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Memorandum 
 
TO:  Sara P. Richards, Esq., Associate General Counsel 
 
FROM: Robert S. Derico, R.A., Acting Director, Office of Environmental Affairs 
 
DATE:  March 4, 2019 
 
RE: State Environmental Quality Review (SEQR) Negative Declaration Concurrence for Cornell 

University’s North Campus Residential Expansion, Renovation and Refunding Project 
 
  Description of Proposed Action and Proposed Project.  Cornell University (“CU” or the 
“University”) has requested financing from the Dormitory Authority of the State of New York (“DASNY”) 
for its North Campus Residential Expansion, Renovation and Refunding Project (the “Proposed 
Project”).  Based on a review of the attached Transaction Summary Update, dated February 25, 2019, 
it has been determined that the Proposed Action would involve DASNY’s authorization of the issuance 
of one or more series of fixed- or variable-rate, tax-exempt and/or taxable, Series 2019 Bonds to be 
sold at one or more times through a negotiated offering and/or a private placement, in an amount not 
to exceed $610,000,000 in funding under DASNY’s Independent Colleges and Universities Program.  
Cornell University is located at 341 Pine Tar Road, City of Ithaca, Tompkins County, New York. 
 
 Specifically, the University proposes to refund all or a portion of DASNY’s Cornell University 
Revenue Bonds, Series 2009A ($258.8 million), refinance the tax-exempt commercial paper issued by 
DASNY ($52.9 million), construct two residential complexes, the Sophomore Site and the Freshman 
Site (North Campus Residential Expansion), and/or finance deferred maintenance projects across the 
Cornell University system ($300 million).  
 

The two residential complexes would be built on a 26-acre area on CU's North Campus ("Project 
Site").  The Sophomore Site would consist of three residential buildings containing 800 new beds and 
associated program space totaling approximately 299,900-gross-square-feet (“gsf”) and a 1,200-seat, 
approximately 59,700-gsf dining facility.  The Freshman Site would span the City of Ithaca and the 
Town of Ithaca’s municipal boundaries, and consist of three new residential buildings, totaling 
approximately 401,200-gsf and containing 1,200 new beds and associated program space.  The 
residential buildings at these sites would be between two and six stories in height.  The Project also 
includes reorganization of existing parking and vehicular access, new pedestrian paths, outdoor plazas, 
and other landscape amenities. 
 
  The Proposed Project site resides within three municipalities and three zoning districts.  The 
Sophomore Site is mainly in the City of Ithaca U-1 Zoning District, with a small portion within the Village 
of Cayuga Heights’ Multiple Housing District.  All buildings at the Sophomore Site are located within the 
City, where the proposed five stories and 55 feet building heights are allowed.  
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The Freshman Site traverses the City and Town lines, with 223,400 gsf located within the City's 
U-1 Zoning District, and 177,800 gsf situated within the Town's Low Density Residential District.  
Buildings at the Freshman Site have been designed to comply with the allowed five stories and 55 feet 
height requirement in the City and the allowable two-story requirement in the Town.  The proposed use 
is allowed in the Town by special permit, which would be granted as a ministerial action. 
 
  Additionally, the University would undertake the planning, design and internal renovation of the 
following existing buildings and spaces on the CU campus: 
 

• McGraw Hall academic humanities building; 
• Balch Hall dormitory; 
• Comstock Teaching Laboratory Cluster; 
• Olin Hall Phase I, second and third floor conversion from dry labs and office space to wet lab 

space; 
• Computing and Communications Center Improvements for Academic Support Units; 
• Baker North and South Hall dormitories bathrooms; 
• Gates Hall - Faculty Growth; 
• S.C. Johnson - Johnson School - Sage Hall dining space; 
• Baker 200 Lecture Hall auditorium; 
• Various academic classroom space; 
• Willard Straight Hall 4th floor café. 

 
Project Purpose and Need. CU initiated a Housing Master Planning process in January 2016 to 

develop a near and long-term strategy for undergraduate student housing that would optimize the 
University’s student housing portfolio, improve the student experience, support the University’s 
academic mission and support the surrounding community’s goal of providing affordable housing.  
During the planning process, multiple stakeholders were consulted including students, faculty, staff, 
administrators, local residents and officials from the City and Town of Ithaca, Village of Cayuga Heights 
and Tompkins County.  The additional residence halls to be developed in the North Campus Residential 
Expansion (“NCRE”) will enable the University to provide more intentional and consistent support during 
the most formative years of the student experience.  

The Housing Master Plan demonstrated that CU’s greatest housing challenge is the lack of 
suitable inventory to meet demand and accommodate students in appropriate living environments that 
meet their developmental and programming needs.  Campus housing is particularly problematic for 
undergraduate students, as fierce competition for a limited number of beds has resulted in a lottery 
system that creates intense anxiety among first-year students and sophomores and difficulty living in 
the same place on campus for more than one year.  The sheer number of students living off campus 
has created tremendous upward pressure on rents in nearby neighborhoods, especially in the City of 
Ithaca, without a corresponding increase in the quality of housing. 

 
The proposed residence halls will allow the University to address multiple issues.  Upon 

completion, the NCRE will give the University the ability to house 100-percent of its first-year students 
in developmentally appropriate campus housing and 100-percent of its sophomores in campus 
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residence halls, co-ops, and Greek housing.  The University also faces significant deferred 
maintenance in its residence halls and community buildings, as noted above.   

 
By adding approximately 2000 beds for occupancy by the Fall Semester of 2022, the NCRE will:  
 
• Address a deficit of on-campus housing by providing 2004 student beds; 
• Offer appropriate housing, social and dining spaces to first-year and sophomore students; 
• Support the program with an additional approximately 75 beds for live-in professional 

staff, upper-level student resident advisors (RAs) and faculty-in-residence; 
• Provide enough housing to implement a two-year residence requirement (all first-year and 

sophomore students to live on campus or in University-affiliated housing); 
• Provide swing space so that deferred maintenance in older residence halls can be 

accomplished; 
• Allow anticipated increases in undergraduate enrollment; 
• Relieve pressure on the local housing market, particularly in the City of Ithaca. 
 
Institution. Cornell University, founded by Ezra Cornell, is a private, not-for-profit, co-educational, 

nonsectarian institution of higher learning chartered and operated under the laws of the State of New 
York.  Today, the University comprises seven privately funded schools and colleges and four State-
supported schools located in Ithaca, New York, as well as Weill Cornell Medicine and the new Cornell 
Tech Campus, both located in New York City.  The privately funded Endowed Colleges in Ithaca are 
the College of Architecture, Art and Planning; the College of Arts and Sciences; the College of 
Engineering; the School of Hotel Administration; the Law School; the S. C. Johnson Graduate School 
of Management; and the Faculty of Computing and Information Science.  

 
The four Contract Colleges are the College of Agriculture and Life Sciences; the College of 

Human Ecology; the School of Industrial and Labor Relations; and the College of Veterinary Medicine. 
Cornell’s four Contract Colleges have been assigned by State legislation with specific responsibilities 
in research and extension directed to support State needs.  The specialized missions of the Contract 
Colleges, as set forth in the State Education Law, are included in the Cornell Charter.  The four Contract 
Colleges enroll approximately 34-percent of the student body and conduct 36-percent of total research 
expenditures of the University. 

 
Weill Cornell Medicine is comprised of the Weill Cornell Medical College, Weill Cornell Graduate 

School of Medical Sciences, and the Weill Cornell Physician Organization.  The Medical College and 
the Graduate School conduct instructional and research activities in the medical field, and, through the 
Physician Organization, the physician members generate clinical practice income for Cornell from their 
professional services to patients.  Weill Cornell Physicians are faculty members of Weill Cornell Medical 
College and are also attending physicians at New York-Presbyterian Hospital/Weill Cornell Medical 
Center.  Weill Cornell also maintains major affiliations with Memorial Sloan-Kettering Cancer Center, 
Rockefeller University, and the Hospital for Special Surgery, as well as with the metropolitan-area 
institutions that constitute the New York-Presbyterian Healthcare System. 

 
SEQR Determination.  DASNY conducted this environmental review in compliance with the State 

Environmental Quality Review Act (“SEQRA”), codified at Article 8 of the New York Environmental 
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Conservation Law (“ECL”), and its implementing regulations, promulgated at Part 617 of Title 6 of the 
New York Codes, Rules and Regulations (“N.Y.C.R.R.”), which collectively contain the requirements 
for the State Environmental Quality Review (“SEQR”) process.  Representatives of DASNY reviewed 
the Full Environmental Assessment Form – Part 1, and its addendum, completed by the applicant’s 
agent, Trowbridge Wolf Michaels Landscape Architects.   

 
The City of Ithaca’s Department of Planning and Economic Development (“City Planning Board”) 

distributed its lead agency request letter to all involved agencies and interested parties and on July 26, 
2018, requesting to designated itself as lead agency.  Since the Proposed Project’s site spanned into 
three municipalities, the City Planning Board, as lead agency for the purposes of conducting a 
coordinated review of this Type I action1, included the Town of Ithaca and the Village of Cayuga Heights 
as involved agencies for the coordinated review.  DASNY was included as an involved agency for that 
coordinated review and discussed the Proposed Project’s possible environmental impacts with 
representatives of the University.  Additionally, DASNY reviewed the City Planning Board’s Approved 
Resolution – Negative Declaration, dated December 18, 2018 and the FEAF-Part 3, dated December 
18, 2018 (both attached) for the Proposed Project.   
 

Based on the above, and the additional information set forth below, DASNY, as an involved 
agency, independently analyzed the relevant areas of environmental concern and concurs with the lead 
agency’s (City Planning Board’s) Negative Declaration that the Proposed Project “…will result in no 
significant adverse impacts on the environment...” 

 
Additionally, the planning, design, internal renovation, and refunding components previously 

noted and described would involve the “maintenance or repair involving no substantial changes in an 
existing structure or facility…”, the “replacement, rehabilitation or reconstruction of a structure or facility, 
in kind, on the same site, including upgrading buildings to meet building, energy, or fire codes   ,” the 
“conducting concurrent environmental, engineering, economic, feasibility and other studies and 
preliminary planning…,” the “…refinancing existing debt,” and the “purchase or sale of furnishings, 
equipment or supplies…” are classified as a Type II action, specifically designated by 6 N.Y.C.R.R. § 
617.5(c)(1), 6 N.Y.C.R.R. § 617.5(c)(2), 6 N.Y.C.R.R. § 617.5(c)(27), 6 N.Y.C.R.R. § 617.5(c)(29), and 
6 N.Y.C.R.R. § 617.5(c)(31) of SEQR.  Type II “actions have been determined not to have significant 
impact on the environment or are otherwise precluded from environmental review under Environmental 
Conservation Law, article 8.”  Therefore, no further SEQR determination or procedure is required for 
any component of the Proposed Project identified as Type II. 

 
New York State Public Policy.  Since the Proposed Action would include DASNY bond financing, 

a Smart Growth Impact Statement Assessment Form (“SGISAF,” attached) for the Proposed Project 
was prepared pursuant to the State of New York State Smart Growth Public Infrastructure Policy Act 
(“SSGPIPA”) procedures.  DASNY’s Smart Growth Advisory Committee reviewed the SGISAF and 
attested that the Proposed Project, to the extent practicable, would meet the smart growth criteria 
                                                 
 

1 The Proposed Project has been determined to be a Type I Action under the City of Ithaca Environmental Quality 
Review Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4, (i) and (n) and SEQRA § 617.4 (b)(5)(iii) and a coordinated 
environmental impact review has been conducted with the City of Ithaca Development and Planning Board (“City Planning 
Board”)as lead agency. 
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established by the legislation.  The compatibility of the Proposed Project with the criteria of the 
SSGPIPA, Article 6 of New York State Environmental Conservation Law (“ECL”)2, is detailed in the 
SGISAF.  As indicated in the SGISAF, the Proposed Project would be generally supportive of the 
SSGPIPA and no further analysis is required. 

 
Additionally, DASNY, as a New York State public benefit corporation funding the Proposed 

Project, is required to conduct a review in conformance with the New York State Historic Preservation 
Act of 1980 (“SHPA”) and Part 428 of the implementing regulations of the Parks, Recreation and 
Historic Preservation Law (“PRHPL”), which governs state agency activities affecting historic or cultural 
properties, as well as with the requirements of the Memorandum of Understanding (dated March 18, 
1998) between DASNY and the New York State Office of Parks, Recreation and Historic Preservation 
(“OPRHP”).  

 
The University’s initiated consultation for the Proposed Project with OPRHP on September 11, 

2018 (OPRHP Project №. 18PR05934).  OPRHP has opined that the Proposed Project would have no 
impact on historic structures adjacent to the Area of Potential Effect (“APE”).  A Phase I Archeological 
Survey was undertaken for the project site and submission to OPRHP is pending.  It is the opinion of 
DASNY that the Proposed Project would have no impact on historical or cultural resources in or eligible 
for inclusion in the National and State Registers of Historic Places. 

 
cc: Dena T. Amodio, Esq. 
  David P. Ostrander 
  SEQR File 
  OPRHP File 

                                                 
2 https://www.nysenate.gov/legislation/laws/ENV/A6  

https://www.nysenate.gov/legislation/laws/ENV/A6


Transaction Summary Update 
 Cornell University February 25, 2019 
 Ithaca, New York  
 Program:  Independent Colleges & Universities Purpose: New Money / Refunding / Refinancing 

  DIVISION OF PUBLIC FINANCE AND PORTFOLIO MONITORING
 PORTIA LEE, MANAGING DIRECTOR 

  PREPARED BY: DAVID P. OSTRANDER   (518) 257-3164 

New Issue Details 
One or more Series of fixed and/or variable rate, tax-exempt 
and/or taxable Series 2019 Bonds with maturities not to 
exceed 40 years in an amount not to exceed $610,000,000 
are to be sold at one or more times through negotiated 
offerings and/or private placements.  

Series 2019A (Fixed Rate Bonds) 

• Lead Manager – Citigroup Capital Markets 
• Bond Counsel – Orrick, Herrington & Sutcliffe 
• Underwriter’s Counsel – Ballard Spahr LLP 

Series 2019B (Variable Rate Demand Bonds) 

• Underwriter and Remarketing Agent – U.S Bank 
• Bond Counsel – Orrick, Herrington & Sutcliffe 
• Underwriter’s Counsel – Ballard Spahr LLP 

Series 2019C (Variable Rate Privately Placed Bonds) 

• Purchaser – TIAA Bank, or affiliate 
• Bond Counsel – Orrick, Herrington & Sutcliffe 

Series 2019D (Fixed Rate New Money Bonds) 

• Lead Manager – To be determined 
• Bond Counsel – Orrick, Herrington & Sutcliffe 
• Underwriter’s Counsel – To be determined 

Purpose 
• Refunding of all or a portion of DASNY’s Cornell 

University Revenue Bonds, Series 2009A ($258.8 
million). 

• Refinancing of tax-exempt commercial paper issued 
by DASNY ($52.9 million). 

• Financing of the University’s North Campus 
Residential Expansion which will create up to 2,000 
new undergraduate beds, together with supporting 
dining, parking, recreational and supporting 
infrastructure and/or financing of deferred 
maintenance projects across the Cornell University 
system ($300.0 million). 

Security 
• General obligation of University 

Current Ratings: Moody’s: Aa1 (Stable) 
    S&P: AA (Stable) 
    Fitch: NR  

Overview 
Cornell University is a private, not-for-profit, co-educational, 
nonsectarian institution of higher learning chartered and 
operated under the laws of the State of New York. The 
University was founded by Ezra Cornell whose original 
endowment was augmented by a substantial land grant from 
the State of New York received under the Federal Land 
Grant (Morrill) Act of 1862. Today, the University comprises 

seven privately funded schools and colleges and four State-
supported schools located in Ithaca, New York, as well as 
Weill Cornell Medicine and the new Cornell Tech Campus, 
both located in New York City.  The privately funded 
Endowed Colleges in Ithaca are the College of Architecture, 
Art and Planning; the College of Arts and Sciences; the 
College of Engineering; the School of Hotel Administration; 
the Law School; the S. C. Johnson Graduate School of 
Management; and the Faculty of Computing and Information 
Science.  

The four Contract Colleges are the College of Agriculture 
and Life Sciences; the College of Human Ecology; the 
School of Industrial and Labor Relations; and the College of 
Veterinary Medicine. Cornell’s four Contract Colleges have 
been assigned by State legislation with specific 
responsibilities in research and extension directed to support 
State needs.  The specialized missions of the Contract 
Colleges, as set forth in the State Education Law, are 
included in the Cornell Charter.  The four Contract Colleges 
enroll approximately 34% of the student body and conduct 
36% of total research expenditures of the University.  The 
cost of construction and acquisition for certain Contract 
College facilities is borne primarily by the State. 

Weill Cornell Medicine is comprised of the Weill Cornell 
Medical College, Weill Cornell Graduate School of Medical 
Sciences, and the Weill Cornell Physician Organization.  The 
Medical College and the Graduate School conduct 
instructional and research activities in the medical field, and, 
through the Physician Organization, the physician members 
generate clinical practice income for Cornell from their 
professional services to patients.  Weill Cornell Physicians 
are faculty members of Weill Cornell Medical College and 
are also attending physicians at New York-Presbyterian 
Hospital/Weill Cornell Medical Center. Weill Cornell also 
maintains major affiliations with Memorial Sloan-Kettering 
Cancer Center, Rockefeller University, and the Hospital for 
Special Surgery, as well as with the metropolitan-area 
institutions that constitute the New York-Presbyterian 
Healthcare System.  

Description of the Series 2019 Bonds 
• The Bonds are a special obligation of DASNY. 
• The Loan Agreement is a general obligation of the 

University. 
• The Bonds are payable from payments made under the 

Loan Agreement and all funds and accounts established 
under the Resolution. 

Approvals 
• PACB Approval – October 17, 2018 
• SEQR Approval – March 5, 2019* 
• TEFRA Hearing – March 13, 2019* 

*Anticipated date. 



Transaction Summary Update 
 Cornell University February 25, 2019 
 Ithaca, New York  
 Program:  Independent Colleges & Universities Purpose: New Money / Refunding / Refinancing 

  DIVISION OF PUBLIC FINANCE AND PORTFOLIO MONITORING
 PORTIA LEE, MANAGING DIRECTOR 

  PREPARED BY: DAVID P. OSTRANDER   (518) 257-3164 

Recent Information 
On December 13, 2017, the Members adopted a Resolution 
to Proceed authorizing certain new money, refunding, and 
refinancing transactions in an amount not to exceed $1.25 
billion on behalf of Cornell University.  The Board is now 
being asked to adopt the necessary documents for the first 
and second phase of this overall plan of finance.   
The first phase will include the refunding of the University’s 
Series 2009A Bonds issued by DASNY and the refinancing 
of tax-exempt commercial paper issued by DASNY. This 
refunding/refinancing portion is expected to be issued 
through three separate series; (1) Series 2019A fixed rate 
bonds, (2) Series 2019B Variable Rate Demand Bonds, and 
(3) Series 2019C variable rate bonds to be privately placed 
with TIAA Bank. All three series are expected to close 
simultaneously.   
The second phase, which is expected to be issued as Series 
2019D later this year, will provide new money financing for 
the University’s North Campus Residential Expansion which 
will create up to 2,000 new undergraduate beds, together 
with supporting dining, parking, recreational and supporting 
infrastructure. The additional housing is expected to both 
support growth in the undergraduate student body and 
increase the opportunity for relevant programming for 
students in their first two years as they live on campus. 
Of the $1.25 billion not-to-exceed amount approved in 
December 2017, the amount associated with the proposed 
financings for which the Board is being asked to adopt 
documents will not exceed $610,000,000.  

Recommendation 
Staff recommends that the Board adopt the necessary 
documents for one or more series of bonds with maturities 
not to exceed 40 years in an aggregate amount not to 
exceed $610,000,000. 
This Transaction Summary Update was prepared solely to 
assist DASNY in its review and approval of the proposed 
financing described therein and must not be relied upon by 
any person for any other purpose.  DASNY does not warrant 
the accuracy of the statements contained in any offering 
document or any other materials relating to or provided by 
the Institution in connection with the sale or offering of the 
Bonds, nor does it directly or indirectly guarantee, endorse 
or warrant (1) the creditworthiness or credit standing of the 
Institution, (2) the sufficiency of the security for the Bonds or 
(3) the value or investment quality of the Bonds.   
The Bonds are special limited obligations of DASNY that are 
secured only by the amounts required to be paid by the 
Institution pursuant to the Loan Agreement, certain funds 
established under the Resolution and other property, if any, 
pledged by the Institution as security for the Bonds. 



APPROVED RESOLUTION    City of Ithaca Planning & Development Board 
Negative Declaration     North Campus Residential Expansion   
                                               Cornell University Campus  
      December 18, 2018 
 
WHEREAS: the City of Ithaca Planning and Development Board (“City Planning Board”) has one pending 
application for site plan approval for the North Campus Residential Expansion (“Project”), located on 
Cornell University Campus by Cornell University though its agent Trowbridge Wolf  Michaels LLP 
(“Applicant”), and  
 
WHEREAS: the Applicant is proposing to construct two residential complexes, one for sophomores 
(“Sophomore Site”) and the other for freshmen (“Freshman Site”) on two areas on North Campus (“Project 
Site”). The Sophomore Site will have four residential buildings with 800 new beds and associated program 
space totaling 299,900 SF, and a 1,200 seat, 66,300 SF dining facility. All buildings in the Sophomore Site 
are in the City of Ithaca (“City”); the small portion in the Village of Cayuga Heights (“Village”) contains 
landscape improvements. The Freshman Site will have three new residential buildings, each spanning the 
City and Town of Ithaca (“Town”) line with a total of 401,200 SF and 1,200 new beds and associated 
program space, 223,400 of which is in the City and 177,800 of which is in the Town. The buildings will be 
between two and six stories using a modern aesthetic. The Project is in three zoning districts: the U-I zoning 
district in the City in which the proposed 5 stories and 55 feet are allowed; the Low Density Residential 
District (“LDR”) in the Town, which allows for the proposed two-story residence halls (with a special 
permit); and the Multiple Housing District within the Village in which no buildings are proposed. 
 
WHEREAS: this has been determined to be a Type I Action under the City of Ithaca Environmental Quality 
Review Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4, (i) and (n)  and the State Environmental Quality 
Review Act (“SEQRA”) § 617.4 (b)(5)(iii), and 
 
WHEREAS: State Law specifies that for Actions governed by local environmental review the Lead Agency 
shall be that local agency which has primary responsibility for approving and funding or carrying out the 
Action, and 
 
WHEREAS: the City Planning Board, being the local agency which has primary responsibility for 
approving and funding or carrying out the Action, did, on August 28, 2018 declare itself Lead Agency for 
environmental review of the Project, and  
 
WHEREAS: pursuant to CEQRO/SEQRA, on July 25, 2018 the City Planning Board distributed to all 
potentially Involved and Interested Agencies a Notice of Intent to Act as Lead Agency, a copy of the Project 
Application, and a completed Full Environmental Assessment Form Part I, and 
 
WHEREAS: the Town Planning Board, Village Planning Board, the NYS Dormitory Authority, NYS 
Department of Environmental Conservation, and the Tompkins County Department of Health are all 
potentially involved agencies in this action and have all consented to the City Planning Board acting as 
Lead Agency for this Project, and  
 
WHEREAS: pursuant to CEQRO/SEQRA, the City Planning Board is the Lead Agency for the Project, 
and  
 
WHEREAS: the City Planning Board, acting as Lead Agency in Environmental Review, has on December 
18, 2018 reviewed and accepted as adequate a Full Environmental Assessment Form (“FEAF”), Part 1, 
submitted by the applicant, and Parts 2 & 3, prepared by Planning staff and amended by the Planning Board, 
and the following environmental information: Report of Geotechnical Engineering Evaluations for 



Foundation Design for Site #1- CC Lot Proposed North Campus Housing, Ithaca, New York, February 8, 
2018, John P. Stopen Engineering LLP; Report of Geotechnical Engineering Evaluations for Foundation 
Design for Site 2- Appel Fields Proposed North Campus Housing, Ithaca, New York, February 7, 2018, 
John P. Stopen Engineering LLP; Public Archeology Facility Report, Phase 1 Cultural Resource Survey, 
Cornell University North Campus Project, City and Town of Ithaca, Tompkins County New York, MCDs 
10940, 10906, Andrea Zlotucha Kozub, Binghamton University, State University of New York, April 11, 
2018; Traffic Impact Study for the Proposed North Campus Residential Expansion, City of Ithaca, Town of 
Ithaca, Village of Cayuga Heights, Tompkins County New York, June 2108, SRF Associates, Rochester 
NY; North Campus Residential Expansion, Circulation Study, April 2018, Kimley Horn of New York P.C.; 
Energy and Emission Impact Assessment of the North Campus Residential Expansion at Cornell University, 
7/6/18 Taitem Engineering, PC, Ithaca, New York; North Campus Residential Expansion, Review 
Application Report, Cornell University, Ithaca, NY July 12, 2018;  Memo dated September 17, 2018, from 
Kimberly Michaels, Principal Trowbridge Wolf Michaels LLP to Brent Cross, Village of Cayuga Heights; 
Memos dated October 12, 2018 and September 17, 2018, from Kimberly Michaels, Principal Trowbridge 
Wolf Michaels LLP to Chris Balestra, Planner, Town of Ithaca, and  Memos dated November 14, 2018, 
October 12, 2018 and September 5, 2018, from Kimberly Michaels, Principal Trowbridge Wolf Michaels 
LLP to Lisa Nicholas, Deputy Director of Planning, City of Ithaca. 
 
WHEREAS: the City of Ithaca Parks Recreation and Natural Areas Commission,  Tompkins County 
Department of Planning and Sustainability, and all other interested parties have been given the opportunity 
to comment on the proposed Project and all received comments have been considered, and  
 
WHEREAS: the City Planning Board, acting as Lead Agency, has determined, as more clearly elaborated 
in the FEAF, that the Applicant has mitigated any potentially significant impacts to the environment, now, 
therefore, be it 
 
RESOLVED: that the City Planning Board determines for the reasons detailed in Parts 2 and 3 of the FEAF, 
which are incorporated herein by reference, that the proposed Project will result in no significant adverse 
impacts on the environment and a Negative Declaration for purposes of Article 8 of the Environmental 
Conservation Law be issued in accordance with the provisions of Part 617 of SEQRA. 
 
Moved by: Jones 
Seconded by: Petrina 
In Favor: Blalock, Elliott, Glass, Johnston, Jones, Lewis, Petrina 
Against: None 
Abstain: None 
Absent: None 
Vacancies: None 
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FULL ENVIRONMENTAL ASSESSMENT FORM - Part III 
Project Name: North Campus Residential Expansion 

Cornell University 
 
PROJECT DESCRIPTION 
The applicant, Cornell University through its agent Trowbridge Wolf Michaels (“Applicant”), proposes to construct 
two residential complexes (“Project”), one for Sophomores (“Sophomore Site”) and the other for Freshmen 
(“Freshman Site”) on a 26 acre area on Cornell University’s North Campus (“Project Site”).  The Sophomore Site 
will consist of three residential buildings with 800 new beds and associated program space totaling 299,900 SF 
and a 1,200-seat, 59,700 SF dining facility. The Freshman Site will consist of three new residential buildings, each 
spanning the City of Ithaca (“City”) and the Town of Ithaca (“Town”) lines, with a total of 401,200 SF and 1,200 
new beds and associated program space.  The buildings will be between two and six stories using a modern 
aesthetic. The Project also includes reorganization of existing parking and vehicular access, new pedestrian paths, 
outdoor plazas, and other landscape amenities.  
 
The Project Site is in three municipalities and three zoning districts.  The Sophomore Site is mainly in the City’s U-
I zoning district with a small portion in the Village of Cayuga Heights’ (“Village”) Multiple Housing District.  All 
buildings at the Sophomore Site are in the City where the proposed five stories and 55 feet are allowed. The 
Freshmen Site traverses the City and Town lines with 223,400 SF in the City’s U-1 Zoning district, and 177,800 in 
the Town’s Low Density Residential District (“LDR”).  Buildings at the Freshman Site have been designed to comply 
with the allowed five stories and 55 feet in the City and the allowed two stories in the Town.  The proposed use is 
allowed in the Town by special permit.  
 
The Project has been determined to be a Type I Action under the City of Ithaca Environmental Quality Review 
Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4, (i) and (n)  and the State Environmental Quality Review Act (“SEQRA”) 
§ 617.4 (b)(5)(iii) and a coordinated environmental impact review has been conducted with the City of Ithaca 
Development and Planning Board as lead agency (“Lead Agency”). 
 
NOTE:  All mitigations referenced in this document have been propose by and/or agreed to by the applicant.  
 
IMPACT ON LAND 
Existing Conditions 
The 26 acre Project Site is in a developed area of Cornell’s North Campus with roads, paths, buildings, programed 
greenspaces and recreation facilities.  The Project Site contains approximately 10 acres of roads buildings and 
paved surfaces, including CC lot with 386 parking spaces, several other parking lots, 1.4 acres of artificial turf, and 
15.5 acres of lawn and other landscaped areas.  The Project Site has varied topography with 10% of the land having 
slopes of 15% or greater, and 4% of the land having slopes between 10 and 15%.  
 
Proposed Conditions 
The Project will alter 26 acres including the construction of six buildings, reorganization of existing parking and 
vehicular access, new pedestrian paths, outdoor plazas, retaining wall and other landscape amenities and result 
in a net increase of 6 acres of impervious surfaces.  The Project also includes a construction field office to be 
located at the existing basketball and tennis courts north of the Sophomore Site.  This area of Sophomore Site will 
be repaired/replaced in kind after construction is complete. 
 
The Applicant has provided the following information regarding construction sequencing in application materials 
date July 12, 2018: 

• Sophomore Site – Construction from February 2019 to May 2021; 
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• Freshman Site – Construction from June of 2019 to May of 2022; 
• Robert Purcell CC Parking – Construct and complete during the spring/summer of 2019; 
• Program House Drive & Connection to RPCC Loading – Construct and complete during the spring/summer 

of 2020; and 
• Mary Donlon Hall Quad Area – Construct and complete during the spring/summer of 2021. 

 
Foundation Construction & Site Preparation   
The Project involves the construction of six separate buildings between two and six stories, most having full 
basements, over a Project Site with varied topography and subsurface conditions.  Construction will last 
approximately 37 months.  Site preparation and excavation is expected to a last approximately 18 months and will 
at times be concurrent on both the Freshman and Sophomore Sites.    
 
The Applicant has submitted two Geotechnical Engineering Evaluations for Foundation Design prepared by John 
P Stopen Engineering LLP for Integrated Acquisition and Development – one for the Sophmore Site dated February 
8, 2017 and the other for the Freshmen Site dated February 7, 2018.   The Sophmore Site will involve 70,000 SF of 
building footprint for two to five story buildings, and 18,000 SF of footprint for the one story dining hall.  The 
Freshmen Site involves 98,000 SF of footprint for buildings between two and five stories.   
 
Foundation construction will require extensive cutting and filling and subsurface stabilization techniques 
depending on local conditions.  Excavation is not expected to impact bedrock, therefore no blasting is anticipated.   
According to the reports, the Site’s varying topography will require both localized raising of grades by up to 16 
feet and lowering of grades by up to 7 feet for foundation preparation.  There are three soil layers throughout the 
Project Site; old fill, silt and glacial till, of which only the latter is suitable for a foundation base without 
intervention. The Geotechnical report recommends the use of one of four stabilization techniques: Deep Dynamic 
Compaction (“DDC”) which achieves compaction using a drop weight; aggregate piers to stabilized fine soils; grout 
columns; and removal and replacement.  The Applicant has stated in the memo dated November 14, 2018 to Lisa 
Nicholas, that vibration monitoring equipment will be installed in buildings adjacent to DDC activity.  To prevent 
damage to nearby buildings, vibration limits will be set based on building type, construction, age and conditions.  
In a memo dated November 14th from Kimberly Michaels, Principal Trowbridge Wolf Michaels LLP to Lisa Nicholas, 
Deputy Director of Planning, City of Ithaca, the Applicant explained that vibration monitoring as well as physical 
interventions to reduce vibrations will be employed as needed.     
 
Foundation construction combined with Site preparation will involve the removal of approximately 55,000 CY of 
materials from the Site, including soils, pavements, plant materials and demolition debris.   According to 
information provided by the Applicant in the Application Report, excavation will last approximately 18 months 
and generate 3,700 truck trips for hauling (assuming trucks with a 15 CY capacity).   All fill will be disposed of in a 
legal manner.  In addition no fill will be disposed of in wetlands or other environmentally sensitive areas.  
 
The Project also includes installation of a construction field office off of Jessup Road that will be in operation for 
the duration of the Project.   
 
 
 
Impacts and Mitigations  
The Project will permanently alter 26 acres including the construction of six buildings, reorganization of existing 
parking and vehicular access, new pedestrian paths, outdoor plazas, retaining wall and other landscape amenities 
and result in a net increase of 6 acres of impervious surface.  The Project will also temporarily alter existing 
basketball and tennis courts north of the Sophomore Site for use as a construction field office.  Construction is 
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anticipated to last 37 months during which large areas of land will be in a disturbed state and 55,000 CY of 
materials will be removed from the Project Site.  Foundation construction will not require blasting but may include 
deep dynamic compaction.   However, construction of the Project will take approximately 37 months. 
 
The following mitigations are proposed by Applicant to minimize potential impacts to land: 
 
• A Stormwater Pollution Prevention Plan (“SWPPP”) will be required in compliance with NYS Department of 

Environmental Conservation’s (“DEC”) regulations for stormwater management.  The SWPPP will require 
the installation of temporary practices to provide erosion and sediment controls during construction as well 
as permanent stormwater practices to treat and manage stormwater runoff following completion of the 
Project;  

• The field office will be restored to its original  condition at Project completion; and 
• Monitoring of DDC as described the environmental information provided by the Applicant in the memo 

dated November 14, 2018 to Lisa Nicholas.  
• Various construction related mitigations (detailed in other sections of this Part 3). 

 
The Lead Agency has determined that with the mitigations proposed by Applicant, no significant impacts to land 
are anticipated. 
 
IMPACT ON GEOLOGIC FEATURES 
There are no unique or unusual land forms on the Project Site that will be impacted as part of the Project.  
Accordingly, the Lead Agency has determined that no significant impact to geologic features is anticipated. 
 
IMPACT ON SURFACE WATER  
Existing Conditions 
The Project Site is located to the north of Fall Creek and Beebe Lake and is approximately 150 feet above the 
elevation of Fall Creek (at the Thurston Avenue bridge) and 65 feet above Beebe Lake.  The southern section of 
the contract limit line for the Freshman Site is closest to the Fall Creek Gorge, however, it is separated from lands 
immediately adjacent to the gorge by Cradit Farm Drive.  A vegetative buffer exists along the walls and along the 
rim of the Fall Creek Gorge south of Cradit Farm Drive.  
 
Cornell University maintains its own potable water system (Public Water Supply #NY5417686) that serves campus 
and portions of the surrounding community. Water to the system is drawn from Fall Creek and treated at the 
Cornell Water Filtration Plant on Caldwell Road.  The system is also connected to, and uses some water from the 
Bolton Point water system that draws water from Cayuga Lake.  The current Design Average Day Demand for 
water on North Campus is approximately 191,000 gallons per day (“gpd”) based on FY2017 meter readings.  
Although most water to North Campus is supplied from the Cornell Filtration Plant, meter readings taken at the 
Pleasant Grove PRV Station over the last 4.5 years indicate the Bolton Point system supplies on average 
approximately 3,840 gpd to the system. This amount represents approximately 2.0% of total consumption on 
North Campus.  
 
Proposed Conditions 
The Project includes the construction of six buildings, reorganization of existing parking and vehicular access, new 
pedestrian paths, outdoor plazas, retaining wall and other landscape amenities and results in a net increase of 6 
acres of impervious surface.  Construction is anticipated to last 37 months during which large areas of land will be 
in a disturbed state resulting in a potential for increased erosion.  
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The Project will increase the average day demand of water by approximately 104,000 gpd–calculated with a 
conservative design average day rate of 50 gpd per resident.  This will increase the total Future Design Average 
Day Demand to 295,000 gpd, or 205 gpm.     
 
Impacts and Mitigations  
The projected increase in demand is estimated to be 104,000 gallons per day, which equates to one sixth (1/6) of 
a cubic foot per second (“cfs”). During August, the lowest flow month, Fall Creek’s average flow is at 35 cfs. Even 
during the drought of 2016 flows were 16-25 cfs. The Project’s need of 0.167 cfs is therefore, not significant. 
 
The capacity of Cornell’s Water Filtration Plant is 3.6 MGD while the average daily demand on campus is currently 
1.5 MGD.  The Project will add 104,000 gpd, therefore the plant has adequate capacity to serve the Project.  
 
The following mitigations are proposed by the Applicant to minimize potential impacts to water: 
 
• The SWPPP will require the installation of temporary practices to provide erosion and sediment controls 

during construction as well as permanent stormwater practices to treat and manage stormwater runoff 
following completion of the Project. 

• The Applicant is proposing low flow fixtures and other water conservation features to minimize water usage 
as described in application materials date July 12, 2018. 

 
The Lead Agency has determined that with the mitigations proposed by Applicant, no significant impacts to surface 
water are anticipated. 
 
IMPACT ON GROUNDWATER 
Existing Conditions 
The entire Project Site is approximately 26 acres of which 10.1 acres (39%) is impervious surface and 15.5 acres 
(61%) is grass, landscape and other pervious surfaces.    The Project is located within a larger approximately 70-
acre watershed which covers a large portion of North Campus, extending as far east as the Hasbrouck Apartment 
complex east of Pleasant Grove Road. Five separate subareas within the watershed and their associated outfalls 
have been identified.  
 
Subareas one and two are generally located along the George Jessup Road corridor with their respective outfalls 
discharging toward the north and west. Significant portions of these subareas are within the Village of Cayuga 
Heights and City of Ithaca, with a relatively minor area to the east within the Town of Ithaca.  Stormwater runoff 
from these subareas discharges to University storm sewers on the north side of Jessup Road before flowing 
generally within open channels and gorges through the Village and City, and ultimately discharging to Cayuga Lake 
to the west. The lands within these two subareas impacted by the Project are located generally along the north 
edge of the proposed Sophomore Site. 
 
Stormwater runoff from subarea three is collected by University storm drainage systems before discharging to the 
City storm sewer collection system at the outfall on Triphammer Road. The runoff flows in the City system 
generally to the south and east before discharging to the Fall Creek Gorge below the Thurston Avenue Bridge. All 
the buildings and a majority of the Site improvements associated with the Sophomore Site are located within 
subarea three. Most, if not all, areas of the subarea are within the City of Ithaca. 
 
Subareas four and five cover a large area of North Campus generally to the east. Project improvements associated 
with the Freshman Site are located within these subareas. The outfalls for these subareas are located to the south 
where stormwater runoff discharges to Beebe Lake on Fall Creek, which is classified by NYSDEC as a fifth order 
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stream in this location.   The vast majority of lands within subarea four are within the City of Ithaca. Subarea five 
straddles the City-Town corporation line with most lands, including the upper reaches, falling within the Town of 
Ithaca. The outfalls for both subarea four and five are located within the City. Prior to discharging to Beebe Lake, 
stormwater runoff from the subareas is treated by two existing hydrodynamic treatment facilities installed 
upstream of each outfall.  
 
Proposed Conditions 
The Project will result in minor changes in the boundaries between the three impacted subareas and small changes 
in the subarea boundaries with an approximate 1.9-acre increase in the size of subarea four and a commensurate 
reduction in subarea five. Overall, the rates and volumes of runoff from both subareas are expected to increase 
due to the increases in impervious surface.  

 
Temporary erosion and sediment controls will be contained in the SWPPP with requirements for the practices to 
be employed and maintained during construction until all areas of the Project Site have been stabilized. The 
temporary practices will likely include silt fence, stabilized entrances, drainage inlet protection, erosion control 
blankets and sedimentation basins. Discharges from all excavation dewatering operations will be to geotextile 
filter sacks or other approved practices. All stormwater runoff from un-stabilized areas of the Project Site will be 
required to pass through control practices before discharge. The SWPPP will include sequencing requirement and 
regular inspections and reporting, in accordance with the State Pollution Discharge Elimination System (“SPDES”) 
General Permit and MS4 regulations.  
 
Permanent stormwater management will be contained in the SWPPP and will include Water Quality Volume  
treatment equivalent to 25% of the existing impervious soil cover plus 100% of any increase in impervious cover 
are required to be sized in accordance with criteria in the Design Manual related to Runoff Reduction Volume, 
Channel Protection Volume, Overbank Flood and Extreme Storm requirements.   In addition, the Project will be 
required to employ four Better Site Design techniques.  Description of specific stormwater management practices 
for each subarea and expected Better Site Design Techniques can be found in the application materials date July 
12, 2018.   
 
Impacts and Mitigations  
The Project will permanently alter drainage patterns and increase volumes on the Project Site.  Construction is 
anticipated to last 37 months during which large areas of land will be in a disturbed state resulting in a potential 
for increased erosion.  
 
According to information provided by the Applicant, the Project will disturb approximately 0.03%, of the 128 acres 
Fall Creek watershed and create minor increases stormwater discharges to the stream.   The Project is not 
expected to affect the quantity or timing of the volumes of run-off from this Project and will not damage 
downstream structures.   The Project will also employ bioretention filter practices that will provide runoff volume 
reduction and water quality treatment  
 
The Lead Agency has determined that with best practices and regulatory adherence for storm water retention and 
water quality in accordance with the approved SWPPP, no significant impacts to groundwater are anticipated. 
 
IMPACT ON AIR 
Existing Conditions 
Cornell’s North Campus area is primarily residential in nature and does not include facilities that affect air quality.   
 
Proposed Conditions 
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Construction is expected to last 37 months, during which time Site preparation activities, including the removal of 
approximately 55,000 CY of materials for Site preparation, has the potential to create airborne dust.   The Project 
includes a new 1,200 seat dining facility for which venting of air will be through the roof level.  
 
Impacts and Mitigations  
The amount of construction-generated dust depends on several factors, including soil conditions, moisture 
content, amount of time soils are exposed to the wind and sun, weather-related factors, and construction 
practices.   The Applicant will use dust-control measures, as needed, during construction as described in the 
application materials date July 12, 2018.  
 
The Lead Agency has determined that the Project does not involve activities that require air quality control 
permits.  With adherence to dust control measures during the construction period, the Lead Agency has 
determined that no significant impact to air is anticipated.   
 
IMPACT ON PLANTS AND ANIMALS 
Existing Conditions 
The Project is in a developed area of the North Campus with roads, paths, buildings, programed greenspaces and 
recreation facilities.  The Applicant has submitted an arborist report dated May 29, 2018 which provides an 
inventory and assessment of all trees on the Project Site.  The report states that there are a total of 555 trees of 
all sizes within the Project Site of which 458 have a diameter at breast height (“DBH”) of less than 12” and 97 have 
a DBH of greater than 12”.    

 
Proposed Conditions 
Project Site preparation and construction will require the removal of 250 smaller trees and 41 mature trees as 
well as lawn areas and landscaped beds.  17 trees are slated for potential transplanting.  Landscape plans have 
been submitted and the Applicant states that 320 new large canopy trees will be planted as well as other 
landscaping, including: low grasses and woody plants in bioretention areas, as well as ornamental grasses, shrubs, 
and smaller multi-stem trees throughout the Project Site.   
 
Impacts and Mitigations  
Project Site development will result in a net reduction of 6 acres of lawn and landscape/pervious surface and the 
removal of 291 trees. As a result, a moderate impact on plants is expected. However, the removal of trees will be 
mitigated by the installation of new landscaping that includes 17 trees to be potentially transplanted, and 320 
new trees, and other plant materials.  A more detailed Planting Plan will be developed during Site plan review and 
will include a full plant schedule and planting specifications.  
 
The Lead Agency has determined that with the mitigations proposed by Applicant, no significant impacts to plants 
and animals are anticipated. 
 
IMPACT ON AGRICULTURAL RESOURCES 
The Project Site is located in an urbanized area, and there are no agricultural resources located in proximity to the 
Project Site.  Accordingly, the Lead Agency has determined that no significant impact to agricultural resources is 
anticipated. 
 
IMPACT ON AESTHETIC RESOURCES 
Existing Conditions 
The Project Site is located on the North Campus and is primarily residential, characterized by fairly intense 
development of dorms ranging from nine to three stories tall in differing architectural styles and sizes.  The area 



Last updated: Tuesday, March 5, 2019 
 

 
  Page 7 of 23 

also has student facilities, such as dining halls, peripheral athletic fields, integrated open spaces and several 
surface parking lots, including the 386 space CC lot directly off Jessup Road.     
 
The Project Site is close to residential neighborhoods east, west and north of campus.  Forest Home to the east in 
the Town of Ithaca and Cornell Heights to the west in the City of Ithaca are both lower density residential 
neighborhoods and Historic Districts.  The northern portion of the Site borders the Village of Cayuga Heights within 
the campus and has a mix of larger scale residential development across Jessup Road, smaller scale non-residential 
University buildings, and athletic fields.  
 
The Tompkins County Scenic Resources Inventory identifies one Distinctive View and one Noteworthy View which 
are near the Project Site. 
 
Proposed Conditions 
The Applicant has submitted a visual analysis dated July 12, 2018 showing before and after visualization of the 
Project from 22 viewpoints.  The viewpoints include six views within the Cornell Heights Historic District, four 
views within the Forest Home Historic District, and several views from vantage points identified in the Tompkins 
County Scenic Resources Inventory (“Inventory”).     
 
Views 6, 7 and 9 (two views each) are within the Cornell Heights Historic District. The visualizations demonstrate 
that Building 1 of the Sophomore Site will be highly visible from within the Historic district from vantage points in 
the vicinity of Triphammer Road and Sisson Place.  The west and southwest facades of Building 1 will be visible 
behind Kappa Delta and Delta Gamma, replacing current views of Sigma Alpha Mu located at 10 Sisson Place which 
will be removed as a part of the Project, and parking.   
 
Views within the Forest Home Historic District, including one ‘Noteworthy View’ (20) and two views along the 
Forest Home Drive Scenic Road (19 & 21) from the Inventory, demonstrate that the Project will not be visible from 
these vantage points.    
 
Views 10, 11 and 12 demonstrate that the five-story building 2 of the Sophomore Site will be highly visible from 
vantage points on Jessup Road in the Village of Cayuga Heights but within campus. These views will be significantly 
altered from the existing view of CC lot and north campus building beyond.  
 
Views 13, 14, 15, 16 & 17, two of which are identified in the Cornell Master Plan as important views, show buildings 
1 & 3 of the Freshman Site from Jessup Road and Pleasant Grove Road within the campus.  The buildings are highly 
visible from these points.  
 
In addition to the visual analysis which provides only basic massing of the buildings, the Applicant has also 
provided several renderings of the proposed buildings that include more information about building design and 
materials.    
 
Impacts and Mitigations  
Views identified in the Inventory and Forest Home Historic District will not be affected by the Project. 
 
Views within the Cornell Heights Historic District and along Jessup and Pleasant Grove Roads will be most altered.   
The Lead Agency finds much can be done to minimize any potential impact to views during Site Plan review 
through the selection of building materials and colors, and the development of a landscape plan that incorporates 
year-round screening in particularly sensitive areas.   
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The Lead Agency has determined that with further development of the building and landscape design, which is 
required in conjunction with Site plan review before the Lead Agency, no significant impacts to Aesthetic 
Resources are anticipated. 
 
IMPACT ON HISTORIC AND ARCHAEOLOGICAL RESOURCES 
The Planning Board has received a comment form the City Historic Preservation Planner stating: 
 

The proposed project is located adjacent to the Cornell Heights Historic District, which was listed in the 
National Register of Historic Places and locally designated in 1989. This historic district is architecturally 
and historically significant as an exceptional intact example of a turn-of-the-century planned residential 
suburban development placed in an outstanding natural setting. The size and scale of the proposed 
buildings contrasts dramatically with the size and scale of the historic residences and their close 
proximity to the district boundary will make them highly visible from the historic environment. As the 
new buildings, particularly Building 1 and Building 2, have the potential to visually effect the historic 
quality the adjacent district, the Ithaca Landmarks Preservation Commission respectfully requests the 
opportunity to work with development team and the Planning and Development Board during the Site 
Plan Review process to minimize any negative impacts. 
 
The Board will seek the advice of the Ithaca Landmarks Preservation Commission during Site Plan Review 
regarding minimizing visual impact to the Cornell Heights Historic District to the extent possible. 

 
See also impact to Aesthetic Resources (previous section). 
 
IMPACT ON OPEN SPACE & RECREATION 
Existing Conditions 
The Project Site does not contain public parks or public open spaces.   However, the Project Site does contain 
recreation facilities that serve the Cornell community, including four tennis courts, three multipurpose fields and 
two basketball courts.    
 
Proposed Conditions 
The Project proposes to retain the four existing tennis courts and one basketball court and replace the three 
multipurpose fields with one artificial turf field.  The Project’s landscape design, which will be further developed 
during Site Plan review, includes plaza and landscape areas to provide green, interconnected spaces. 
 
Impacts and Mitigations  
The removal of the two multipurpose fields and one basketball court may impact University students but does not 
result in a major reduction of open space or recreation facilities to the broader community.  The Applicant states 
in the application materials date July 12, 2018 that the three current fields are poorly drained and occasionally 
too wet for activities.  The single new field will have artificial turf that allows quick drying and drainage from the 
surface, and therefore more potential recreational access.  The Applicant also states, and the Lead Agency agrees, 
that the removal of the existing facilities is balanced by other campus recreational facilities such as outdoor 
basketball, tennis and volleyball courts, as well as a disc golf course and ready access to trails in natural areas.  
Outdoor recreation is complemented by fitness centers in Helen Newman Hall, and Appel Commons.  The Project 
will also include a fitness center.  
 
The Lead Agency has determined that there are no community wide adverse impacts to Open Space and 
Recreation as a result of this Project as the facilities are private. Furthermore, with the mitigations proposed by 
Applicant, there will be no adverse impacts to the affected students or to recreation.  
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IMPACT ON CRITICAL ENVIRONMENTAL AREAS 
There are no Critical Environmental Areas located within the City of Ithaca. Therefore there will be no impact to 
any Critical Environmental Areas.  However, the Project Site is in proximity to two Unique Natural Areas 
(“UNA’s”).  The Freshman and Sophomore residence halls are located between 825 and 75 feet north of the 
Beebe Lake Woods/Gorge Unique Natural Area (“UNA-132”).  A second UNA (“UNA-104”), which includes 
Palmer Woods is the next closest to the Project, located 350 feet away to the north.  
 
The proposed action is not expected to reduce the quantity or quality of the unique natural area, nor impact the 
function or enjoyment of the resource.  
 
The Lead Agency has determined that no adverse impacts to the Beebe Lake Woods/Gorge UNA or Palmer 
Woods are anticipated.  
  
IMPACT ON TRANSPORTATION 
Existing Conditions 
There are approximately 45 miles of roads within the Cornell Campus Master Plan Boundary.  Of these roads, 17.5 
miles are maintained by Cornell, 10 by the City of Ithaca, and 6.5 by the Town of Ithaca. The remaining roads are 
maintained by New York State, Tompkins County, or neighboring municipalities.   
 
Existing Vehicular/ Transit / Bike and Pedestrian Capacity 
The Applicant has submitted a “Transportation Impact Study for the proposed North Campus residential 
Expansion” dated June 2018 and prepared by SRF Associates (“TIS”).  The study measures the existing and 
proposed capacity of 16 intersections.   According to the  analysis on pages 6-8 of the TIS, three intersections (#1: 
Thurston Avenue/University Avenue-Forest Home Road,  #13/14: Triphammer Road/Hanshaw Road/East Upland 
and  #15:  Pleasant Grove Road/Hanshaw Road) contain some turning lanes that currently function at a Level of 
Service (“LOS”) of D, E or F during peak am and pm travel times. 
 
The Applicant also submitted a North Campus Residential Expansion Circulation Study dated April 2018 and 
prepared by Kimley Horn of New York, PC. (“Circulation Study”), the purpose of which was to evaluate current and 
future transportation constraints in order to develop solutions for mobility challenges facing vehicular, pedestrian, 
bicycle, and Tompkins Consolidated Area Transit (“TCAT”) modes.  The Circulation Study identified areas with 
missing sidewalks and below standard crossings, area where bike facilities need improvement and provided and 
inventory of TCAT service in and around North Campus.  The Circulation Study identified five locations with conflict 
between pedestrian traffic and vehicular traffic, as well as conflict with bus traffic and bicycle traffic.   
 
Campus Wide Parking  
Application materials dated July 12, 2018 provide information on Cornell’s campus wide parking system.  Parking 
at Cornell University is managed by the Transportation and Delivery Services Department. On an annual basis 
Cornell delivers a compliance report regarding parking to the City, reviewing it from a campus-wide perspective. 
This report provides annual parking updates based on the following calculations: 
• 1 parking space per 7 full-time undergraduate students; 
• 1 parking space per 2 full-time graduate and professional students; 
• 3 spaces per 4 full-time employees; and 
• 1 space per 25 people for total undergraduate students, graduate/professional students, employees. 
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Participants in a Transportation Demand Management (“TDM”) program are subtracted from the above 
calculations.  As of fall 2017, Cornell had 11,364 parking spaces. Based on the metrics above, Cornell should be 
providing a minimum of 7,745 spaces. 
 
Site Specific Parking  
The Project Site currently has 653 parking spaces spread over nine parking areas.  The largest of these are the CC 
lot with 386 spaces and the Appel Commons Lot with 102 spaces.   
 
Campus Wide TDM Program 
In the application materials dated July 12, 2018, Cornell’s two Transportation Demand Management (“TDM”) 
programs are described.   OmniRide and RideShare encourage walking, bicycling, transit use, and other 
alternatives to single-occupant vehicle commuting by all members of the campus community.   Based on 
information provided by the Applicant, over 30% of faculty and staff commute by public transit or carpool. Over 
50% of graduate students and 40% of undergraduate students have transit passes, while 15% of graduate and 
professional students and 5% of undergraduate students purchase parking permits.  First year students receive 
free transit passes with unlimited access to TCAT buses anywhere in Tompkins County.   
 
As of Fall 2017, the OmniRide program has approximately 5,700 undergraduate students, 4,600 graduate 
students, and 2,000 employees participating. The RideShare program has approximately 1,200 employee 
participants.  A total of 13,500 people participate in the TDM program.  
 
Proposed Conditions 
Vehicular Capacity 
The TIS identified four (4) locations that are projected to experience a decrease in LOS as a result of the traffic 
changes associated with the proposed development: 
• Eastbound on University Avenue at Thurston Avenue: The delay increases 0.4 seconds per vehicle resulting 

in a change in level of service from “D” to “E” during the PM peak hour. This is a result of the background 
borderline condition as the threshold between LOS “D” and “E” is 55 seconds per vehicle. This change will 
be imperceptible to users of this intersection. 

• Westbound on Hasbrouck Circle at Pleasant Grove Road: The delay is projected to increase 1.5 seconds 
resulting in a change from LOS “B” to “C” during the PM peak hour due to the borderline condition for this 
approach. The threshold between LOS “B” and “C” is 15 seconds per vehicle. Motorists will notice very little, 
if any, changes in operating conditions at this intersection as a result of the proposed housing development. 

• Southbound left turn movement on Triphammer Road at Hanshaw Road: The delay is projected to increase 
2.7 seconds resulting in a change from LOS “B” to “C” during the AM peak hour due to the borderline 
condition for this approach. The threshold between LOS “B” and “C” is 15 seconds per vehicle. Motorists 
will notice very little, if any, changes in operating conditions at this intersection as a result of the proposed 
housing development. 

• Southbound left and through movements from the Express Mart driveway at Pleasant Grove and Hanshaw 
Roads: These movements are expected to operate at LOS “D” and “F” respectively with moderate to long 
delays (on the order of 27 to 50 seconds per vehicle) during the AM peak hour. It is noted that the volume 
of traffic executing these movements is extremely low (only 3 vph) and these operating conditions are 
reasonable for this driveway. 

 
Site Parking 
The Project will result in a net reduction in parking of 396 spaces from 653 to 257 spaces.  Parking will be enhanced 
at the Robert Purcell Conference Center to accommodate visitors and conference attendees.  At both the 
Freshman and Sophomore Sites parking facilities sufficient to service ADA requirements, residence hall live-in 
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staff, and maintenance/delivery access will be provided. Accessible parking and service needs will be redistributed 
into small lots throughout North Campus with A Lot continuing to be the primary satellite parking for staff as well 
as faculty and visitors. 
 
Cornell University anticipates 823 new Sophomores and 1,256 new first year students will live on North Campus. 
Historical data indicates that approximately 4% of Freshman and 12% of Sophomores living on North Campus 
currently bring cars, resulting in 149 additional parked vehicles.  New students living on North Campus are 
expected to park in the same four parking lots mentioned above. 
 
Vehicular Traffic Generation 
The TIS calculated that the North Campus Housing development is expected to generate approximately 7 
entering/3 exiting vehicle trips during the weekday AM peak hour and 7 entering/33 exiting vehicle trips during 
the PM peak hour. 
 
Pedestrian Circulation During Peak Vehicular Hours 
Based on an analysis in the TIS, it is estimated that approximately 210 pedestrian trips will be added to the 
surrounding roadway network during the peak 15 minute time period during the A.M. commuter peak.  New trips 
with origins on North Campus and destinations on central campus will create additional pedestrian and bicycle 
flow back and forth throughout the day. Flow to classes on central campus will coincide with the morning 
commuting peak. The pedestrian flow back to North Campus is more staggered throughout the day.  
 
Proposed Service Trips 
Five additional service vehicles per day (Cornell trades/maintenance/Grounds vehicles) are anticipated during 
normal operations. In addition, five delivery vehicles are expected to access the Site daily during normal 
operations (delivery to dining). It is unlikely that any of these vehicles would arrive or depart during the A.M. and 
P.M. peak traffic times.  
 
Transit 
Transit will continue to serve the perimeter roads, providing connections to Central Campus, perimeter parking, 
and regional destinations. The quantity, location and condition of existing bus stops have been evaluated by 
Kimley-Horn in coordination with TCAT.  The Applicant is working with TCAT to add two new buses to North 
Campus routes in order to increase current capacity.  
 
Construction Activities   
Construction will result in approximately 55,000 cubic yards of materials being removed from the Site over an 18 
month period.   On average, each Site is expected to generate approximately 1,665 haul trips over a period of a 
year (3,700 *0.45). This averages to approximately 6-7 trucks a day (1,665/261 working days in a year = 6.3) for 
each Site. When both Sites are actively excavating, an average of 12-14 haul trips per day is anticipated. The haul 
trips will be spread throughout the day, and peak hour additions to the traffic network, during the most active 
Site excavation, are likely to consist of 2 trucks.  
 
Northcross Road, a campus-owned connection between A Lot and Jessup Road, is anticipated to be closed in order 
to be used for staging of deliveries and trucks during construction. The vehicular and bus loop through A lot (which 
has two exits on to Pleasant Grove Road) will remain open. Approximately one acre of open lawn area north of A-
lot (currently a Frisbee golf course) is anticipated to be used for contractor parking. 
 
The application materials dated July 12, 2018 state that construction deliveries are expected to fluctuate between 
10 to 20 per day with a maximum of five arrivals and departures during the morning and afternoon peak times at 
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the height of construction.   The Applicant intends to schedule special deliveries (oversized loads and multiple 
truck loads) to be outside of peak travel times.  All construction vehicles will be directed to use Route 13, via 
Triphammer Road to Hanshaw Road, and take Pleasant Grove to enter and exit the Project Site.    
 
The Applicant estimates the maximum workforce to be 280 on the Project Site at any one time, with 75-100 
workers being the norm during the construction period. It is estimated that the maximum workforce size for the 
Balch Hall renovation will be 50 on the Project Site at any one time, with 20-30 workers being the norm during the 
construction period. The one-time maximum workforce sizes for the two Projects are not anticipated to coincide.  
The daily workforce will typically arrive prior to 8:00 a.m. and depart prior to 4:30 p.m.  
 
Impacts and Mitigations  
The Lead Agency has received many internal and involved agency comments regarding transportation.  A list of 
comments and responses in found at the end of this document.   
 
Construction  
The Applicant intends to provide contractor parking on one acre of open lawn area north of A-lot (currently a 
Frisbee golf course). Contractors will be shuttled to the Site along a designated route through campus and will be 
prohibited from traveling through Forest Home.   
 
University community members who use the CC parking lot south of Jessup Road, and other parking spaces 
disrupted by construction, will be re-directed to other parking areas on campus. A-lot permit holders will not be 
displaced as a result of construction activities. Cornell will manage all impacts from construction parking within its 
surplus of campus parking inventory. 

 
Emergency  
The Applicant is in active discussions with the Ithaca Fire Department regarding emergency access requirements 
on the Project Site.  Access will be consistent with the road and path layout as shown in the drawing titled 
Illustrated Site Plan on page 25 of the Application Report dated July 12, 2018, however specific road widths and 
aerial access points will be finalized and approved by the Fire Department before final Site Plan Approval.  
 
Special Events Move In/Out 
The Applicant has submitted a letter dated 10-19-18 from Pat Wynn, Executive Director of Campus Life to Tom 
Parsons, City of Ithaca Fire Chief et.al. describing the University’s plans to address issues with emergency access 
during move in/out days.  As explained in the letter, the “University acknowledges these challenges and has 
formed a committee consisting of knowledgeable and competent staff from across the campus to revise Cornell's 
move-in processes beginning with fall 2019.”   The revised processes include improved scheduling, staffing and 
communications and will be formalized before Site Plan approval.    
 
Vehicular, Pedestrian, Transit and Bike   
First, the Lead Agency acknowledges that the Project sponsor’s existing management of parking, and 
transportation through its TDM programs currently functions to mitigate potential impacts as the increases in 
students and staff will result in more participation in these programs.  Furthermore, the Lead Agency finds that 
while providing additional beds on campus does increase the number of staff potentially commuting to campus, 
it necessarily decreases the number of students potentially commuting to campus by car or bus by approximately 
2,079.    
 
The Applicant proposes the following improvements, all of which will be formalized before final Site Plan approval, 
to mitigate traffic impacts associated with the increase in student and staff population: 
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1. Vehicular Improvements: Together with the Town and Tompkins County, explore the possibility of Cornell 

realigning the intersection of Cradit Farm Drive and Pleasant Grove Road (County owned) to direct traffic more 
readily to the Cornell Campus.  Cornell would fund and manage the Project once approved by Cornell, the 
Town of Ithaca, and the County. 
 

2. Transit Improvements: Provide a larger bus pull-off on Jessup Road (Cornell owned) in front of RPCC. The bus 
pull-off as currently shown accommodates only one bus at a time. The Applicant will work with TCAT to add 
two buses to the North Campus routes to accommodate the increase in student population.  
 

3. Pedestrian & Bike Improvements:  
 
• Provide improved crosswalks along Jessup Road between the Project Site and the Townhouses to the north.  
• Together with the City of Ithaca, work to develop and approve a reasonable pedestrian improvement plan 

for the intersections of Thurston Avenue (City owned) and Cradit Farm Drive and Thurston Avenue and Wait 
Avenue (City owned).  Cornell would fund and manage the Project once approved by Cornell and the City. 

• Widen Cradit Farm Drive (a Cornell-owned road) in front of Appel Commons and Helen Newman Hall to 
provide bicycle lanes, bus pull-offs on both sides and improve pedestrian crossings.  This section of Cradit 
Farm Drive is the only section without bicycle lanes.  Cradit Farm Drive is along major bus routes and has 
heavy pedestrian traffic. 

 
The Lead Agency has determined that with the above mitigations proposed by the Applicant as well as those 
already in place, no significant impact to transportation is anticipated as a result of this Project.     
 
IMPACT ON ENERGY 
Existing Conditions 
Cornell has an integrated energy production, monitoring and conservation program that includes district energy 
distribution, Lake Source Cooling, campus-wide energy use monitoring, a user based program to encourage 
conservation, and implementation of a Climate Action Plan (“CAP”) formalized in 2009.   

Cornell’s district energy system is powered by its Combined Heat and Power Plant (“CHPP”) which uses gas to 
generate electricity and heat to meet a large share of the energy needs on the Ithaca Campus.  The CHPP utilizes 
“waste heat” from the initial generation of electricity for additional electricity production and heat for the campus.  
According to information submitted in the  materials dated July 12, 2018  this dual use is an extremely effective 
use of energy; up to 80% of the source energy can be converted to some useful form (by contrast, standard power 
plants release generated heat, and a standard gas turbine-generator converts only about 33% of the source energy 
to some useful form). 

Cornell’s Lake Source Cooling (“LSC”) utilizes the University’s chilled water loop to cool campus buildings.   LSC 
uses Cayuga Lake’s deep water passing through a heat exchanger to cool the campus’ chilled water loop. The same 
water (typically raised in temperature from 39°F to 45-55°F) is then returned directly to the lake, without addition 
of any chemicals or other additives.  According to information in the application materials dated July 12, 2018  , 
LSC’s efficiency significantly reduces peak electric use because a minimal increase in energy is needed to increase 
pump speed and ramp up production.   

Cornell’s CAP demands the Ithaca Campus reach Carbon Neutrality by 2035. Infrastructure that supports this goal 
includes Cornell’s District Energy System: Lake Source Cooling, solar farms, hydroelectric plant, and Central Energy 
Plant that utilizes Combined Heat and Power.   Cornell’s CAP also includes a goal to match all of the Ithaca campus 
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net annual electricity needs with power from new wind, water, and solar photovoltaic generation facilities. The 
power from Projects located off campus will feed into the state electricity grid, offsetting electricity used on 
campus.   The CAP also includes the potential future integration of the Earth Source Heat (“ESH”) initiative, an 
area being actively researched for bringing geothermal heat for direct campus heating. Similar to Lake Source 
Cooling, ESH researchers are exploring the potential for using water circulated through hot rocks accessed through 
deep wells to transfer heat directly to a campus heating loop, eliminating the need for fossil fuels for heating.  
 
Based on information provided by the Applicant, Cornell’s Campus has grown 20% in square footage between 
2000 and 2018.  Despite this growth, the energy usage of Cornell’s Campus has remained relatively constant since 
2000. 
 
In addition, Cornell runs a Residential Sustainability Engagement Program for on-campus housing to encourage 
lower energy consumption by building occupants.  This program is described in a memo dated 9/2/18 from 
Kimberly Michaels, Principal Trowbridge Wolf Michaels LLP to Lisa Nicholas, Deputy Director of Planning, City of 
Ithaca.  
 
Proposed Conditions 
Energy Use for Building Operations:  
The Project will have total square footage of approximately 761,000 SF, representing a 4% overall increase in 
campus building square footage.   According to information submitted in the application materials dated July 12, 
2018 the Project will increase overall energy usage on campus by 1.4%.  The CHPP and LSC have the capacity to 
serve the Project and will not require the extension of distribution lines to the Project Site.  
 
The Applicant has submitted a report titled Energy and Emissions Impact Assessment of the North Campus 
Residential Expansion at Cornell University prepared by Taitem Engineering and dated July 6, 2018 (“Taitem 
Report”) that calculates and analyzes energy use and impacts of the Project.  The report states that the CHPP will 
supply 95% of the electricity used by the proposed buildings. The regional power grid will supply 5% of the 
electricity used in the proposed buildings, as well as 100% of the electricity needed to drive LSC.  
 
The Project is the first Cornell construction required to install a new low-temperature heat distribution system for 
the future integration of renewable energy sources.  Currently, heat is distributed as steam, through radiators and 
heating coils that operate at 180° or higher.  Cornell is now requiring projects like the current Project to design 
building heat transfer equipment for lower temperatures (130° F max).  

 
Energy Conservation/Reduction Measures  
Based on information provided by the Applicant, the Project is expected to use about 30% less energy than the 
current New York State Energy Code permits and is targeted to achieve LEED Gold certification (with 20 credits in 
the energy category). Building design approaches to achieve these goals focus on specifications for mechanical, 
electrical and plumbing equipment, building envelope design, and interventions to control internal loads.  A full 
description of these approaches is found on in the application materials.   

 
Building Energy Monitoring 
The buildings within the Project will be designed to be highly efficient and this efficiency will be confirmed through 
LEED commissioning.  In addition, Cornell provides constant energy monitoring and internal maintenance once 
the buildings come online as described above. 
 
Energy Conservation due to renovations of adjacent buildings  
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The Project will result the creation of "surge space" so that nearby facilities (for example, Balch Hall) can be 
renovated to be more energy-efficient. Currently, the lack of available space has prevented substantial residential 
energy conservation efforts (i.e., buildings that require significant reconstruction, which is incompatible with 
continuous habitation). 
 
Energy Use/Emissions During Construction:  
Building construction will produce a one-time release of greenhouse gas emissions.  The Taitem Report estimates 
8,768 MT CO2 Project related emissions during construction.  
 
Thresholds Exceeded  
The Lead Agency acknowledges that the proposed Project exceeds two specific thresholds and one ‘other’ 
threshold identified in the NYSDEC’s Full Environmental Assessment Form (“FEAF”) Part 2 under # 14 Impact on 
Energy:  
 
c. The proposed action may utilize more than 2,500 MW hrs per year of electricity,  
d. The proposed action may involve the heating and/or cooling of more than 100,000 square feet of building area 

when completed 
Other:  C02 emissions, production/ use of non-renewable energy sources, lack of consistency with Cornell net-

zero goals 
 
The Lead Agency has received several public comments stating that the proposed Project exceeds one additional 
threshold under # 14 Impact on Energy: “the proposed action will require the creation or extension of energy 
transmission or supply system to serve more than 50 single or two family residences or to serve a commercial or 
industrial use”.  The Lead agency has determined that the Project does not exceed this threshold.  According to 
information provided by the Applicant, the CHPP and LSC have the capacity to serve the Project.  The Project only 
requires installation of distribution lines within the Cornell North Campus to connect to the existing system.  

 
Impacts and Mitigations 
The Project is large and will increase energy use.  Based on information provided by the application materials 
dated July 12, 2018, the Project will account for approximately 1.4% of energy loads on campus.   Natural gas will 
be used to generate the majority of power for the Project as Cornell’s CHPP, which will provide 95% of the power 
for this Project, currently uses natural gas as its source energy.  Increase of energy use has indirect impacts, 
including consumption of non-renewable resources and upstream C02 emissions associated with the extraction 
of natural gas by hydraulic fracturing and its transport by pipeline.  
 
After careful evaluation, the Lead Agency has determined that the Applicant is minimizing the use of energy, 
including non-renewable resources (specifically natural gas), and any potential impacts from its use, in the 
following ways:        
• The Project will connect to Cornell’s CHPP and LSC, both highly efficient systems  
• The Project will be 30% more energy efficient that is required by building code 
• The Project will attain LEED Gold status, with many points under the category of Energy and Atmosphere 
• Project energy use will be monitored and adjusted through the required LEED commissioning as well as the 

campus-wide monitoring system.  
• The Project incorporates a low temperature distribution system for future conversion to renewable energy 
• Occupants of the Project will participate in the Residential Sustainability Program Engagement 
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The Lead agency also finds that the Project does not conflict with Cornell’s CAP net zero goals.   Based on 
information provided in the application materials dated July 12, 2018, although the Project will equal about 4% 
of campus building footprint, it will only utilize about 1.4% of current campus electric, heat, and cooling loads 
because of its energy efficient design features.  After Project completion Cornell's energy projections, based on 
planned energy conservation projects over the next several years, forecast reduced energy demands for campus 
(about 2% below current needs), offsetting the additional energy needs of this Project.   Cornell projects that 
natural gas use at the CHPP will be lower when the new Project facilities open than they are today. 
 
The Lead Agency has received many comments from the public and information from the Applicant regarding 
the usage of the CHPP to provide energy for the Project and the resulting use of natural gas including upstream 
C02 emissions associated with the extraction of natural gas by hydraulic fracturing and transport by pipeline.  
The DEC, in analyzing energy impacts in an environmental impact statement, guides its Staff to include a 
qualitative discussion of upstream GHG emissions when a project proponent has demonstrated that the project 
as designed has minimized emissions to the maximum extent practicable.  Although this guidance is not 
applicable to the Project, it does serve good guidance for taking a hard look at the issue.  Accordingly, the Lead 
Agency asked the Applicant to quantify upstream emission as a result of the Project.  Based on information 
provided by the Applicant in the memo dated October 12, 2018 from Kimberly Michaels, Principal Trowbridge 
Wolf Michaels LLP to Lisa Nicholas, Deputy Director of Planning, City of Ithaca, upstream GHG emissions for the 
Project as proposed is estimated at 3,857 metric tons of CO2 per year.  Given the total amount of annual CO2 
emissions in the United States, the upstream CO2 emissions from the Project are acknowledged but are not 
considered significant. 
 

Conformance with Local Energy Plans  
The Lead Agency has received numerous comments arguing that the Project does not conform to a number of 
local plans and initiatives including the City’s Green Building Policy adopted in 2017, the County’s Energy Road 
Map of 2016 and Cornell’s 2009 CAP.  
 
2009 CAP 
 
The Applicant has provided the information about the Project’s relationship to the CAP and has concluded that 
the Project specifically incorporates or enables actions of the plan in the areas of green building, alternative 
transportation and fuel mix and renewables.  The Applicant states that “As documented in the original FEAF 
materials, this high level of performance is consistent with Cornell policy and in line with community and state low 
energy standards and goals.” 
 
City Green Building Policy 
The City Green Building Policy has not yet been adopted as law.  Moreover, the implementation of the policy may 
exclude certain institutional buildings. The Applicant is proposing LEED Gold buildings that use 30% less energy 
than current building code. Therefore, the Lead Agency does not see a conflict between this Project and the Green 
Building Policy.  
 
Energy Road Map  
The Lead Agency finds that the Project is in conformance with the Road Map for the reasons stated in this section.  
 
In summary, the Lead Agency acknowledges the significant public concern that has been raised regarding the use 
of natural gas associated with the Project.  Many commenters have urged the Lead Agency to take a leadership 
role to address nonrenewable energy consumption and GHG emissions and that the Lead Agency should force the 
Applicant to do more to combat climate change.  A careful review of the record shows that the Applicant has 
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provided a tremendous amount of documentation relative to the Project’s potential impacts to energy and that 
the Project has been designed to minimize energy impacts and is consistent with the Applicant’s CAP and local 
sustainable energy plans.  Thus, the Lead Agency has determined that based on the mitigations proposed by the 
Applicant and described above, there will be no significant impacts to Energy as a result of this Project.  
 
IMPACT ON NOISE, ODOR & LIGHT  
Existing Conditions 
North Campus is a student residential area with dorms, recreation facilities, dining and other related services.    
 
Proposed Conditions 
Construction is expected to last approximately three years.  During this time noise producing construction 
activities will be present from both building construction and the extensive Site work proposed for the Project 
Site.   
 
Mechanical equipment serving the proposed buildings at the Sophomore and Freshman Sites will include energy 
recovery units, air-handling units, make-up air handling units, exhaust fans, fan-coil units (interior to the buildings 
and serving interior spaces) and emergency generators.   
 
Air from the dining hall will be exhausted at the roof level and will include scrubbers on the grease exhaust to 
minimize any potential odors.   
 
Lighting for the Project is in design and will be further developed and approved during Site Plan approval.  Exterior 
lighting will include fixtures at parking lots and building entrances as well as Pedestrian-scale fixtures including 
light standards and bollards.  Project Site lighting will be dark sky compliant LED fixtures that include cutoffs to 
focus lighting in needed areas and minimize light spillover onto adjacent areas. The lighting system will be 
designed to provide high quality lighting that is glare-free, flexible and easily adjusted for user comfort and ease 
of use. The lighting system will be designed to meet requirements listed in Cornell University Design and 
Construction Standards and to meet best practices, including a color temperature of 3500K.  
 
Impacts and Mitigations 
Noise 
The Applicant is proposing the following noise-control strategies be incorporated into the Project design as 
equipment selection and placement decisions are made:  
• Selection of packaged air-handling units: sound-producing fans are internal to these units and shielded from 

exterior sound receptors by insulated panels that both reduce heat loss/gain and provide sound 
attenuation;  

• Air-handling equipment with variable speed motors;  
• Occupancy-based setback strategies; 
• Sound-attenuating enclosures on all emergency generators;  
• Scheduling emergency generator testing between 7:30 AM and 9:00 PM;  
• Locating rooftop equipment away from the roof edge. Doing so maximizes the shielding of residents from 

rooftop generated sound;  
• Locating rooftop equipment, louvered air intakes/discharges and emergency generators to maximize 

distance to residents;  
• Installation of in-line sound attenuators, acoustical louvers, and/or lined plenums where air discharge is 

located at the building face; and  
• A No Idling policy for all delivery trucks serving the Sophomore and Freshman buildings. 
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Noise resulting from normal construction practices is inevitable and will impact the surrounding area.  There is 
currently no plan for blasting operations during construction.  Construction noise will be muffled to the extent 
practical and will not exceed levels allowed by law.  
 
In accordance with local noise ordinances construction activities that result in exterior noise will be limited to 7:30 
AM to 9:00 PM.  In addition, the University will work closely with the contractor to implement Best Management 
Practices (“BMP”) for noise reduction to the extent possible.  BMP mitigation measures listed by New York State 
Department of Environmental Conservation include:  
 
• Source reduction by using mufflers, dampers and electric motors instead of air compressors. 
• Duration and impact reduction by limiting times worked.  
• Use of equipment inside the building to reduce noise. 

 
Small to moderate impacts from construction noise are expected as a result of the Project.  Construction noise is 
an unavoidable but a temporary negative impact as a result of the Project. 
 
Odors  
The Project includes a new 1,200 seat dining facility. In a letter dated September 5, 2018 from Kimberly Michaels, 
Principal Trowbridge Wolf Michaels LLP to Lisa Nicholas, Deputy Director of Planning, City of Ithaca, it is stated 
that air vents will include sound attenuation on the discharge air and return air connections of the air-handling 
unit serving the dining hall to mitigate noise.  
 
Light  
The Applicant has proposed an approach to lighting design, as described above, which is mindful of potential 
impacts.  Lighting design will be refined and reviewed by the City and Town Planning Boards during Site Plan 
review to confirm that all lighting is dark sky compliant, no spillage occurs onto adjacent properties, and that 
nighttime lighting of buildings does not impact adjacent city neighborhoods.   
 
The Lead Agency has determined that with the mitigations proposed by the Applicant as well as further refinement 
of lighting design during Site Plan review, no significant impacts to noise, odors or light are anticipated as a result 
of this Project.   
 
IMPACT ON HUMAN HEALTH 
The Project Site has no known history of potential contamination, nor is it within 2,000 feet of any Site in the New 
York State Environmental Site Remediation Database.  Therefore, construction activities are not anticipated to 
involve the handling or transport of any hazardous materials.   If there are asbestos containing materials involved 
with the demolition of Sigma Alpha Mu or the renovation of Balch Hall, the removal and disposal of such materials 
will be done by a NYS licensed professional.    
 
Project operations will not involve the generation, storage, handling or disposal of hazardous materials and will 
not store quantities of natural gas or other flammable liquids.   
 
The Lead Agency has determined that based on the information above, no significant impacts to human health 
are anticipated as a result of this Project. 
 
CONSISTENCY WITH COMMUNITY PLANS 
Existing Conditions 
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The Project Site is in Cornell’s North Campus area and is primarily residential, characterized by fairly intense 
development of dorms ranging from nine to three stories tall in differing architectural styles and sizes.  The area 
also has student facilities, such as dining halls, peripheral athletic fields, integrated open spaces and several 
surface parking lots, including the 386 space CC lot directly off of Jessup Road.    
 
The Project Site is close to residential neighborhoods east, west and north of campus.  Forest Home to the east in 
the Town of Ithaca and Cornell Heights to the west in the City of Ithaca are both lower density residential 
neighborhoods and Historic Districts.  The northern portion of the Site borders the Village of Cayuga Heights within 
the campus and has a mix of larger scale residential development across Jessup Road, smaller scale non-residential 
University buildings, and athletic fields.  
 
This area of campus is served by: 
• The University’s utility system, including CHPP, LSC, water treatment plant (see Impacts to Energy and 

Water); 
• Bolton Point Water treatment Plan (see Impacts to Water);  
• Cornell Public Safety , police and fire; 
• City of Ithaca Police and Fire; and  
• City of Ithaca wastewater treatment plant. 

 
Proposed Conditions 
The Project will add a total of 400,000 SF of building over the Freshman and Sophomore Sites, 2,079 new student 
beds, approximately 75 new residential employees, approximately 85-100 new non-residential support staff.  The 
primary goal of the Project is to provide all Freshman and Sophomore students with on campus housing while 
accommodating planned enrollment growth of 900 students (at a rate of 225 per year starting in the year 2021).  
 
The Project will require the extension of service lines to provide heat, power, water and sewer service to the 
buildings.  Additional demand for services includes the following: 
 
• Additional 104,000 GPD wastewater;  
• Additional 104,000 GPD additional water demand (see Impacts to Water);  
• Emergency Services; and  
• Additional energy (see Impacts to Energy). 
 
Impact to Utilities  
Discussion of additional water, heating and cooling are described in Impacts to Surface Water and Impacts to 
Energy. 
 
The City of Ithaca Waste Water Treatment Plant (“IWWTP”) has the capacity to serve the additional demand, 
however the City Water and Sewer Division has identified segments to the sewer system that will require upgrades 
to accommodate projected flows.  In a memo (attached in the appendix) dated 10/12/18 from Erik Whitney, PE, 
Asst. Superintendent of Public Works, Water and Sewer Division to Kim Michaels, RLA of Trowbridge Wolf 
Michaels, Whitney states that “The City and Town of Ithaca share the costs of maintenance and replacement for 
this interceptor and will need to explore and discuss how to facilitate and fund a Project to replace and upgrade 
this sanitary sewer.”   The Board will require a written commitment as a condition of Site Plan Approval, and a 
Certificate of Occupancy will not be issued until the upgrade is complete.  

 
Impact to Local Housing Market 
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The University enrolls approximately of 23,006 students of which 14,315 are undergraduates.  The majority of 
students - 54% of undergraduates and 94% of graduates currently live off campus.  Based on Cornell’s 2016 
Housing Master Plan, the University offers approximately 7,100 beds for its 14,315 undergraduates including 
dorms, co-op housing program housing and Greek affiliated housing.   
 
At Project completion Cornell will increase the amount of undergraduate beds by 2,079 from 7,100 to 9,179.  
Factoring in a planned enrollment increase of 900 students, it is anticipated that at Project completion and full 
enrollment, about 1,200 less undergraduate students will live in neighboring communities off campus than under 
current conditions.   
 
The Project, combined with a rise in both purpose-built student housing in Collegetown as well as apartment 
development in other areas of the City, may have an impact of the local housing market.  As housing supply 
increases there may be several outcomes that have a long-term benefit to the community, including lower pricing 
and more opportunities for work force housing near employment.    
 
The Lead Agency has determined that based on the information above, and with the mitigations proposed by 
Applicant for emergency access and sewer upgrades, no significant impacts to Community Character are 
anticipated as a result of this Project 
 
 
Prepared by: Lisa Nicholas, AICP,108 E Green St, City of Ithaca, NY 14850 607-274-6557 (contact for more 
information) 
 
 
Supporting Environmental Information  
 
Report of Geotechnical Engineering Evaluations for Foundation Design for Site #1- CC Lot Proposed North 
Campus Housing, Ithaca, New York, February 8, 2018, John P. Stopen Engineering LLP 
 
Report of Geotechnical Engineering Evaluations for Foundation Design for Site 2- Appel Fields Proposed 
North Campus Housing, Ithaca, New York, February 7, 2018, John P. Stopen Engineering LLP 
 
Public Archeology Facility Report, Phase 1 Cultural Resource Survey, Cornell University North Campus 
Project, City and Town of Ithaca, Tompkins County New York, MCDs 10940, 10906, Andrea Zlotucha 
Kozub, Binghamton University, State University of New York, April 11, 2018 
 
Traffic Impact Study for the Proposed North Campus Residential Expansion, City of Ithaca, Town of 
Ithaca, Village of Cayuga Heights, Tompkins County New York, June 2108, SRF Associates, Rochester NY 
 
North Campus Residential Expansion, Circulation Study, April 2018, Kimley Horn of New York P.C. 
 
Energy and Emission Impact Assessment of the North Campus Residential Expansion at Cornell 
University, 7/6/18 Taitem Engineering, PC, Ithaca, New York.  
 
North Campus Residential Expansion, Review Application Report, Cornell University, Ithaca, NY July 12, 
2018.   
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Memo dated September 17, 2018, from Kimberly Michaels, Principal Trowbridge Wolf Michaels LLP to 
Brent Cross, Village of Cayuga Heights.   
 
Memos dated October 12, 2018 and September 17, 2018, from Kimberly Michaels, Principal Trowbridge 
Wolf Michaels LLP to Chris Balestra, Planner, Town of Ithaca.   
 
Memos dated November 14, 2018, October 12, 2018 and September 5, 2018, from Kimberly Michaels, 
Principal Trowbridge Wolf Michaels LLP to Lisa Nicholas, Deputy Director of Planning, City of Ithaca. 
 
Responses to Internal and Involved Agency Comments: 
 
The Lead Agency notes that it has received many internal and involved agency comments regarding 
transportation issues below:  

 
1. Both the City transportation Engineer and the Village of Cayuga Height Board expressed 

concerns that parking utilization rates at AA and CC lots were underestimated based on 
informal Site visits.   

 
The Lead Agency understands that neither informal Site visit found the lots near capacity.  
Therefore they currently have surplus space - even if utilization rates are increased.   
Furthermore, the Applicant has demonstrated a campus-wide parking surplus of over a 7,000 
spaces.    

 
2. Concern that a combination of factors related to the Project will shift parking demand from 

Cornell Campus into nearby neighborhoods in the City and Cayuga Heights.  
 

The Lead Agency recognizes that outside of some existing prohibitions for nonresident 
overnight parking, students and staff cannot be prohibited from parking on public streets in 
adjacent neighborhoods. However the Lead Agency finds that the Project sponsor has 
comprehensive campus-wide TDM programs to incentivize travel by transit and discourage 
commuting by single occupancy vehicles.  The Project is providing numerous pedestrian and 
bike improvements and reassigning parking to other lots, and has demonstrated a parking 
surplus on campus.   

 
3. Should consider implementing a high-frequency transit service within the campus as 

described in Cornell’s 2008 Master Plan for the Ithaca Campus to encourage parking at the 
periphery of the Core Campus. 

 
The Lead Agency understands that the Project sponsor is working with TCAT to add two new 
buses to the North campus loop and is making improvements to transit stops.  
 

4. Concerns that pedestrian counts are inaccurate and should be redone.   
 

The Lead Agency recognizes that the Project sponsor is already proposing pedestrian 
improvements in the area of most conflict.  If additional counts are needed, they should be 
done to inform the design phase of the improvements but are not needed at this time.   
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5. Requests for pedestrian improvement outside the Project boundary on Wait Ave and the 
intersection of Jessup and Triphammer.  

  
These intersections are no doubt in need of improvements, however they are on the 
periphery of the Project Site and are unlikely to see increased pedestrian traffic as a result of 
the Project.  The Lead agency encourages Cornell to make these improvements in the future. 
The Lead Agency sees that the Applicant is proposing significant improvements in the areas 
of highest pedestrian traffic.    

  
6. Documentation that the Project sponsor is in contact with TCAT and Rideshare for the 

proposed improvements. 
 

Lead Agency response:  The Lead Agency understands that as a major funder of TCAT and a 
member of its Board, the Project sponsor will be in a position to work with TCAT to achieve 
the proposed improvements.   

 
7. Concern that service vehicle trips have been undercounted  

 
The Lead Agency understands that these trips are accounted in the background traffic growth 
in the TIS and are not likely to occur at peak travel times.   

 
8. Concern about Site distances for proposed new driveway 

 
A Site distance analysis will be done during design of the driveway and will be reviewed and 
approved by engineering staff as part of the street permitting process.  

 
9. The Village of Cayuga Heights Board disagrees that there will not be a significant impact to 

Village intersections.    Many intersections in Community Corners already have a failing LOS 
and the Project will produce more traffic through these intersections.  Although the amount 
of traffic (less than 100 additional peak hour vehicular trips) may not be considered 
‘substantial’ according to TIS methods, the increase will likely exacerbate existing delay times 
- even if it does not produce worse LOS grades. Therefore, although the Project did not create 
failing LOS grades for Village intersections, the Project will worsen these conditions even if 
the degree to which they will worsen can be debated.  
 
The Lead Agency acknowledges the concerns of the Village.  However, it finds that the 
combination of already poor conditions with the small increase of traffic going through the 
intersections does not warrant requiring additional mitigations from the Applicant beyond 
their existing efforts to reduce trips by single occupancy vehicle.  

 
10. The Village Board has requested the following mitigations to address traffic impacts in the 

Village: Establishment of a park-and-ride lot in a North Triphammer Road mall to “catch” 
commuters before they drive through the Village and TCAT to add express bus routes for the 
Park & Ride. 

 
The Lead Agency feels that this option functionally exists as there is a bus router that goes 
from the mall to campus. 
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11. Create a new road link from Warren Road to Pleasant Grove Road, north of the Robert Trent 
Jones Golf Course, to reduce Cornell-related traffic on Hanshaw Road and ease congestion at 
the Hanshaw and Pleasant Grove Road intersections as well as to divert Cornell-bound traffic 
heading south on Warren to Pleasant Grove.  

 
The Lead agency does not find this option to be feasible or practicable as there does not 
appear to be a possible road alignment for this scenario because the golf course extends up 
to Hanshaw Road.    

 
12. Potential mitigation during construction could include restricting construction truck traffic 

during peak AM and PM traffic hours and requiring off-Site contractor parking on Palm Road 
near Route 366 (with a shuttle) rather than on the Frisbee golf course near A lot adjacent to 
Pleasant Grove Road.   

  
The Lead Agency finds that parking closer to the Project Site will alleviate any potential traffic 
problems related to contractor parking.  

 
13. In a letter dated   October 18, 2018 to the City Planning Board from the Town Planning Board, 

an involved Agency in this action, the Town Board  stated their support for the  following 
mitigations proposed by the Applicant: 

 
• To work with TCAT to provide two additional buses to the existing Cornell North Campus 

routes to accommodate the increase in student population in that area. 
• To upgrade the existing bicycle and pedestrian networks on and around Cornell’s North 

Campus including improved crosswalks, new sidewalks and pedestrian crossings, new 
bicycle lanes, and the implementation of a pedestrian improvement plan covering a 
variety of intersections within the Project (based on a circulation study prepared by the 
Applicant’s consultant). 

• To realign of the intersection of Pleasant Grove Road and Cradit Farm Drive as it will 
alleviate the current and future cut-through traffic that moves through the Forest Home 
neighborhood. 

 
14. The Town Board states that these mitigation measures will be further discussed, possibly 

modified, and likely included in any eventual approval that might be granted by the 
appropriate municipal boards. We expect that the Town of Ithaca Planning Board, in its Site 
Plan review process, would condition any approvals upon the implementation of these 
proposed mitigation measures. To that end, the Board does not consider the transportation 
impacts related to the Project as having the potential for significant adverse environmental 
impacts. 

 
The Lead Agency acknowledges and appreciates these comments and has carefully 

considered these comments in its evaluation of the Project’s potential adverse environmental 
impacts.  
 

 

 



 

 
 
 
 

SMART GROWTH IMPACT STATEMENT ASSESSMENT FORM 
 
Date: March 4, 2019 
Project Applicant: Cornell University 
Project Name: North Campus Residential Expansion 
Program: Independent Colleges and Universities 
Project Location: 341 Pine Tar Road, City of Ithaca, Tompkins County, New York 
Project Number: 351320  
Completed by: Robert S. Derico, R.A. 
 
This Smart Growth Impact Statement Assessment Form (“SGISAF”) is a tool to assist the applicant and the 
Dormitory Authority of the State of New York’s (“DASNY’s”) Smart Growth Advisory Committee in deliberations 
to determine whether a project is consistent with the New York State Smart Growth Public Infrastructure Policy 
Act (“SSGPIPA”), Article 6 of the New York State Environmental Conservation Law (“ECL”).1  Not all 
questions/answers may be relevant or applicable to all projects.  
 
Description of Proposed Action and Proposed Project:   
 
Cornell University (“CU” or the “University”) proposes to refund all or a portion of DASNY’s Cornell University 
Revenue Bonds, Series 2009A, refinance the tax-exempt commercial paper issued by DASNY, construct two 
residential complexes, the Sophomore Site and the Freshmen Site, and renovate and rehabilitate existing 
University space. 
 
The two residential complexes would be built on a 26-acre area on CU's North Campus ("Project Site").  The 
Sophomore Site would consist of three residential buildings containing 800 new beds and associated program 
space totaling approximately 299,900-gross-square-feet (“gsf”) and a 1,200-seat, approximately 59,700-gsf 
dining facility.  The Freshman Site would span the City of Ithaca and the Town of Ithaca’s municipal 
boundaries, and consist of three new residential buildings, totaling approximately 401,200-gsf and containing 
1,200 new beds and associated program space.  The residential buildings at these sites would be between two 
and six stories in height.  The Project also includes reorganization of existing parking and vehicular access, 
new pedestrian paths, outdoor plazas, and other landscape amenities. 
 
Smart Growth Impact Assessment:  Have any other entities issued a Smart Growth Impact Statement 
(“SGIS”) with regard to this project?  (If so, attach same).     Yes     No    
 
1. Does the project advance or otherwise involve the use of, maintain, or improve existing infrastructure?  

Check one and describe:   Yes     No     Not Relevant  
 

The Proposed Project would involve the infill development of student housing on the North Campus in the 
City of Ithaca, the Town of Ithaca and the Village of Cayuga Heights.  CU initiated a Housing Master Planning 
process in January 2016 to develop a near and long-term strategy for undergraduate student housing that 
would optimize the University’s student housing portfolio, improve the student experience, support the 
University’s academic mission and support the surrounding community’s goal of providing affordable 
housing.  During the planning process, multiple stakeholders were consulted including students, faculty, staff, 
administrators, local residents and officials from the City and Town of Ithaca, Village of Cayuga Heights and 
Tompkins County.  The additional residence halls to be developed in the North Campus Residential 
Expansion would enable the University to provide more intentional and consistent support during the most 
formative years of the student experience. 
 

                                                 
1 https://www.nysenate.gov/legislation/laws/ENV/A6  
 

https://www.nysenate.gov/legislation/laws/ENV/A6
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2. Is the project located wholly or partially in a municipal center,2 characterized by any of the following:  

Check all that apply and explain briefly: 
 A city or a village 
 Within the boundaries of a generally-recognized college, university, hospital or nursing-home campus 
 Area of concentrated and mixed land use that serves as a center for various activities including, but not 
limited to:  see below 

 Central business districts (i.e., commercial or geographic heart of a city, downtown or “city center) 
 Main streets (i.e., primary retail street of a village, town, or small city)  
 Downtown areas (i.e., city's core, center or central business district)  
 Brownfield opportunity areas (https://www.dos.ny.gov/opd/programs/brownFieldOpp/index.html)  
 Downtown areas of Local Waterfront Revitalization Programs (“LWRPs”) 
(https://www.dos.ny.gov/opd/programs/lwrp.html)  

 Transit-oriented development areas (i.e., areas with access to public transit for residents)   
 Environmental justice areas  (https://www.dec.ny.gov/public/911.html)  
 Hardship areas  

 
The Project Site is located within the City of Ithaca, the Town of Ithaca and a small portion of the Village of 
Cayuga Heights.  The Project Site is fully serviced with municipal infrastructure and public utilities, including 
underground electric and telephone cable. 
            

3. Is the project located adjacent to municipal centers (please see characteristics in question 2, above) with 
clearly-defined borders, in an area designated for concentrated development in the future by a municipal or 
regional comprehensive plan that exhibits strong land use, transportation, infrastructure and economic 
connections to an existing municipal center?  Check one and describe:   Yes   No     Not Relevant 

 
This is not relevant because the project is consistent with criterion 2 above. 

 
4. Is the project located in an area designated by a municipal or comprehensive plan, and appropriately zoned, 

as a future municipal center?  Check one and describe:   Yes   No   Not Relevant 
 
This is not relevant because the project is consistent with criterion 2 above. 

 
5. Is the project located wholly or partially in a developed area or an area designated for concentrated infill 

development in accordance with a municipally-approved comprehensive land use plan, a local waterfront 
revitalization plan, brownfield opportunity area plan or other development plan?  Check one and describe:  

 Yes     No     Not Relevant 
 
The Proposed Project is consistent with existing zoning and projected future land use in this location. In their 
comprehensive plans the City of Ithaca, Town of Ithaca and Village of Cayuga Heights recognize the unique 
land uses and built environment that colleges and universities, and this University in particular, require.  Goals 
LU-3-B and HN-2 of the Town of Ithaca Comprehensive Plan (adopted September 2014), while not specific 
to Cornell University, promote infill development and initiatives that encourage greater housing opportunities.  
The NCRE aligns with these goals.  
 
In addition to the Comprehensive Plan, Tompkins County has endorsed the Tompkins County Housing 
Strategy with the goal of guiding the County toward “meeting its housing needs through 2025.”  To this end, 
there are specific components of the Housing Strategy that are aligned with the both the goals and the 
anticipated results of the NCRE project.  Therefore, the Proposed Project would be consistent with this 
criterion. 

 

                                                 
2 DASNY interprets the term “municipal centers” to include existing, developed institutional campuses such as universities, colleges, and hospitals. 

https://www.dos.ny.gov/opd/programs/brownFieldOpp/index.html
https://www.dos.ny.gov/opd/programs/lwrp.html
https://www.dec.ny.gov/public/911.html
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6. Does the project preserve and enhance the state’s resources, including agricultural lands, forests, surface 
and groundwater, air quality, recreation and open space, scenic areas, and/or significant historic and 
archeological resources?  Check one and describe:   Yes     No     Not Relevant 
 
The Proposed Project would have no impact upon agricultural lands, forests, surface and groundwater, air 
quality, recreation and open space, scenic areas as the development is situated on the existing CU campus, 
devoid of such resources. 
 
The University initiated consultation for the Proposed Project with the New York State Office of Parks, 
Recreation and Historic Preservation (“OPRHP”) on September 11, 2018 (OPRHP Project Review №. 
18PR05934).  OPRHP has opined that the Proposed Project would have no impact on historic structures 
adjacent to the Area of Potential Effect (“APE”).  A Phase I Archeological Review was undertaken for the 
project site.  OPRHP is awaiting submission of that report for its review so consultation can continue.  It is 
the opinion of DASNY that the Proposed Project would have no impact on historical or cultural resources in 
or eligible for inclusion in the National and State Registers of Historic Places. 
 

7. Does the project foster mixed land uses and compact development, downtown revitalization, brownfield 
redevelopment, the enhancement of beauty in public spaces, the diversity and affordability of housing in 
proximity to places of employment, recreation and commercial development and/or the integration of all 
income and age groups?  Check one and describe:   Yes     No     Not Relevant 
 
The Proposed Project would construct a much need residential complex for first and second year students 
on the existing CU campus.  The development would foster compact infill of existing areas on campus and 
provide diversity and affordability of housing for students.  The City center is within walking distance of the 
campus and consists of existing mixed uses.  Therefore, the Proposed Project would be consistent with this 
criterion. 

 
8. Does the project provide mobility through transportation choices, including improved public transportation 

and reduced automobile dependency?  Check one and describe:    Yes   No    Not Relevant 
 

The Proposed Project would not specifically provide for improved public transportation alternatives.  
However, Cornell, the City of Ithaca, and Tompkins County forged a public-private partnership, 
Tompkins Consolidated Area Transit (“TCAT”).  Nearly 75 percent of TCAT’s passenger trips are 
accounted for by the Cornell community.  Cornell provides funding to TCAT to subsidize the cost of 
Cornell’s OmniRide bus pass available to employees and students (first-year students receive a 
complimentary pass and all registered Cornell students can ride TCAT at no fare cost after 6 p.m. 
weekdays and anytime Saturdays and Sundays) as well as to enable Cornell staff and faculty to ride 
TCAT at no fare cost within designated routes on and near campus.  Cornell reaffirmed its support of 
TCAT through June 2021.   
Cornell is an active participant with the Ithaca-Tompkins County Transportation Council (ITCTC) in 
regional transportation planning.  Efforts are underway to enhance existing community park-and-ride 
lots served by public transit, and to site new locations for additional community park-and-rides. 

 
9. Does the project demonstrate coordination among state, regional, and local planning and governmental 

officials?3  Check one and describe:   Yes     No     Not Relevant 
 

The Proposed Project involved State Environmental Quality Review (“SEQR”) coordination between the City 
of Ithaca Department of Planning and Economic Development (City Planning Board) which acted as lead 
agency and the Town Planning Board, Village Planning Board, DASNY, the NYS Department of 
Environmental Conservation (“NYSDEC”), and the Tompkins County Department of Health.  Therefore, the 
Proposed Project would be consistent with this criterion. 

 
10. Does the project involve community-based planning and collaboration? 

Check one and describe:   Yes     No     Not Relevant 
                                                 
3 Demonstration may include State Environmental Quality Review [“SEQR”] coordination with involved and interested agencies, district formation, 
agreements between involved parties, letters of support, State Pollutant Discharge Elimination System [“SPDES”] permit issuance/revision notices, etc.   
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The Proposed Project involved extensive community-based planning and collaboration.  As previously noted, 
during the planning process, multiple stakeholders were consulted including students, faculty, staff, 
administrators, local residents and officials from the City and Town of Ithaca, Village of Cayuga Heights, and 
Tompkins County.  Coupled with the coordinated SEQR effort, the project involved significant community-
based planning and collaboration.  Therefore, the Proposed Project would be consistent with this criterion. 
 

11. Is the project consistent with local building and land use codes? 
Check one and describe:   Yes      No     Not Relevant 

 
The Proposed Project would meet all appropriate codes.   The Proposed Project would conform to the New 
York State Uniform Fire Prevention and Building Code and the New York State Energy Conservation 
Construction Code.  Land use pattern would not be affected.  Therefore, the Proposed Project would be 
generally supportive of this criterion. 

 
12. Does the project promote sustainability by strengthening existing and creating new communities which 

reduce greenhouse gas emissions and do not compromise the needs of future generations?  Check one and 
describe:   Yes     No     Not Relevant 

 
The Proposed Project would involve the construction of new dormitory facilities and associated uses on the 
existing campus.  The proposed construction would include energy efficiency measures to promote 
sustainability goals.  Reducing carbon emissions to zero is an ambitious goal, and requires extraordinary 
measures, but the University is making steady progress in the right direction. Cornell has taken broad actions 
that reduced campus Greenhouse Gas (GHG) emissions by over 36-percent compared to a 2008 baseline 
and by nearly 50% compared to a 1990 baseline. Meanwhile, Cornell has begun integrating renewables into 
the energy mix and plans to achieve 100-percent renewable energy.  These collective actions are significant 
steps forward and have established Cornell as a national leader among universities that have committed to 
carbon neutrality.  Therefore, the Proposed Project would be consistent with this criterion.   
 

13. During the development of the project, was there broad-based public involvement?4 
Check one and describe:   Yes     No     Not Relevant 
 
As noted above, the City Planning Board conducted a coordinated SEQR process for the Proposed Project 
with involved agencies and interested parties, including DASNY, OPRHP, the Town of Ithaca Planning Board, 
the Village of Cayuga Heights Planning Board, NYSDEC, and the Tompkins County Department of Health.  
The Proposed Project also involved community-based planning and collaboration as noted above.  
Therefore, the Proposed Project would be consistent with this criterion.   

 
14. Does the Recipient have an ongoing governance structure to sustain the implementation of community 

planning?  Check one and describe:   Yes     No     Not Relevant 
 

The City of Ithaca, the Town of Ithaca and the Village of Cayuga Heights maintain independent governance 
structures to support the development and implementation of capital projects throughout their respective 
communities.  Therefore, the Proposed Project would be consistent with this criterion.   

 
15. Does the project mitigate future physical climate risk due to sea level rise, and/or storm surges and/or 

flooding, based on available data predicting the likelihood of future extreme weather events, including hazard 
risk analysis data if applicable?  Check one and describe:   Yes    No     Not Relevant 
 
The Project Site is not within a designated floodway or in the 100-year or 500-year floodplains.  Cornell is an 
established national leader among universities that have committed to carbon neutrality, committed to 
mitigating future physical climate risk.  Therefore, the Proposed Project would be consistent with this criterion.   

 
 

                                                 
4 Documentation may include SEQR coordination with involved and interested agencies, SPDES permit issuance/revision notice, approval of Bond 
Resolution, formation of district, evidence of public hearings, Environmental Notice Bulletin [“ENB”] or other published notices, letters of support, etc. 
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DASNY has reviewed the available information regarding this project and finds:  
 

 The project was developed in general consistency with the relevant Smart Growth Criteria. 
 The project was not developed in general consistency with the relevant Smart Growth Criteria. 
 It was impracticable to develop this project in a manner consistent with the relevant Smart Growth Criteria 

for the following reasons:             
                

 
ATTESTATION 
 
I, President of DASNY/designee of the President of DASNY, hereby attest that the Proposed Project, to the 
extent practicable, meets the relevant criteria set forth above and that to the extent that it is not practical to meet 
any relevant criterion, for the reasons given above. 
 
 
           
Signature/Date 
 
Robert S. Derico, R.A., Acting Director, Office of Environmental Affairs  
Print Name and Title 
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