
Public Open House
Zoning Code Update: May 19, 2026
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This project partially funded through the NYS 
DOS Environmental Protection Fund. 
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Introductions
Consultant Team & Committee



Primary 
Team

• Project Management

• Public Engagement

• Code Drafting
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John Steinmetz, FAICP Molly Gaudioso, AICP

Allison Harrington, 
AICP, MCIP, RPP

Sustainable Planning Design

Jason Haremza
Senior Planner | CED

Katie Darcy, AICP



Other Team 
Members

• Community Character & Design 
Analysis

• Form based graphics

• Code “testing” for reality

• State Environmental Quality 
Review (SEQR)
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Our 
Experience

50+ Comprehensive & Long-Range 
Planning Efforts

40+ Zoning & Land Use Regulation 
Projects

13+ Joint Planning & Zoning Updates

~ Experienced in Translating Local Policies 
into Code Language ~
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Project 
Overview
Background, Scope, & Schedule



• Adapt to new technologies

• Respond to changing markets

• Update obsolete regulation

• Incorporate new techniques

• Remove regulatory barriers

• Improve administrative efficiency

• Reflect changing community values

• Address quality of life or nuisance issues

• Implement a plan or study

Why Update Your Code? 
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Creating a User-Friendly Code
CITY OF ITHACA – MAP & CHART UPDATES
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• Intent is not to start over

• Keep what’s working and fix the rest

Our Approach

INCORPORATE 
LAND USE BEST 

PRACTICES

BUILD ON 
PREVIOUS PLANS & 

STUDIES

DEVELOP STRONG 
PARTNERSHIPS 

WITH ZAC

LEVERAGE PUBLIC 
INPUT & SUPPORT
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User-Friendly Format & Organization
APPLICATION & REVIEW PROCEDURES
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User-Friendly Format & Organization
GRAPHIC CONTEXT



Anticipated Timeline (18- 24 mos)
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Zoning 101
The Basics



• Land Use Law by nature requires certainty and rigidity

• Generally, celebrated communities developed organically without certainty, rigidity, or restriction

• Zoning created “bad practice,” is reactionary to presumed development impact

• Flexibility required to facilitate “good practice”

Planning & Zoning Catch 22

• Organic Settlement
• Localized Communities
• Low Impact Uses
• Pride in Character

PRE-REGULATION EUCLIDEAN ERA 
& SUBURBAN SPRAWL URBAN RESURRECTION

• Inorganic Development
• Isolated Communities
• Separation of Uses
• Destruction of Character

• Smart Growth Trends
• Contextual Communities
• Design over Use
• Definition of Character
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One Piece of the Puzzle

Planning & 
Zoning

COMPREHENSIVE PLAN
Current Conditions, Needs & Issues, Vision, Goals, & 

Objectives, Future Land Use, Implementation Strategies, etc. 

Area Plans
Neighborhoods

Corridors
Activity Centers

Functional Plans
Natural Resources, Housing, 

Transportation, Public Utilities, etc.

Capital Improvement 
Programs

Fiscal Impact Analysis, Capital 
Budget, etc.

Implementing Ordinances
Zoning & Building Codes, 
Development Regulations, 

Subdivision, etc.

Administration
Plan Reviews, Development Permits, 

Building Permits, etc. 
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“Zoning regulations should be carefully constructed to make sure they will help carry 
out municipal planning goals. Some communities don’t pay enough attention to the 
translation of those goals into the drafting of their zoning regulations. The result often 
brings frustration with zoning itself as a technique, when in reality the problem is that 
the zoning regulations have not been carefully enough constructed. This will in turn 
frustrate the achievement of municipal planning goals.”

The Connection Between 
Planning & Zoning

MAY 19, 2026 C I T Y  O F  I T H A C A



MAY 19, 2026 C I T Y  O F  I T H A C A

NYS CITY LAW §28-a 

“All city land use regulations 
must be in accordance with a 
comprehensive plan adopted 
pursuant to this section.”

Best Practice



Components of a Zoning Code

ENACTMENT & 
ADMINISTRATION

Introductory 
Provisions

Boards & Code 
Personnel

Enforcement & 
Administration
Etc.

VOL 1

REVIEW 
PROCEDURES

Application 
Requirements

Review Processes (SP, 
SPR, etc.)

Decision Criteria
Etc.

VOL 2

DISTRICT & USE 
REQUIREMENTS

Residential Districts
Business Districts
Industrial Districts

Special Purpose 
Districts

Additional Use 
Regulations
Etc. 

VOL 3

DEVELOPMENT 
STANDARDS

Nonresidential 
Building & Site 
Design

Off-Street Parking & 
Loading

Landscaping & 
Screening
Etc. 

VOL 4

DEFINITIONS & 
TERMINOLOGY

Measurements

Interpretations

List of Terms

VOL 5
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Zoning IS… 

• A local law, adopted, administered, and 
enforced by the municipality

• A means to regulate investment in real 
property

• Applicable to private property

• One of a series of chapters in the City 
Code

• Connected to other land use-based 
chapters

Zoning IS NOT…

• Applicable to public rights-of-way

• A catch-all for every land use issue

• A replacement for, or duplication of, the 
NYS building code or other construction 
standards

Zoning 101
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Zoning 101

C I T Y  O F  I T H A C AMAY 19, 2026

ZONING CAN…
• Accommodate & Facilitate Change

• Encourage Place-Making

• Be clear and user-friendly or complicated and 
confusing

• Be an Asset or Counter-Productive

ZONING CANNOT… 
• Mandate investment

• Create Change

• Create Places

ZONING IS… 
• A local law, adopted, administered, and enforced 

by the municipality
• A means to regulate investment in real property
• Applicable to private property
• One of a series of chapters in municipal codes
• Connected to other land use-based chapters

ZONING IS NOT… 
• Applicable to public rights-of-way
• A catch-all for every land use issue
• A replacement for, or duplication of, the NYS 

building code or other construction 
standards



Four Main Types of Zoning
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Euclidean or 
Traditional

Separation of uses
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Euclidean or 
Traditional

• Mapped Districts

• List of Permitted Uses

• Dimensional Requirements

• Strong on “Don’t Do’s”

• Limited discretion in 
applying/administering

• Intended to be simple to administer
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Performance

• First developed by Lane Kendig in 1973 
in response to the rigidity of Euclidean 
Zoning

• Focuses on IMPACT rather than USE

• Specifies standards of intensity:
• Noise
• Lighting
• Traffic
• Floor Area Ratio
• Etc.

• Flexible & can readily accommodate 
new technologies

• Costly to implement and administer 
(ongoing staff training & equipment, 
etc.)

MAY 19, 2026 C I T Y  O F  I T H A C A



Form Based

• Focuses on how a structure LOOKS 
rather than USE inside it

• Community’s physical form is its most 
important characteristic

• Recycle buildings for a variety of uses
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Form Based

Once a Pizza Hut, Always a Pizza Hut
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Form Based

• Public realm is a priority

• Preceded by vision or design charrette
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*Zoning doesn’t regulate the 
public realm but helps to frame 

and direct the relationship 
between private property and 

the streetscape.*



Ithaca’s
Zoning Code

Your
Vision

Administration

Community
Character

Economic 
Advancement

Sustainability

Legality

Borrow the best of each! 

• Use specific, measurable regulations

• Incorporate existing technical 
resources

• Provide certainty in administration 
& flexibility in practice

• Unify development regulations & 
procedures

Hybrid 
Approach

Comp Plan & Other 
Plans/Studies

CEO, Review Boards, 
Staffing Resources

Local Design & Dev. 
PreferencesInvestment-Friendly & 

Adaptable Provisions

Land Use Best 
Practices

NYS Law Consistency 
& Case Law Support
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Spectrum of Control
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No Local Regulation Some Local Regulation Strong Local Regulation

How much influence do you have? How much do you want?

Peter Katz and Steve Price—Urban Advantage
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Other Tools
• Design Guidelines & Standards

• Overlay Districts

• Planned Unit Developments

• Clustering

• Incentive Zoning

• Special Purpose Districts

• Etc.

Zoning 101



Smart Growth 
in Ithaca
Basic Principles & Opportunities



Smart Growth in Ithaca

Smart Growth Principles  

Ithaca Observations

Taking it to the Next Level
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Image source: Smart Growth Network and ICMA (International City Managers’ Association)
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Image source: Smart Growth America

1. MIXED-USE NEIGHBORHOODS

2. DIVERSITY OF HOUSING TYPES

3. INFILL & REDEVELOPMENT

4. PUBLIC SPACES

5. COMPACT NEIGHBORHOODS

6. OPEN SPACE

7. TRANSPORTATION & MOBILITY 
CHOICE

8. CLIMATE RESILIENCY & 
MITIGATION

9. SENSE OF PLACE

10. COMMUNITY ENGAGEMENT

Principles



Opportunities
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Image source: 
Tompkins County

Walnut Street, Ithaca. Image source: Google

• Tompkins County leadership with 
county comprehensive plan

• Transit access

• Remaining infill sites within the city
• West End
• Etc.

• Infill/densification
• Southwest/Rt. 13 big box corridor
• Rt. 13 north of downtown

• Missing Middle and diverse housing

• Multi-modal network support



• Tompkins County leadership with 
county comprehensive plan

• Transit access

• Remaining infill sites within the city
• West End
• Etc.

• Infill/densification
• Southwest/Rt. 13 big box corridor
• Rt. 13 north of downtown

• Missing Middle and diverse housing

• Multi-modal network support
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Vehicle oriented area transformation. Image source: Rancho Cucamonga General Plan & Sargent Town Planning

Opportunities



Thank you
We look forward to talking with you!
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