NY SDEC for water quality and storm water management regulations.
Coordinate storm water management plans with the Engineering Department, City of Ithaca.

O Coordinate the location and sizing of the drainage easement with abutting developers within
the Southwest Land Use Area and when appropriate, South Hill watershed area which occurs
both in the City and Town of Ithaca.

O Grade parking lots, service and loading areas and roof drains to discharge into the drainage
easement.

O Select appropriate plant species for the drainage easement and associated buffer (Reference
Section 1.7).

O Provide maintenance easements from streets to ensure that each segment of the drainage
easement can be accessed by equipment necessary for annual mowing of herbaceous plants
and periodic removal of sediment build-up.
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Buffersand Vegetative Screening
Relatesto: Vegetation Selection, Wetlands, Drainage Easements and Section |1,
Architectural Treatment and Guidelines

Treesin vegetative buffersand screens should be of varying species, heightsand caliper when
ingalled. 1/3 of thetotal number of treesshould have 1 1/2” cdiper minimumor 10° height; 1/3 of
thetotal number of treesshould have2” cdiper minimumor 12" height and 1/3 of thetotal number
of treesshould have2 1/2” caliper minimumor 14’ height. Speciescompositionsof treesin

buffer areas should have no lessthan 30% evergreens. (Illustration K) Tree speciessdected
should a so havevarying heightsat maturity.

Vegetation in buffersand screens should be native and naturali zing plants compatiblewith soil
conditions, induding “firg-flush” characteristicsassociated with drainage easements. (Illustration H)

ThePlanning and Devel opment Board shall designate areason the substitute parkland for heavily
vegetated screening between theleveeparcd and the substitute parkland. ThePlanning and

Deve opment Board, during Siteplan review, will consder the placement of al buffersand vegeta-
tive screening so that the views of devel oped areasfrom nearby parks, trails, green spacesand
residenceswill haveaslittleimpact aspossible. Such buffers may be on an adjacent property under
different ownership asnegotiated and approved by the City of Ithacaduring Steplan review.

Thebuffer between Nates Floral Estatesand any new devel opment should be 100 feet in depth.
Trails, which traversethrough and by the sudy area, areurban trail sthat guidetrail usersthrough a
seriesof changing landscapesand terrain. The City thereforerecognizesthat landscaping widths/
depth for trailsmay vary depending on thewidth of thetrail ROW and the surrounding/ abutting
uses. Suchtrail landscaping may bein thetrail ROW or on an adjacent property under different
ownership ashegotiated and approved by the City of Ithacaand New York State Parks. Trail
buffersshould be provided where practicable. Buffersor vegetative screening will be paidfor,
constructed, and maintained by devel opers.

Between the new devel opment and Nates Floral Estates. Thisbuffer to be onehundred
(100) feet between any devel opment and the nearest existing mobile homein NatesForal
Edates.

Vegetative screen on the subgtitute parkland between thelevee parcd and the subgtitute
parkland.

Vegetative screen between devel opment from the north and east boundaries of

the subgtitute parkland.

Vegetative screens between deve opment from trails.

Species selection for bufferscan befoundin Section1.7. Buffer plantingsmay bein drainage
easements and wetlandswhen appropriate. Buffer planting should appear natural both inther
gpeciescomposition and stature.
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Checklist Considerations:

O

O

Sizeand speciescomposition asrequired for buffer planting or vegetative screen.

Speciescomposition of buffer/vegetative screen to mature at varying heightsand appear to be
naturd.

Vegetative screen between devel opment and trails.

Buffer between the new development and NatesF oral Estates. Thisbuffer to beaonehundred
(100) foot buffer between any devel opment and the nearest existing mobilehomein NatesFlora
Edates.

Vegetative screen on theparkland between thelevee parcel and the parkland.

Vegetative screen between devel opment from the north and east boundaries of the
parkland.

[llustration K - Typical buffer planting with random

distribution of trees and variable caliper and heights. »
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Section |1
Architectural Treatment and Guidelines

Overview

Thedevel opment of the Southwest Areawill be based in part on market forces and specific conditions of
thedte, i.e s0ils, former land uses, accessand quality of lifeand sustainahility. Theinterestsof the City of
Ithacaand surrounding communitieswill alsoimpact theland usemix. Thereview and involvement of the
publicaswdl aszoning and land useregulatory agencieswill bethe primary guidefor implementation, goals,
policiesand design guiddinesfor the Southwest Area.

Thegeneral architectural character of the Southwest Areashould be cons stent with and inspired by the
exiging detailsof buildingsin the City of Ithaca. Downtown Ithacaand surrounding communitiesprovide
digtinctiveexamplesof commercid, office, light industrial and resdential buildings. Guideinesfor architec-
tural trestment in the study areaare subsequently taken from thesedistinctively local examplesof buildings.
Photographic detail sare used to provide examples of building treatments,

Four different land use types have been considered for the development of design guidelines. These
include:

Commercial development;
Office development;
Light industrial; and
Residential devel opment
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Commercial Development
Relatesto: Section I, Site Improvements and Guidelines

Commercial development in the Southwest Area Land Use Plan should meet al of the
following requirements including a diverse range of community-based and regional retail
businesses. Such businesses are by nature vehicle oriented. Subsequently, the quality of the
streetscape related community plazas and open spaces, and site devel opment characteristics
will be essential to consider. New buildings should incorporate convenient, safe and attrac-
tive parking as required.

A. Lot coverageand LandscapeAreas- Total lot coveragefor each building should conformto
prevailing or anticipated zoning prior to issuance of a building permit. Total lot coverage
should be computed by dividing the gross floor plate of the building(s) by the total square
footage of the related lot’s gross land area. Lot coverage by building, access drives, loading
zones, serviceareas, parking and all other vehicular and pedestrian paved surfaces should not
exceed 88% of any total dtearea. Thisresultsin 12% of landscapeareain parking lotsand
around buildings. The 12% |andscape area excludesany buffersor drainage easementsthat

may be required. (Seelllustration L)

B. Yard Setback- Sideyard and rear yard setbacks of buildingsand paved areas should con-
formtoprevailing or anticipated zoning. However, specia conditionsexist for frontyards.
Buildings may not be st back morethan 30 feet from thestreet curb. A minimum of 60%

of alot’sstreet frontage should be occupied by building mass. Planning Board may allow a
portion, not to exceed athird of the required 60% building frontageto be occupied by an
integrated architectural wall. When abuilding occupiesacorner lot, both street frontages should be
defined asafrontyard. All setbacksshould bemeasured from street curbtobuildingface. If a
variation in setback isrequired by Site conditions, additional hedge planting, and/or fencescreening
may be required. Screening should benolessthan 48” in height and should bean extension of
building materialsor wood. No chainlink fencesareall owed.

C. Building Height - Theheight of buildingsshould not exceed the maximum established by
the City of Ithacaprevailing or anticipated zoning ordinance. Multiplestory buildingsare
encouraged.

D. Parking- Parking must conformto Section |.2. Land devoted to surface parking lots
should be limited to the extent possible. Commercia building proposals should consider
shared parking allowances with adjacent and compatible uses. Landscape areas in parking
lots must conform to areas and distribution as described in Section I.A.
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E. Publicand Multi-Modal Trangt - Commercia buildings should accommodate and support public
trangt (T.C.A.T.). Transt stopsshould belocated at safeand convenient points, to serveprimary
commercia destinations. Bikelanesand bike parking should be coordinated with each
development proposal.

F. Exterior Appearance- Commercia buildingsand specifically thearchitectura character
of each building will beevauated in termsof the ability to maintain ahigh sandard of
congtruction and appearance.

The commercial business in the Southwest Area Land Use Plan will be local and regional
destinations. The architectural character of individual and groups of buildings should be
coordinated to contribute to a locally distinctive identity and sense of place. Commercial
deve opment should conform to thefollowing architectural characteritics. ThePlanning

and Devel opment Board may provide exceptionsfor buildingsof architectural merit.

Primary exterior materia sfor commercid buildingsarelimited to masonry, induding

brick, stone, and block on all evations;

Buildings should haveat | east two masonry typesor colorsused on itsprimary facade;

The base of buildings should include a “watercourse” 18" in height of concrete or masonry
on all facades,

Masonry pilastersand/or bays should occur every 40" horizontaly and 20' verticaly.
Projectionsshould beat least 3". Masonry projectionsshould occur on all facades.

Primary building entrances should berecessed for afull door swing or not lessthan 3'-07;
Windows, awnings and arcades should not occupy less than 35% of the primary building
facades with frontage on a strest;

Thedesign of rear devationsof al buildings should be compatiblewith materialsused on

other devations. Thisindudesthe 18’ concrete or masonry “watercourse” and masonry
pilastersand/or baysoccurring every 40' horizontally and 20" vertically. Compliancewith thismay
be mitigated by the use of vegetation.

Roof-mounted equi pment and mechanica sshall not bevisblefrom any ground angle, and should be
anintegral part of overall architectural designwith regard toform, materialsand color. Penthouse
gructures should be used when theroof isclearly in view from thegorgetrail of Buttermilk Falls
State Park.

Checklist Considerations:

O

O

Commercial development should conform to all site improvements and guidelines outlined in
Section |.

12% of grosssite coverage shall bein landscape area, equally distributed in parking lotsand around
building(s), excluding required buffersand drainage easements.
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Building yard setbacksto conform to prevailing or proposed zoning except thefront yard

which shall allow buildings to be flush to the street right-of-way. However, front yard set-
back shall nat bemorethan 30'-0” from thecurb. Buildingson corner parceshave

twofront yards.

Building heightsshould nat exceed existing or proposed zoning. Multiplestory buildings
areencouraged.

Parking must conformto prevailing or propased zoning. Shared parking alowanceswith
compatibleadjacent land uses are encouraged.

Trangt stopsand bus pull offsareto bestuated at convenient and safelocations. Developers
shall provideabusshdter or shetersaspart of Sitedevel opment. Thedeveopersshal provide
safe pedestrian linkageto and from theshelters, sdewaksand buildings. Shelterswill bedesigned
toTCAT gandards.

Bicyclelanesand bicycle parking to beinduded for each building proposal.

Commercial building architectural appearance should conform to the following unless
approved by the City of Ithaca Planning Board:

O Primary structural materials being masonry on al devations.
O Base of building to have 18" watercourse on all eevations.

O Masonry pilastersand/or bays should occur every 40'-0” horizontally and 20" vertically
onall building facades. Materia projectionstobeat least 3”.

O Primary entrances to be recessed a full door swing, but not lessthan 3'-0".

O Windows, awningsand arcades should not occupy lessthan 35% of primary building
facade.

O Roof-mounted mechanicalsshould not bevisiblefrom any point on theground.
When roofs are clearly seen from the gorge trail of Buttermilk Falls State Park, a
mechanical penthouse should be used whenever possble. Roof-mounted mechanical
screening can include parapit wallsor architectural screenscong stent with building
materids.
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[llustration L - Typica Commercia Parking Plan.
Example of even distribution of planting area in parking lots and around building
asrequired for the 12% gross Site as landscape area.
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[llustration M - Commercial Architectural Detailing.
Doors and door openings protected by architectural recesses.

Expressed Structural Columns
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Display Windows
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[llustration N - Commercial Architectural Detailing.
Characteristic local commercial architectural detailing, including
primarily masonry materials.
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[llustration O - Commercia architectural detailing, to include
arcades, providing building character as well as protecting pedestrians
from wind and precipitation at entrances and display windows.
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Expressed structural Second story
columns windows

Masonry detailing
with reveals

[llustration P - Commercial buildings to have display windows, expressed architectural
columns and masonry reveals for facade variation, interest and character devel opment.
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Office Development
Relatesto: Section I, Site Improvements and Guidelines

Office devel opment in the Southwest Area Land Use Plan should provide a destination for
professional services and employment. Office development is a good complementary land
use for both residential and adjacent commercial use. The urban character of streets and
blocksand thearchitectural character of buildings should be coordinated to createalocally
digtinctivesenseof place. New buildings should incorporate convenient and safe parking,

public transit stops and pedestrian and bicycle systems.

A. Lot coverageand LandscapeAreas- Total ot coveragefor each building should conformto
prevailing or anticipated zoning prior to issuance of a building permit, which shall be com-
puted by dividing the gross floor plate of the building(s) by the total square footage of the
related lot’s gross land area. In addition to the coverage limitation required by zoning, lot
coverage by building, access drives, loading zones, service areas, parking and all other
vehicular and pedestrian paved surfaces should not exceed 88% of any total Sitearea. This
resultsin 12% of landscape area in parking lots and around buildings. The 12% landscape
area excludes any buffers or drainage easements as may be required. (See lllustration L)

B. Yard Setback- Sideyard and rear yard setbacks of buildingsand paved areas should con-
formtoprevailing or anticipated zoning. However, specia conditionsexist for frontyards.
Buildings may not be setback morethan 30 feet from the street curb. A minimum of 60%

of alot’sstreet frontage must be occupied by building mass. The Planning and Devel opment Board
may alow aportion, not to exceed athird of the required 60% building frontage, to be occupied by
an integrated architectural wall. When abuilding occupiesacorner |ot, both street frontages should
be defined asafrontyard. All setbacksshould be measured from street curbto building face. If a
variation in setback isrequired by Site conditions, additional hedge planting, and/or fencescreening
may be required. Screening should benolessthan 48” in height and should bean extension of
building materialsor wood. No chainlink fencesareall owed.

C. Building Height - Theheight of buildingsshould not exceed the maximum established by
the City of Ithacaprevailing or anticipated zoning ordinance. Multiplestory buildingsare
encouraged.

D. Parking - Parking must conform to Section |.2. Land devoted to surface parking lots
should be limited to the extent possible. Office building proposals should consider

shared parking allowances with adjacent and compatible uses. Landscape areas in parking
lots must conform to requirements as outlined in Section 1.2. Office devel opment parking
should consider shared allowances with adjacent commercial development when practicable.
Bicydeparking should be provided for clientsand employees.
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E. Publicand Multi-Moda Transt - Office buildings should be served by publictrangt
(T.C.A.T.). Trangt stopsshould belocated at safeand convenient points, to serveprimary
officedegtinations. Bikelanesand bike parking should be coordinated with each
development proposal.

F. Exterior Appearance- Office development in the City of Ithacais typically shared or
mixed with commercial and residential land uses. In the Southwest Area Land Use Plan,
offices are anticipated as being developed in conjunction with and adjacent to commercial
and residential development. (See Illustrations Q and R)

Architectura detailing shouldindude:

Clearly defined covered or arcaded entrances,

A mix of exterior building materias, including wood and masonry;,

A mix of multiple story structures,

Windows which are appropriate for intended office use; and

Architecturally mounted lighting at all building entrances.

Roof top mechanicals hidden from all points on the ground. If the roof is clearly visible
from the gorgetrail of the Buttermilk Falls State Park, penthouse structures should be used.

Office buildingsshould reinforce streets, and public spaces, by providing an ordered variety

of architectural detailing. Primary entrancesshould faceadstreet or plazarather than aparking
lot. A clearly developed walkway and bikeway system should be developed to connect to
public systems in the street right-of-way.

Checklist Considerations:

O

O

Officedeve opment should conformtodl steimprovementsand guidelinesoutlinedin
Section I.

12% of gross Site coverage of landscape areashould be evenly distributed throughout parking
areasand around buildings, excluding required buffersand drainage easements. See Section |,
Parking for moredetail.

Building yard setbacksto conform to prevailing or proposed zoning. Buildingsmust be setback
no morethan 30 feet from curb. Buildingson corner parcelshavetwo (2) front yards.

Building height should not exceed prevailing or anticipated zoning.
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Parking should conform to prevailing or anticipated zoning. Shared parking allowances with
adjacent compatible land uses are encouraged.

Transt stops to be situated at convenient and safe locations.

Bicycle lanes and bicycle parking should be included for each development proposal.
Office building architectural appearance should conform to the following:

O Clearly defined covered or arcaded entrances.

O A mix of building materials such as masonry and wood.

O Windowsand other fenestration appropriatefor intended officeuse

O Architecturally mounted lights at al entrances.

All building entrances to link to sidewalks associated with private or public streets.

Roof mounted mechanicals should not be visible from any location on the ground. If roof

mechanicals are clearly visble from the gorge trail of Buttermilk Falls State Park a roof
penthouse should be used to screen mechanicals.
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Pitched and Dormered Roofs

Functional
Fenestration

Covered
Primary
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[llustration R - Office Development, Architectural Detailing.
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Light Indudrial
Relatesto: Section I, Site Improvements and Guidelines

A light industrial digtrict is envisioned as an indirect extension of pre-existing industrial
development adjacent to the Southwest Land Use Area in the Cherry Street Industrial Park.
Thelightindugtrid digrict isintended to provideavariety of usesinduding machineshopsand
manufacturing. Thisisnot seen asan extengveindustrial zonebut rather land use adjacent tothe
Conrail corridor and adjacent industry. Light industrial where practicable should belocated awvay
and buffered from residential usesand designated trails, parksand the Flood Control Channel. The
lightindugtria zone should providefor awiderangeof light industrial usesand locd employment.

A. Lot coverageand LandscapeAreas- Total lot coveragefor each building should conformto
prevailing or anticipated zoning prior to issuance of a building permit, which shall be com-
puted by dividing the gross floor plate of the building(s) by the total square footage of the
related lot’s gross land area. Lot coverage by building, access drives, loading zones, service
areas, parking and al other vehicular and pedestrian paved surfaces should not exceed 88% of
any total sitearea. Thisresultsin 12% of landscapeareain parking lotsand around build-

ings. The12% landscapeareaexcludesany buffersor drainage easements.

B. Yard Setback- Sideyard and rear yard setbacks of buildingsand paved areas should con-
formtoprevailing or anticipated zoning. However, specia conditionsexist for frontyards.
Buildings may not be setback morethan 30 feet from the street curb except along ElmiraRoad and
Meadow Street, where 34 feet isrequired. A minimum of 60%of alot’sstreet frontage must be
occupied by building mass. Planning Board may allow aportion, not to exceed athird of the
required 60% building frontageto be occupied by an integrated architectural wall. When abuilding
occupiesacorner lot, both street frontages should be defined asafrontyard. All setbacksshould
be measured from street curbto building face. If avariation in setback isrequired by site condi-
tions, additional hedge planting, and/or fence screening may berequired. Screening should beno
lessthan 48’ in height and should be an extension of building materialsor wood. No chainlink
fencesareallowed.

C. Parking - Parking must conformto Section |. 2. Land devoted to parking lots should be
limited totheextent possible. Landscapeareasin parking lotsmust conform to areasand
digribution asoutlinedin Section|.2.

D. Exterior Appearance - Industrial architecture may be smple and practical. Building
development standards include non-reflective metal, pre-engineered buildings as well as
masonry, preconstructed masonry tilt-up pand sand other technol ogies.

E. Areassimmediatey adjacent to buildingsmay include apronsof durablematerials
including agphalt and concrete associated with building use.
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F. Storageareas should be completdy screened by perimeter fencing fromal public
rights-of-way, parks and public trail syssems. Perimeter fencing excludes chain link.

Checklist Considerations:

O

O

Lightindugtria deveopment should conformtoal steimprovementsand guiddinesoutlined
inSection|.

12% of grosssite coverage of |andscape area should be equal ly distributed throughout parking
areasand around buildings, excluding required buffersand drainage easements. See Section |,
Parking for moredetail.

Building yard setbacksto conform to prevailing or proposed zoning. Buildingsmust be setback
no morethan 30 feet from curb. Buildingson corner parcelshavetwo (2) front yards.

Parking must conformto prevailing or anticipated zoning.
Trangt stopsto bestuated at convenient and safelocations.

Lightindustrial architectural appearance and adjacent siteimprovementsshould conformtothe
fdlowing:

O Non-reflective metal, pre-engineered, masonry and pre-constructed masonry tilt-up
pandls.

O Service areas of durable materials such as asphalt or concrete.

O Storage areas should be compl etdy screened with perimeter fencing.
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Landscape Area Preconstructed Storage and Service
Near Building \

Masonry Panels Are Not In Public View

[llustration S - Light Industrial Building
Employee and Visitor Entry
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Resdential Development
Relatesto: Section I, Site Improvements and Guidelines

Residential development in the Southwest Area Land Use Plan is proposed to be medium
density adjacent to:

» Parks, recreation and trails associated with the flood control channd; and
» Small scale neighborhood rather than regional commercial development.

Hous ng types should belimited to thefollowing asrecommended in thereport, Southwest
Area Land Use Plan, City of Ithaca, 1994:

* Duplex homes
* Townhouses and
* Multi-Family housing

It isassumed that all housing typeswould be at grade or walk-upswithout devators. Stacked
duplexesare permissiblewith 25% of all unit typesto beaccessibleasdefined by A.D.A..

Thefollowing design principles should be conformed to aspart of all typesof housing design:

A. Housing devel opment should be vegetatively buffered from industrial and commercia
development as deemed appropriate by the City of Ithaca Planning Board.

B. Buildingsshould faceapublicright-of-way, private accessroadsor streetstoensurean
address, immediate access to a public sidewalk and connection to streets and transit stops.
Thisisrequired to encourage:

 Public way-finding and address identification on the street
* Pedestrian scale and orientation

» Security through dwedling unit visbility

» Sense of community with shared public amenity

C. Building orientation with accessto adjacent parks, open spaceand publictrailsshould also
be encouraged.

D. Resdentia blocksshould bedesigned with street intersectionsevery 300-500 feet. Traffic
calming measures should be employed on streets.
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D. Architectura Treatment - Architectural and Sitecharacter of theresidential develop-
ment zoneshould be cons stent with thefollowing:

Building materialsand stylesthat contributeto and draw from the prevailing hous ng stock
of thelthacaarea. Thisincludeswood-framed and masonry housing with pitched roofs
and dormers.

Deve opment should include porcheson the ground floor with protective overhangsabove
primary entrances.

Concrete or masonry s dewal ks should connect primary building entrancesto public
ddewaksin theright-of-way.

Landscape near and around buildings should provide on-grade outdoor useareaswith
gardens, lawnsand trees.

Building mounted and sitelighting should benon-glareand providefor conditionsof safety,
vighility, accent and dear visua order. Lighting may bebuilding mounted only when
related directly to building entrances. Sitelighting should be cons stent with Section |.3.
Multiplestory unitswith at least 25% of dwelling unitshandicapped accessible.

Building fenestration should be organized to provideaunified facade.

Exterior building wallsand roof linesshould vary within any unit facade.

Checklist Considerations:

O

Building yard setbacksto conform to prevailing or proposed zoning. Buildingsmust be setback
no morethan 30 feet from curb. Buildingson corner parcelshavetwo (2) front yards.

Building heights should not exceed prevailing or proposed zoning.

Parking should conform to prevailing or proposed zoning.

Residentia building appearance should conform to the following:

O Building materials that draw from housing stock of the Ithaca area including
wood framed and masonry units with pitched roofs.

O Porches on the ground floor with protective overhangs above primary
entrances.

O Building fenestration organized as a unified facade.
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O Multiple story dweling units.

O Building mounted lighting associated with all entrances.

O Building devations which vary over the length of a unit facade.
Sidewalks which connect primary building entrances to public walks.

Landscape areas near and around buildings for on-grade use such as lawns and
gardens.
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Material detailing consstent
with local housing stock

Two and three story units

Pitched and
Dormered Roofs

Masonry and
Wood Materid
Detailing

[Hlustration U - Residential Development, Architectural Detailing. 53
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Pronounced and
Covered Primary
Entrances

Accessible Primary
Entry Routes

.
[llustration V - Residentia Development, Architectural Detailing.
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Illustration W - Residential Devel opment-
need for roofline variation.

Illustration X - Residential Devel opment-
exterior wall and devation variation.
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Summary Comments

TheDesgn Guiddinesfor the Southwest Areahave been created asacollaborativeeffort of the Client
Committee membersand consultant team. They incorporate planning sudiesfor theproject areaaswell as
referencing typical local examplesof architectureand landscapethat are characteristic of distinctive ex-
amplesaf land usewithin the City of Ithacaand surrounding communities.

The Design Guiddines embody ideals and planning that seeks to create a project areathat isa
development modd for the future. The guidelines reference examples of projectsin the city in the
past to create a planning framework that can be built upon for new development.

The intention of the design guiddlines is to supplement existing site planning review requirements
with practical guidance for architectural detailing and site plan development. The vision of the
design guiddlinesis to create an agreed upon set of site and architectural detailing for future devel op-
ment for the Southwest Area.
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Overview: Elmira Road - Meadow Street Corridor

The goal of the Elmira Road - Meadow Street Corridor Design Guidelinesisto create a useful set of
design tools for the City of Ithaca that relates to the Southwest Area. The guidelines create a frame-
work that supplements existing site plan review requirements (Appendix A) for the City of Ithaca.
The site context map below (lllustration AA) defines the Elmira Road - Meadow Street Corridor
which includes land parcels on Old EImira Road as well as Spencer Road.

These standards and guidelines have been developed to incorporate local identity as well as extant
conditions within the corridor into the development process. The primary goals are to:

* encourage devel opment which contributes to Ithaca’s unique character; and

* supplement existing site plan review criteria (Appendix A) with more specific
interpretation for the ElImira Road - Meadow Street Corridor.

A maintenance plan must be submitted with all site plans.
All new facilities should be designed to meet the American with Disabilities Act (ADA) standards.
In cases where there is a modification to a site plan that received approval prior to the time of the

adoption of these guidelines, and where the modification to the site plan does not increase the square
footage or substantially alter the previoudy approved site plan, these guideines will not apply.
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Illustration AA - The hatched area of the map above defines the Elmira Road - Meadow Street
Corridor project area which includes devel opment parcels along Old Elmira Road. The dark line
defines the project area for both the Southwest Area and the EImira Road - Meadow Street Corridor.
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Section 11 - Elmira Road - M eadow Street Corridor

1.

Elmira Road - M eadow Street Right-of Way
Relatesto: Bicycle Systems, Pedestrian Systems, Signage, Vegetation Selection.

The EImira Road - Meadow Street Corridor, which includes Old EImira Road, should have a
high level of aesthetics and landscape amenity. Sidewalks, tree lawns and signage as well as
access drives for development parcels are included in this section. Vehicles and pedestrians
should be separated by tree lawns within the corridor. The following characteristics of the
corridor are provided for consideration whenever new site development or rehabilitation
occurs within the study area:

a Elmira Road and Meadow Street should have a10'-0" tree lawn adjacent to the
existing street curb for all new and rehabilitation construction.

b. Pedestrian system should be separate from streets and bikeways, where practicable.

C. New sidewalks in the corridor should link smoothly into existing walks when
possible.
d. No curb cuts will be allowed from streets. Drop curbs only are acceptable from

Elmira Road or Meadow Street to allow for a continuous uninterrupted sidewalk
parallel to the street curbline. (See Illustration BB)

e The number of access drives per parcel should preferably be limited to one (1) and is
subject to review by the City of Ithaca Planning Board through Site Plan Review.
This should insure the intended landscape continuity of the street right-of-way and
control traffic within development of individual parcels. It is recommended that
drives be a maximum of 24 feet in width that provide both access and egress. Com-
bined access/egress drives will not be located within 150 feet of a street intersection,
measured from centerline of street right-of-way. 1n addition, access drives should be
Separated between parcels at a minimum of 34'-0" measured from edge of pavement
to edge of pavement.

Checklist Considerations:

O

Drop curbs only are allowed for any proposed driveways. No curb cuts should be consid-
ered. Curbs are to be continuoudly aligned with existing curblines on Elmira Road and
Meadow Street. Old Elmira Road does not conform to continuous curbline considerations.
(See lllustration BB - Drop Curb and Curb Cut Details)
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Single points of combined parce access and egress are encouraged. The exception to this
may occur for gas stations or if a parcel has physical limitations requiring two points of
access/egress.

Drop curbs for driveways should be limited in width and not exceed 24'-0" for combined
two lane access and egress to parcels.

Driveways should be separated by no less than 30'- 0”.

Heavy duty, reinforced concrete sidewalks should be installed, continuoudly parallel to
Elmira Road and Meadow Street and across driveways to give preference to pedestrians.
Sidewalks should be 5'-0" in width and may occur within the right-of-way, 10'-0" from the
curbline, where practicable or as supported by a geotechnical study. (See lllustration EE -
Congtruction Detail for Heavy Duty Concrete Walk)

All existing trees in public rights-of-way must be protected. Tree permits are required from
the City of Ithacaif any trees are to be removed. (See lllustration FF - Tree Protection Fence)

10'-0" tree lawns are required and occur immediately behind the curbline. Tree lawns may
only vary in width and location based upon pre-existing conditions such as trees or site other
impediments. Old Elmira Road has both conventional tree lawns and curbed planting idands.
Select an appropriate planting area from these two sSite types.

Abutting property owners are responsible for the maintenance of sidewalks and lawns within
the public right-of-way.

Tree speciesin the tree lawn should be selected from the list of Medium to Large Treesin
Section 1.7 of the Southwest Area Land Use Plan. Size of trees when planted must be a
minimum of 2 1/2” caliper; 3’ calipers are preferred. Grass should be established continu
oudly for the full extent of the tree lawn, with mulch rings around new and existing trees.

Trees should be planted 6'-0" from the curbline on EImira Road and Meadow Street and
4'-0" from sidewalks within a 10'-0" treelawn.

AcquireaNew York State Department of Transportation (NYSDOT) and City of Ithaca
work permit as appropriate to make improvements and alterations in rights-of-way.
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Curb-cuts should not be used for drivewaysin the
Elmira Road - Meadow Street Corridor.

[llustration BB - Drop-curb and curb-cut details recently constructed in the City of Ithaca. 61
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[llustration DD - An example of 5'-0" concrete
walk in the Meadow Street right-of-way.
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Parking and Service Area
Relatesto: Elmira Road and Meadow Street Right-of-Way, Pedestrian Systems,
Vegetation Selection and Commercial and Office Development.

The following parking and service area requirements relate to all new and rehabilitated parcel
development. Parking lot design and site plans should allow for interconnection of existing
and future parking lots and facilities to minimize the need for automobiles to return to the
main roadways.

Parking Requirements

Parking should be designed to provide easy, safe access to buildings for pedestrians, bicycles,
and vehicles. All parking, loading, and unloading areas should be sufficient to serve the
commercia and office uses within each development parcel. Parking ratio requirements for
each land use type are defined by existing or proposed zoning, City of Ithaca.

Parking areas should generally provide for 90 degree parking, utilizing parking spaces that
are dimensioned minimally 9 feet by 18 feet with 24-foot wide two-way travel lanes.
Wherever possible, travel lanes should be double loaded to create the most efficient parking
layout. Parking areas should be constructed with curbs to separate vehicular and pedestrian
traffic and to define corners and traffic idands.

Parking L ots Pavements

All parking lots, driveways, and service areas should be surfaced with heavy duty bituminous
concrete, concrete, or decorative pavements or as supported by a geotechnical report. Curbs
should be granite only. (See lllustrations CC and EE)

Minimum Landscape Areas

Deve opers should provide, minimally, 12% of gross site as landscape area distributed
equally within parking and around buildings. Soft scape/green space should occupy no less
than 10% of the 12% required. The other 2% may consist of pedestrian amenities such as
sdewalks and plazas. (Non-green amenities required and /or approved by the City, which
serves a public purpose may be applied towards the 10% required green space.) The gross
gte area includes all buildings, loading zones, service areas, parking and all other vehicular
and pedestrian paved surfaces, landscape areas, residual spaces, drainage easements and
buffers. The required landscape area excludes drainage easements and buffers (if required on
adite) aspart of the 12% landscape area requirement. (Refer to Section 1.7, Plant Selection
for Landscape Areas, Buffers and Drainage Easements for approved plant species).

65

Trowbridge & Wolf Landscape Architects



Design Guidelines

Elmira Road - Meadow Street Corridor

Landscape Areasin Parking Lots

Landscape areas in parking lots are to be distributed for maximum visual and environmental
benefit. Large shade trees are recommended in all landscape idands and parking aress.
Parking areas should be subdivided by landscape idands which should be a minimum of 10
feet wide for the full length of a parking space containing trees and other plant materials.
Landscape idands may be 8 feet wide if structural soil is utilized. Landscape idandsin
parking areas should be equally distributed but not less than one landscape idand for every
twelve parking spaces. Spacing of plant materials for landscape areas in parking lots should
provide adequate coverage. Planting idandsin parking lots should not be utilized for snow
storage. All snow storage locations should be shown on the site plan.

Handicapped Parking

Handicapped parking should be provided and will be designated by “pictograph” signs as
close as possible to the building served. The width of one handicapped parking space will be
a minimum of 10 feet with 4 feet access between every other handicapped space with unim-
peded access to walkways and parking spaces. Parking should conform to all Americans with
Disabilities Act, A.D.A., requirements, as well as local ordinances.

Service, Storage, and Utility Areas

All exterior service, storage and utility areas, including but not limited to transformers,
meters, tanks, dumpsters, condensers, and delivery or service doors, should be located at the
side or rear of the building and will be screened so as not to be visible from the street right-
of-way or from adjacent parcels. Landscape screening can be used where applicable. How
ever, architectural screens and fences may also be used and are preferable, but are limited to
materials to match adjacent buildings or to be wood. No chainlink fencing is allowed as mate
rial for service, storage of utility area screening.

Checklist Considerations:

O

O

Parking regquirements for each land use type to be defined by existing or proposed zoning
for the City of Ithaca.

Parking lot pavements to be heavy duty bituminous concrete, concrete or decorative
pavements. Gravel parking lots are not acceptable. (See lllustration EE - Details for Heavy
Duty Bituminous Concrete, Concrete and Decorative Concrete Pavers).

Parking lots should occur in the sideyards or rearyard rather than the frontyard.

All curbs should be granite for new parking lot construction. 66
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O Landscape areas in parking lots and around buildings to be no less than 12% of gross
site area. (Minimum of 10% green-scape, 2% may be hardscape such as sidewalks and
plazas.)

O Landscape areas in parking lots to be equally distributed, not less than one landscaped
parking space for every twelve (12) spaces.

O Handicapped parking shall be located and signed as required by A.D.A..
O Service, storage and utility areas to be screened using architectural walls that match the

related building, wood fences or landscape screens as appropriate. Chainlink or stockade
fences are not acceptabl e as screen enclosures.

[llustration GG - Appropriate |landscaped parking area with clearly defined
site circulation.
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Lighting
RelatesTo: Parking and Service Areas, Pedestrian Systems and Commercial and
Office Development.

Site lighting should: 1) create appropriate conditions for safe vishility; 2) accent important
elements of the building and site; 3) create a clear visual order on the site, and 4) distinguish
between various uses such as parking, pedestrian areas, and building entrances.

The light source for all luminaires should not be visble. Color-corrected high pressure
sodium or metal halid lamps should be used for all walks, building entrances, and other
places where appropriate color rendition isimportant. Wall packs mounted on buildings
should downlight and be used as a wall wash only. Incorporate shields so that lamping for
wall packsis not visble.

All wiring for gte lighting should be underground. The height of pole mounted fixtures with
sharp cut-off luminaires to reduce light spillage, should not exceed 20 feet or the height of the
building, whichever isless. The uniformity ratio of the site should not exceed 4. Light pole
footers should conform to Illustration HH.

Average levels of illumination should be:

Description of Site Condition Footcandle Levels
Building entrances and Parking Areas 5
Pedestrian Walks 1

Foot candle levels for gas stations and convenience stores are to be determined by the City of
Ithaca Planning Board through the Site Plan Review process. Highly reflective building
surfaces that brighten lighting are not preferred. Light absorptive masonry materials for
buildings should be used, especially for the projects with high foot candle illumination.

Checklist Considerations:

O

O
O
O

All on-site freestanding lighting should have 30" pole heights or less.
All ste lighting should have sharp cut-off luminaires.
Color-corrected high pressure sodium or metal halid lamping is preferred.

Consider appropriate foot candle levels for site conditions as referenced above.
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O Lexan luminaire lens are preferred.

O Architectural wall packs to wash building faces only with downlight.
Luminaire shields to be used so lamping is not visible.

O No light spillage should occur off site. Lamp shidds should be used to direct light.

O Light pole footers should not extend above finished grade more than 6”. (See lllustration HH
Light Pole Footer)
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Bicycle Systems
See page 13, Section 4 Bicycle Systems.

All commercial businesses and offices should provide adequate bicycle parking that is
convenient and secure. (See lllustration G - Southwest Area Land Use Plan for Standard
Bike Racks and Product Information)

Checklist Considerations:

O

When appropriate, locate bike parking area(s) near primary entrances to buildings. Select an
appropriate number of bike racks for the development proposal. Each site should have provi-
sons for bike parking.

Provide the standard bike rack as defined in product information including finishes as
referenced in Section 1.4 Southwest Area Land Use Plan.

Bike system design and planning should conform with the recommendations made in the
City Bike Plan.
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Pedestrian Systems
Relatesto: Elmira Road - M eadow Street Right-of-Way, Parking and Service Area,
Lighting, Bicycle Systems and Commercial and Office Development.

The pedestrian system for the EImira Road - Meadow Street Corridor includes the public
sidewalks associated with Elmira Road and Meadow Street only, and their connection and
linkage to walkways associated with private parcel development. Provide safe, logical, direct
and well lit walkways linking sidewalks in the public rights-of-way to those on private
parcels.

All walkways within the public right-of-way should be 5'-0" in width and constructed of
reinforced concrete. Sidewalks outside the right-of-way may be concrete or decorative
concrete pavers. Walks should connect directly from the public walkway parallée

to the right-of-way to al primary building entrances. All on-site walks must be A.D.A.
accessible including linkages to parking.

Checklist Considerations:

O

Provide as a minimum 5'-0" wide concrete sidewalks parallel to EImira Road - Meadow
Street which may be within the right-of-way. This should occur preferably 10°-0" from the
curbline. (Seelllustration EE - Detail for Heavy Duty Concrete Sidewalk)

Provide clear and continuous linkage from sidewalks paralldl to EImira Road - Meadow
Street rights-of-way to primary entrances of all buildings. On-site walks should be 5-0” in
width minimally.

All on-site walks should be concrete or decorative pavements with appropriately located drop
curbs and ramps to conform to A.D.A. requirements. (See Illlustration EE - Details for
Concrete and Decorative Pavement Walks)

Provide lighting levels along walks as defined in Section 1.3., Southwest Area Land
Use Plan.
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Signage
Relatesto: Elmira Road - Meadow Street Right-of-Way and Commercial and
Office Development.

Signage for Commercia and Office Development within the Elmira Road and Meadow
Street Corridor, including Old EImira Road should be consistent with the City of Ithaca, Sign
Ordinance, with exceptions as outlined below. The characteristics and detailing of signs, ie.
material, placement, size, color, and illumination, should be consistent with related architec-
tural characteristics and detailing. Definitions for terms such as building signs, wall signs,
window signs, fascia signs, pole and ground signs are defined in the most current version of
the City of Ithaca Sign Ordinance. Issues of Sign structure, illumination, projecting signs,
overhead signs, temporary signs, banners and billboards allowed in all land use zones are
also outlined in the City of Ithaca Sign Ordinance. When existing signs are replaced in the
study area corridor, they must have City of I1thaca Planning Board approval.

A. Commercia Development Signage -

1 One (1) freestanding sign not exceeding fifty (50) square feet in areais allowed for
commercial buildings and each business, including framework, and not exceeding
thirty (30) feet in height. The freestanding sign should preferably be twenty (20) feet
in height but no more than the related building at it’'s highest point. One (1) sSign
attached to the building is alowed, painted on or applied to the front of the primary
facade of a structure or building, within which the sign should not exceed one and
one-half (1 1/2) square feet for each linear foot of building frontage occupied by each
business on the premises. The total area of both freestanding and building attached
signs are not to exceed two hundred fifty (250) square feet; or

2. Two (2) signs attached, painted on or applied to the front or face of a structure or
building, the aggregate sign area of which should not exceed one and one-half (1 1/2)
sguare feet for each linear foot of structure or building frontage occupied by each
business conducted on the premises. Thetotal area of both signs not to exceed two
hundred fifty (250) square feet.

3. Corporate or business logos should be included as part of a sign size and location
reguirements unless approved by the City of Ithaca Planning Board.

No exterior sign should be mechanically or eectronically operated to provide motion or the
appearance of motion. Building mounted signs should not extend above the building cornice
line.

A freestanding sign at Site entrances may have combined signage for all associated busi-
nesses. (Seelllugtration 11) Such signage, related to entrances for vehicular traffic should be
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allowed at one site entry on Elmira Road, Meadow Street or Old Elmira Road with site plan
approval.

B. Office Development Signage - Office buildings should have one sign only identifying
building address and related activities not exceeding four (4) square feet. 1n addition:

1.

One wall mounted or free standing sign not exceeding twenty-four (24) square feet
including framework. A 20’ high sign is preferred but no signs should exceed the
height of the related building at its highest point. Such signage will be allowed
announcing a multiple unit office complex.

Checklist Considerations:

O

O

Signage for all land use types should be consistent with the City of Ithaca Sign Ordinance
with exceptions outlined below.

When existing signs are replaced, the proposed guiddines for the EImira Road - Meadow
Street Corridor arein effect. Replacement or modified signage must have City of Ithaca
Planning Board approval through the site plan review process.

Commercial signage should not exceed the following for each defined business:

O

O

One freestanding sign fifty (50) square feet in areais alowed and no more than thirty
(30) feet in height maximum. The freestanding sign should preferably be twenty
(20) feet in height, but no more than the related building height at its highest point.
However, a preferred sign placement and height should be consistent with
N.Y.S.D.O.T. traffic control signs.

Combined commercial signage is encouraged for businesses that share common
driveways. Combined signage is to conform to the City of Ithaca Sign Ordinance or
criteria outlined in this section for freestanding signs.

Building mounted signs may have 1.5 square feet for every linear foot of building or
store frontage. A total sign area should not exceed two hundred-fifty (250) square
feet for each building or store front.

Building mounted signs should not extend above the building cornice line.

Office signage should not be greater than four (4) square feet for each building or business
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address. One wall mounted or freestanding sign for each building complex should not
exceed twenty-four (24) square feet. If a freestanding sign is chosen, it should not be greater
than 20’ in height and less than the tallest building in the development complex.

O Building mounted signs should not extend above the building cornice line.

O Signage may occur in the associated street treelawn with appropriate approvals of
N.Y.S.D.O.T. and the City of Ithaca.

O Business and corporate logos should be included as part of sign size and location require
ments unless approved by the City of Ithaca Planning Board.

O Sign materials, frame and structure should be consistent and compatible with associated
building materials and colors.

COPYMAX
FURNITUREMAX

[llustration 11 - An example of combined
commercial signage that share a common drive.
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Vegetation Screens and Buffers
Relatesto: Elmira Road - M eadow Street Right-of-Way, Parking and Service Areas,
and Commer cial and Office Development.

When planting treesand shrubsin landscape areas on devel opment parce sand in buffers,

best horticultural practices should be used. Whether plants are installed as bare root, con-
tainer or balled or burlap the planting pit should be three (3) times the width of root spread of
trees or shrubs as they come from the nursery. When trees are placed in areas surrounded by
pavement, ‘structural soil’ (See Appendix D) should be specified under pavements to allow
greatest possibleroot extens on. Whenever possible, existing significant vegetation should be
preserved and incorporated as part of thesite plan.

Appropriate plants for usein road rights-of-way, in parking lots and around buildings and
including plants botanical and common names are outlined in Section 1.7 of the Southwest
Area Land Use Plan.

Developers should consider using tree species from the most recent addition of the
publication, Recommended Street Trees For Ithaca.

Treesin vegetative buffersshould be of varying heightsand cdiper wheningtalled. Trees

should have 1/3 of total number of trees1 1/2” cdliper minimumor 10’ height; 1/3 of total

number of treesshould have2” caliper minimum or 12" height and 1/3 of total number of

trees21/2” caiper minimumor 14’ height. Speciescompositionsof treesin buffer areas

should havenolessthan 30% evergreens. (Illugtration K) Buffer planting should appear naturd
both in their speciescomposition and stature. 1n combination with vegetation, buffersand vegetative
screens between existing residential areasand commercia and office devel opment should include
two-sded wooden fenceswith aminimum of 6'-0” in height. (SeeSection 1.10. Buffer for
discussion on buffers.)

Checkligt Condderations.

O

Selection of trees should betaken from the most recent addition of the publication,
Recommended Street Trees of Ithacawhen making species sel ection for landscaped areasin
parking lotsand around buildings.

Treegpecieson ste should continueto be sl ected for ultimate Szeand statureusing thelist
of mediumtolargetrees. (Section .7, Southwest Arealand UsePlan) Caliper szeshould
benolessthan21/2".
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Consider the use of trees, shrubs, vines and groundcovers that can tolerate drought, poorly
drained and intermittently flooded soils. (See Section 1.7, Southwest Area Land Use Plan)

Size and species composition as required for buffer planting to conform to Section 1.10,
Southwest Area Land Use Plan. Species composition of buffer to mature at varying heights
and appear to be natural.

Devel opment adjacent toresidential areas, parklands, or publictrailstorequireappropriate
vegetative buffers as deemed appropriate by the City of Ithaca Planning Board.

Buffers for residential areas may include two (2) sided wood fences and/or vegetation
plantings. (See Section 1.10, Southwest Area for vegetation buffer requirements). Fences
should be a minimum of 6'-0” in height.

Preserve significant existing vegetation on devel opment parcels whenever possible.

Best horticultural practice should be used when ingtalling new vegetation. Whether plants
are installed bare root, container or balled and burlap the plant pit should be three (3) times
the width of root spread as it comes from the nursery.

When trees are surrounded by pavement, ‘ structural soil’ should be used (See Appendix D)
under pavement.
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Commercial Development
Relatesto: Elmira Road - Meadow Street Right-of-Way, Parking and Service Areas.

Commercial development in the Elmira Road - Meadow Street Corridor may include a
diverse range of community-based and regional retail businesses. Such businesses are by
their nature and location will be vehicular oriented. Subsequently, the quality of the
streetscape and Site development characteristics will be essential to consider including conve-
nient, safe and attractive parking and site improvements. The City encourages the use of
green architecture whenever possible. Developer are encourages to follow the EPA Energy
Star Standards for construction and to utilize energy conservation measures in building
design.

A. Lot coverage and Landscape Areas - Total lot coverage for each building should conform
to existing or anticipated zoning. Total lot coverage should be computed by dividing the
gross floor plate of the building(s) by the total square footage of the related lot’s gross land
area. Lot coverage by building, access drives, loading zones, service areas, parking and all
other vehicular and pedestrian paved surfaces should not exceed 88% of any total site area.
Thisresults in 12% of landscape area in parking lots and around buildings. The 12% land
scape area excludes any buffers.

B. Yard Setback- Side yard and rear yard setbacks of buildings and paved areas should con-
form to prevailing or anticipated zoning. However, special conditions exist for frontyards.
Buildings may not be setback more than 34 feet from the street curb for Elmira Road and
Meadow Streets outside the right-of-way. A minimum of 35% of alot’s street frontage must
be occupied by building mass. Planning Board may allow a portion, not to exceed a third of
the required 35% building frontage to be occupied by an integrated architectural wall. For
Old Elmira Road, building frontyard should be 15'-0" from the right-of-way paralld to the
street. When a building occupies a corner lot, both street frontages should be defined as a
frontyard. All setbacks should be measured from curbline and/or street rights-of-way. If a
variation in setback is required by site conditions, review by the City of Ithaca Planning
Board through the Site Plan Review Process, is required.

C. Building Height - The height of buildings should not exceed the maximum established by
the City of Ithaca existing or anticipated zoning ordinance. Multiple story buildings are
encouraged.

D. Parking - Parking must conform to Section I. 2. of the Southwest Area Land Use Plan.
Land devoted to surface parking lots should be limited to the extent possible. Landscape
areas in parking lots should conform to areas and distribution as described in Section |.A. of
the Southwest Area.
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E. Exterior Appearance - Commercia buildings will be evaluated in terms of the ability to
maintain a high standard of construction and appearance. The commercial businesses in the
Elmira Road - Meadow Street Corridor will be local and regional destinations. The architect-
ural character of buildings should be coordinated to contribute to a locally distinctive identity
and sense of place. This preferably should include the following architectural characteristics
whether new or rehabilitated buildings.

Primary structural materials for commercial buildings are limited to masonry, including
brick, stone, and block on all eevations;

Buildings should have at least two masonry types or colors used on its primary facade(s);

Masonry pilasters and/or bays should occur every 40" or less horizontally and 20’ vertically.
Projections should be at least 3". Masonry projections should occur on all facades,

Primary building entrances should be recessed for a full door swing or not less than 3'-07;

Windows, awnings and arcades should not occupy less than 35% of the primary building
facades and/or facade frontage on a strest;

The design of rear devations of all buildings should be compatible with materials used on
other elevations. Thisincludesthe 18" concrete or masonry “watercourse” and masonry
pilasters and/or bays occurring every 40" horizontally and 20' vertically. Compliance with
this may be mitigated by the use of vegetation.

Checklist Considerations:

O

O

Commercial development should conform to all site improvements and guidelines outlined in
Section 1.7, Southwest Area Land Use Plan unless expressly different as outlined below.

12% of gross site coverage should be in landscape area, equally distributed in parking
lots and around building(s), excluding any required vegetation buffers.

Building yard setbacks for new buildings to conform to existing or proposed zoning.
Frontyard setback should be no morethan 34'-0" from the EImira Road and Meadow Street
curbline or perpendicular street for corner parcels. A minimum of 35% of alot’s street front
age must be occupied by building mass. Frontyard for Old Elmira Road should be 15'-0”
setback from the right-of-way and paralld to the street. Buildings should not occur in the
right-of way.
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Building heights should not exceed existing or proposed zoning.

Parking ratios for development must conform to existing or proposed zoning.

Existing significant on-site vegetation should be preserved where practicable.

Bicycle parking to be included when appropriate for each building proposal.

All primary building entrances to link to sidewalks on Elmira Road and Meadow Strest.

New and rehabilitated building architectural appearance should conform to the following:

O

O

Primary structural materials being masonry on all eevations for new buildings and
for rehabilitated buildings where practicable.

Masonry pilasters or bays to occur every 40'-0” or less vertically and 20'-0" horizon-
tally on all new building and rehabilitated buildings where practicable. Material
projectionsto be at least 3”.

Windows, awnings and arcades should not occupy less than 35% of the primary
building facade as well as frontyards if the primary facade does not face a street. If a
building has two frontyards, 35% of both facades should be windows, awning or
arcades. (See Illustrations JJ and KK)

Roof-mounted mechanicals should not be visible from any point on the ground.
When roofs are clearly seen from the gorgetrail of Buttermilk Falls State Park, a
mechanical penthouse should be used whenever possible. Roof-mounted mechanical
screening can include parapit walls or architectural screens consistent with building
materials.
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[llustration JJ - An example of a rehabilitated building, conforming to pri-
mary facade having not less than 35% of windows, awnings and arcades.

EPIEE VISION CEN

[llustration KK - An example of a new building conforming to primary facade
having not less than 35% of windows, awnings and arcades.
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Office Development
Relatesto: Elmira Road and Meadow Street Right-of-Way, Parking and Service Areas.

Office Development in EImira Road - Meadow Street Corridor will be limited but should
provide a destination for professional services and employment. Office development isa
good complementary land use for adjacent commercial uses. The architectural character of
buildings should be coordinated to create alocally distinctive sense of place. New and
rehabilitated buildings should incorporate convenient and safe parking, and pedestrian and
systems.

A. Lot coverage and Landscape Areas - Total lot coverage for each building shall conform to
existing or anticipated zoning. This is computed by dividing the gross floor plate of the
building(s) by the total square footage of the related lot’s gross land area. Lot coverage by
building, access drives, loading zones, service areas, parking and all other vehicular and
pedestrian paved surfaces shall not exceed 88% of any total Site area. Thisresultsin 12% of
landscape area in parking lots and around buildings. The 12% |landscape area excludes any
buffers.

B. Yard Setback- Side yard and rear yard setbacks of buildings and paved areas should con-
form to existing or anticipated zoning. However, special conditions exist for

frontyards. Buildings may not be setback more than 34 feet from the street curb. A minimum
of 35% of alot’s street frontage must be occupied by building mass. Planning Board may
allow aportion, not to exceed a third of the required 35% building frontage to be occupied by
an integrated architectural wall. No building should occur in the right-of-way. When a
building occupies a corner lot, both street frontages should be defined as a frontyard. All
setbacks should be measured from the curbline or the right-of-way and/or property lines. If a
variation in setback isrequired by site conditions, City of Ithaca Planning Board approval is
needed through Site Plan Review.

C. Building Height - The height of buildings should not exceed the maximum established by
the City of Ithaca existing or anticipated zoning ordinance. Multiple story buildings are
encouraged.

D. Parking - Parking must conform to Section I. 2. of the Southwest Area Land Use Plan.
Land devoted to surface parking lots should be limited to the extent possible. Landscape
areas in parking lots should conform to requirements as outlined in Section 1.2. of the
Southwest Area Land Use Plan. Bicycle parking should be provided for clients and

empl oyees.

E. Exterior Appearance - Office development in the City of Ithacais typically shared or
mixed with commercial land uses. In the EImira Road - Meadow Street Corridor offices

are anticipated as being developed in conjunction with and adjacent to commercial develop-
ment. 81
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Design Guidelines

Elmira Road - Meadow Street Corridor

Architectural detailing should include:

Clearly defined covered or arcaded entrances;

A mix of exterior building materials, including wood and masonry;,
A mix of multiple story structures,

Windows which are appropriate for intended office uses,;
Architecturally mounted lighting at all building entrances; and
Roof top mechanicals hidden from all points on the ground.

Office buildings will reinforce existing streets by providing an ordered variety of
architectural detailing. Primary entrances should face a street rather than a parking lot. A
clearly developed walkway system should be devel oped to connect to public sidewalks in the
Street right-of-way.

Checklist Considerations:

O

O

O O o o o4

Office development should conform to all site improvements and guidelines outlined in
Section 1.7, Southwest Area Land Use Plan unless expressly different as outlined below.

12% of gross Site coverage of landscape area should be equally distributed throughout
parking areas and around buildings, excluding required buffers.

Building yard setbacks for new buildings to conform to existing or proposed zoning.
Frontyard setback should be no morethan 34'-0" from the EImira Road and Meadow Street
curbline or perpendicular street for corner parcels. A minimum of 35% of alot’s street front
age must be occupied by building mass. Frontyard for Old Elmira Road should be 15'-0”
setback from the right-of-way and paralld to the street. Buildings should not occur in the
right-of way.

Building heights should not exceed existing or proposed zoning.

Parking ratio requirements must conform to existing or proposed zoning.

On gite significant vegetation should be preserved where practicable.

All primary building entrances to link to sidewalks on Elmira Road and Meadow Street.

Bicycle parking should be included when appropriate for each devel opment proposal.
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Design Guidelines

Elmira Road - Meadow Street Corridor

New and renovated office building architectural appearance should conform to the following:

O

O O O 0O

Clearly defined covered or arcaded entrances.

A mix of building materials such as masonry and wood.

Windows and fenestration appropriate for intended office use.
Architecturally mounted lights should occur at al primary entrances.

Roof mounted mechanicals should not be visible from any point on the ground.
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Design Guidelines
Elmira Road - Meadow Street Corridor

Summary Comments

The Design Guiddines for the EImira Road - Meadow Street Corridor have been created as a col-
|aborative effort of the Client Committee members and consultant team. They incorporate observa-
tions made within the project area referencing typical local examples of architecture and landscape
that are characteristic of distinctive examples of land use within this area of the City of Ithaca and
common questions that advise during the Site Plan Review process.

The Design Guiddines embody ideals and planning that seeks to create a project areathat is a deve -
opment moddl. The guiddines reference examples of projects in the City and sSite details that create
a planning framework that can be built upon for new and rehabilitation development.

The intention of the design guiddines is to supplement existing site planning review requirements
with practical guidance for architectural detailing and site plan development. The vision of the
design guidedlinesis to create an agreed upon set of site and architectural detailing for future devel op-
ment for the Elmira Road - Meadow Street Corridor.
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Design Guidelines

Southwest Area
Elmira Road - Meadow Street Corridor

Appendix A

Site Plan Review Application Form
Site Plan Data Checklist
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Design Guidelines

Southwest Area
Elmira Road - Meadow Street Corridor

Appendix B

City of Ithaca:
Short Environmental Assessment Form
Long Environmental Assessment Form
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Southwest Area
Elmira Road - Meadow Street Corridor

Appendix C

Sign Ordinance of
the City of Ithaca
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Design Guidelines

Southwest Area
Elmira Road - Meadow Street Corridor

Appendix D

Structural Soil
Description and Specifications
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