TOWN OF ITHACA PLANNTNG BOARD
Shirley A. Raffensperger Board Room, Town Hall
215 North Tioga Street
Ithaca, New York 14850
Tuesday, January 19, 2021
Because of the Novel Coronavirus (COVID-19), the Town of Ithaca Planning Board Meeting scheduled
for January 19, 2021 will be held electronically via Zoom, instead of a public meeting open for the
public to attend in person. Members of the public may listen to (call in on cell or landline: (929) 4362866 and enter the Meeting ID: 675 059 3272) or view (by computer go to https://zoom.us/, click on
“Join A Meeting” and enter the Meeting ID: 675-059-3272) the Board meeting through Zoom.
AGENDA
7:00 P.M.

SEQR Determination: Modification of Planning Board Condition (116 Woolf Lane).

7:00 P.M.

PUBLIC HEARING: Consideration of a modification of a Planning Board condition for the
proposed construction of a garage located at 116 Woolf Lane, Town of Ithaca Tax Parcel
No. 23.-i -11.122, Medium Density Residential Zone. The proposal involves construction of
a two-car garage within the required 30’ front-yard buffer. The buffer was required as part
of the Westwood Hills Clustered Subdivision that was approved in 1987. Maria Wolfe,
Owner/Applicant.

3.

Nomination and Election of Vice-Chairperson for 2021.

4.

Persons to be heard

5.

Approval of Minutes: December 1,2020

6.

Other Business

7.

Adjournment
Susan Ritter
Director of Planning
273-1747

NOTE: IF ANY MEMBER OF TIlE PLANNING BOARD IS UNABLE TO ATTEND, PLEASE NOTIFY
SANDY POLCE AT 273-1747 or SPOLCEiiTOWN.ITIIACA.NY.US.
(A quorum of four (4) members is necessary to conduct Planning Board business.)
Accessing Meeting Materials Online
Site Plan and Subdivision applicntions and associated project materials are accessible electronically on the Town’s website
under “Planning Board” on the “Meeting Agendas” page (http:/fwww.tnwn.ithaca.ny.us/meeiing-aendns).

TOVN OF ITHACA PLANNING BOARD
NOTICE OF PUBLIC HEARINGS
Tuesday. January 19,2021
By direction of the Chairperson of the Plarming Board, NOTICE IS HEREBY GWEN that a Public Hearing
will beheld electronically by the Planning Board of the Town of Ithaca on Tuesday, January 19, 2021, at the
following time and on the following matter:
7:00 P.M.

Consideration of a modification of a Planning Board condition for the proposed construction
of a garage located at 116 Woolf Lane, Town of Ithaca Tax Parcel No. 23.-I-I 1.122, Medium
Density Residential Zone. The proposal involves construction of a two-car garage within the
required 30’ front-yard buffer. The buffer was required as part of the Westwood Hills
Clustered Subdivision that was approved in 1987. Maria Wolfe, Owner/Applicant.

Because of the Novel Coronavirus (COVD-19), the Town of Ithaca Planning Board Meeting scheduled for
January 19, 2021 will be held electronically via Zoom, instead of a public meeting open for the public to attend
in person. Members of the public may listen to (call in on cell or Iandline: (929) 436-2866 and enter the Meeting
ID: 675 059 3272) or view (by computer go to https://zoom.us/, click on “Join A Meeting” and enter the
Meeting ID: 675-059-3272) the Board meeting through Zoom.
Said Planning Board will at said time and said place hear all persons in support of such matters or objections
thereto. Persons may appear by agent or in person. Individuals with visual impairments, hearing impairments
or other special needs, will be provided with assistance as necessary, upon request. Persons desiring assistance
must make such a request not less than 48 hours prior to the time of the public hearing.
Susan Ritter
Director of Planning
273-1747
Dated: Friday, January II, 2021
Publish: Wednesday, January 13, 2021

PLANNING DEPARTMENT MEMORANDUM
To:
From:
Date:

Planning Board Members
Christine Balestra, PIannercS
January 12, 2021

RE:

116 Woolf Lane Garage

—

Modification of Planning Board Condition

Please find enclosed materials related to the consideration of a modification of a Planning Board
condition for the proposed construction of a garage located at 116 Woolf Lane, Town of Ithaca Tax
Parcel No. 23.-1-11.122, Medium Density Residential Zone. The proposal involves construction of a
two-car garage within the required 30’ front-yard buffer. The buffer was required as part of the
Westwood Hills Clustered Subdivision that was approved in 1987.
History
The Westwood Hills Subdivision was approved by the Planning Board in October 1987 (copy of
adopted resolution attached). Condition 2(b) of the resolution of approval required a 30-foot buffer
zone along the entire perimeter of the subdivision. This buffer was also more generally required by
the cluster provisions in the Town Subdivision Regulations. The approved plat included a cluster
layout with groups of three homes in each cluster, with shared driveways between the homes. In
addition to the 30-foot buffer zone around the perimeter of the subdivision, the project also included
a 15-foot buffer along the side lot lines (when not located on the perimeter of the subdivision). The
attached aerial map shows the cluster pods of the subdivision surrounded by large-lot, conventional
suburban/rural residential development on Woolf Lane.
Approximately 10 years after the Westwood Hills Subdivision was approved, a resident requested
relief from the buffer requirement because it was discovered that the deck on their home was
constructed 2+!- feet within the 30-foot perimeter buffer. At that point, it was determined by the
Attorney for the Town and the Director of Code Enforcement to require Planning Board approval for
requests to encroach into the required buffer, since the buffer and setback provisions were
specifically set by the Planning Board in the approval of the Westwood Hills subdivision (this would
have otherwise been a variance procedure by the Zoning Board).
Over the years, the Planning Board has considered at least three requests to encroach into the
required buffer established by condition 2(b) and by the subdivision regulations. The requests have
been for structures encroaching between 2 and 20 feet into the buffer zone. Not all the requests
were approved there was a pool that was denied because it encroached 27 feet into the buffer,
essentially eliminating the buffer completely. The property owner instead purchased additional land
from an adjacent neighbor so the pool could be constructed outside of the required buffer.
—

Proposal
The home at 116 Woolf Lane was constructed in 199]. There have been no additions other than a
small front porch that was added to the home in 2006. The proposed garage will be one-story and
will encroach approximately 16+!- feet (possibly up to 20 feet, depending on NYS Building Code
requirements) into the 30-foot buffer in the front of the property. It appears from the survey map

and aerial location map that the proposed location is the only practical one for the garage, given the
layout of the property and the location of neighboring homes. There is an existing hedge along the
frontage of the property that will serve to screen the proposed garage from those traveling along
Woolf Lane. Additionally, the applicant states that she will install landscaping around the garage to
further soften the aesthetic impact on neighbors to the west.
As noted in the attached environmental review, Woolf Lane is a very low volume, internal suburban
road and the proposed garage will face an internal driveway off Woolf Lane. There will be no
increase in traffic and no curb cuts, so the project will not impact traffic. There are also no slopes,
wetlands, archaeological or historic resources or other sensitive environmental characteristics on the
property that would be affected by the proposal. The only potential environmental consideration
associated with the project is related to drainage/stormwater management, due to the slight increase
in impervious surface. The Town Engineer has reviewed the plans for the garage and has no concerns
regarding stormwater management. The proposal includes perforated drainpipes around the garage,
which will be reviewed by the Engineering and Codes Departments as part of the building permit
process.
Along with the application materials, the enclosures include a completed environmental assessment,
pictures of the property, aerial location map, and draft resolutions for the board to consider. The
enclosed draft resolution of approval contains a suggested condition that no further encroachment
into the buffer shall be permitted.
Please contact me at (607) 273-1747 oratcbalestra@town.ithaca.ny.us if you have any questions.
AU.
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TOWN OF ITHACA
PLANNING

Dear Planning Board member5,

This cover letter supports my application to build a detached two-car garage
(24’X24’) on my property at
116 Woolf Lane, Ithaca, NY (Lot 9, tax map number 23.-1-11.122). The garage
will be one-story, with one
window on each side to look aesthetically appealing for the view from
the road. The site around the
garage will also be landscaped.
As the site plan prepared by Shelve Land Surveying demonstrates, the
garage is planned to be built at
the south-west side of my house. The proposed garage plan shows encroa
chment within the 3D-ft buffer
by 16.3’ (up to 20’ if required by building code to have the house and detach
ed garage be 4’ apart). This
encroachment cannot be avoided, as this is the closest position to the
house the garage can be built.
Placing the garage fully within the parcel without any encroachment (behin
d the house, at the west
side) will position it basically in the middle of my backyard. It would also
require building an extensive
driveway, create awkward and difficult access to the garage, and place
the garage closer to the
neighbors’ property line to the west. Moreover, a more extensive drivew
ay area in this case may create
drainage issues, as there will be more impervious surface.
Similarly, the garage cannot be placed at the north or north-west side
of the house. In this case, the
garage driveway would have to run through the neighboring plot (Lot 8, 118
Woolf Lane).
The proposed garage is placed to avoid blocking access to Woolf Lane
and is set 13.7’ from the street
line shown on the survey. Please note that just south of the street line
is a row of hedges and a drainage
ditch that abuts the paved road surface. The proposed garage will not
obstruct access for municipal
vehicles in case any work needs to be done on Woolf Lane or the side
ditch.
The garage construction will include appropriate grading and addition
of perforated pipes along the
garage perimeter to facilitate drainage.
Additionally, the proposed garage is planned carefully not to obstru
ct a street view for the neighboring
houses. Both Jim Sanders (120 Woolf Lane, Lot 7), and Dan Tasma
n and Deborah Bearman (118 Woolf
Lane, Lot 8) in5pected the site plan as prepared by Sheive Land Survey
ing and expressed their verbal
agreement with the proposed garage placement.
Within our clustered subdivision, there are other houses with garage
s and other structures that also
encroach within the 30-ft buffer from Woolf Lane similar to
my proposed construction. Therefore, I
hope that this is not an unusual request. I appreciate your review
and consideration.
Best,
—

Maria Wolfe

PROPOSED RESOLUTION:

SEQR
Modification of Planning Board Condition 2(b)
116 Woolf Lane
Tax Parcel No. 23.-1-11.122
Town of Ithaca Planning Board, January 19, 2021

WHEREAS:
1. This action is Consideration of a modification of a Planning Board condition for the proposed
construction of a garage located at 116 Woolf Lane, Town of Ithaca Tax Parcel No. 23.-i11.122, Medium Density Residential Zone. The proposal involves construction of a two-car
garage within the required 30’ front-yard buffer. The buffer was required as part of the
Westwood Hills Clustered Subdivision that was approved in 1987. Maria Wolfe,
Owner/Applicant;
2. This is an Unlisted for which the Town of Ithaca Planning Board is the lead agency in the
environmental review with respect to the proposed subdivision condition modification;
3. The Planning Board, in granting Final Subdivision Approval for the Westwood Hills Subdivision,
on October 6, 1987, imposed certain conditions of approval, including Condition 2(b) that
states there be at least a 30 foot wide buffer zone along the entire perimeter of the property;
and the applicant has submitted a request to construct a garage that encroaches 16+ feet into
the 30-foot buffer;
4. The Planning Board, on January 19, 2021, has reviewed and accepted as adequate a Short
Environmental Assessment Form Part 1, prepared by the applicant, Parts 2 and 3 prepared by
planning staff, a narrative, a survey entitled “Site Plan, No. 116 Woolf Lane, Town of Ithaca,
Tompkins County, New York,” prepared by Sheive Land Surveying and dated 12/18/2020, and
other application materials; and
5. The Town Planning staff has recommended a negative determination of environmental
significance with respect to the proposed subdivision condition modification;
NOW THERLFORE BE IT RESOLVED:
That the Town of Ithaca Planning Board hereby makes a negative determination of environmental
significance in accordance with Article 8 of the Environmental Conservation Law and 6 NYCRR Part
617 New York State Environmental Quality Review for the above referenced action as proposed,
based on the information in the Short EAF Part 1 and for the reasons set forth in the Short EAF
Parts 2 and 3, and, therefore, an Environmental Impact Statement will not be required.

Short Environmental Assessment Form
Part 1 Project Information

RECEIVED
DEC 28 2v2u

-

TOWN OF ITHACA
PL4NNING

Instructions for Completin2

Part I Project Informalion. The applicant or project sponsor is responsible for the completion of Part I. Responses become part of the
application for approval or funding, are subject to public review, and may be subject to further verification. Complete Pan I based on
information currently available. If additional research or investigation would be needed to fully respond to any item, please answer as
thoroughly as possible based on current information.
—

Complete all items in Part I. You may also provide any additional information which you believe will be needed by or useful to the
lead agency; attach additional pages as necessary to supplement any item.
Part 1— Project and Sponsor Information
ango. Mono wo1iofS

Name of Action or Project:

u._tocki_

cj

€
Project Location (describe, and attach a location map):
116 Woolf Lane, Ithaca, NY

Brief Description of Proposed Action:
Build 24’X24’ detached Iwo-car garage adjacent to my house at 116 Woolf Lane.

Name of Applicant or Sponsor:

Telephone: 3472680677

Maria Wolfe

E-Mail: mw555@cornell.edu

Address:
116 Woolf Lane
City/PO:
Ithaca

State:
New York

Zip Code:
14850

I.

Does the proposed action only involve the legislative adoption ofa plan, local law, ordinance,
administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that
may be affected in the municipality and proceed to Pan 2. lfno, continue to question 2.

NO

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO

0e-0

3.

a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

4.

Check all land uses that occur on, are adjoining or near the proposed action:

5.

C Urban C
C Forest
LJ Parkland

Rural (non-agriculture)
Agriculture

C
C

Industrial
Aquatic

C
LD

Commercial

D

p.cN-d- /&.ptp

0.28 acres
0.0006 acres
0.28 acres

FL

Residential (suburban)

Other(Specify):
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YES

SEAF 2019

YES

5.

6.

Nö

Is the proposed action,
a.

A permitted use under the zoning regulations?

b.

Consistent with the adopted comprehensive plan?

YES

EEl

D

Is the proposed action consistent with the predominant character of the existing built or natural landscape?

N/A

NO

-

YES

D
7.

Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

NO

YES

NO

YES

If Yes, identify:

8.

a.

Will the proposed action result in a substantial increase in traffic above present levels?

b.

Are public transportation services available at or near the site of the proposed action?

Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?
Does the proposed actioTkSee r exceed the state energy code requirements?

D
tEl

c.

9.

NO

YES

If the proposed action will exceed requirements, describe design features and technologies:

D
10. Will the proposed action connect to an existing public/private water supply?

NO

YES

NO

YES

lfNo, describe method for providing potable water:
N/A
II. Will the proposed action connect to existing wastewater utilities?
If No, describe method for providing wastewater treatment:

0

N/A
12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
which is listed on the National or State Register of Historic Places, or that has been determined by the
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the
State Register of Historic Places?

NO

YES

I

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?
13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identil3i the wetland or waterbody and extent of alterations in square feet or acres:

Page 2 ol 3

NO

YES

LI

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check alL that apply:

C Shoreline
QWetland

Q

Forest

AgriculturaL/grasslands

Urban

Suburban

Q

Early mid-successional

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO

YES

16. Is the project site located in the 100-year flood plan?

NO

YES

D
YES

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,
a.

Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:

IS. Does the proposed action include construction or other activities that ‘could result in the impoundment of water
or other liquids (e.g., retention pond, waste lagoon, dam)?
If Yes, explain the purpose and size of the impoundment:

i:zi

D D
D E
NO

YES

D
.1.9. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?
If Yes, describe:

NO

YES

20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe:

NO

YES

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF
MY KNOWLEDGE
Applicant/sponsor/name: Maria Wolfe
Signature:

Date: 12/28/2020

71%Z4%a-

PRINT FORM

Title:______________________________________
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Agency Use Only III applicablel
Lane Modification of PB Cond
Project:
Date:

I’uia

19, 2021

Short Environmental Assessment Form
Part 2 Imp act Assessment
-

Part 2 is to he completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part I and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”

No, or
small
impact
may
occur
I.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

2.

Will the proposed action result in a change in the use or intensity of use of land?

3.

Will the proposed action impair the character or quality of the existing community?

4.

Will the proposed action have an impact on the environmental characteristics that caused the
establishment ofa Critical Environmental Area (CEA)?

5.

Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

6.

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy_opportunities?

7.

Will the proposed action impact existing:
a. public / private water supplies?

V

D

D
El

b. public / private wastewater treatment utilities?
8.

Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9.

Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?
I I. Will the proposed action create a hazard to environmental resources or human health?

PRINT FORM
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Moderate
to large
impact
may
occur

v

v

El

Agency Use Only

LII applicable]

Project:IWOOIf Ln Mod PB cond
Date:

IJanuary 19, 2021

Short Environmental Assessment Form
Part 3 Determination of Significance
For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting,
probability of occurring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for shortterm, long-term and cumulative impacts.
The project involves constructing a 24’ by 24’, one-story, two-car garage at 116 Woolf Lane, which contains a single
family residence located within the Westwood Hills clustered subdivision. The proposed garage will encroach into
the 30-foot buffer that was required by the original subdivision resolution (condition 2b) and also by the provisions of
the Town of Ithaca Subdivision Regulations.
The intensity of the use of land will not change, as the garage is an accessory structure associated with a residential
use; and it’s construction will not intensify the use of the land as a residential use. Similarly, the proposal will have
no impact on the character of the community. The property is located within a neighborhood of single-family homes
with attached and detached garages, including some that also received approval to encroach into the required
buffer.
The proposed garage will be designed to have a window that faces the street and landscaping around it, to mitigate
negative aesthetic impacts on the adjacent neighbors and those traveling along Woolf Lane. There is an existing
hedge along the property on Woolf Lane that will also serve to screen the garage from the road. The proposal will
have no affect on traffic, as the garage will not increase the number of cars traveling on Woolf Lane or other roads
nearby. Also, the garage will be situated such that cars will back out onto an interior shared driveway and not directly
onto Woolf Lane.
There is a very small stream located behind the property that is not regulated by the NYS DEC or the Town’s Stream
Setback Law. The proposed garage will have no affect on the stream. However, to mitigate any possible stormwater
management impacts, the project includes the installation of perforated pipes along the perimeter of the garage. The
Town Engineering Department has indicated that they do not have concerns related to stormwater management.
There are no slopes, wetlands, threatened or endangered species, areas of historic or archaeological significance,
Unique Natural Areas, or other environmentally sensitive characteristics associated with the project. The project is
not expected to create the potential for short-term, long-term or cumulative environmental impacts.

D

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.
Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.
Town of Ithaca Planning Board
Name of Lead Agency
Liebe Meier Swain

Date
Chair

Print or Type Name of Responsible Officer in Lead Agency
Signature of Responsible Officer in Lead Agency

PRINT FORM

,onsible Officer
Signature of Preparer (if different from Responsible Officer)
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EAF Mapper Summary Report

Disclaimer: The EAF Mapper is a screening tool Intended to assist
project sponsors and reviewing agencies in preparing an environmental
23.-i-il 1 assessment form (EAF), Not all questions asked In the EAF are
\_
answered by the EAF Mapper. Additional Information on any EAF
question can be obtained by consulting the EAF Workbooks. Although
23-1-11.119
the EAF Mapper provides the most up-to-date digital data available to
23 -t-T1 112
.DEC. you may also need to contact local or other data sources in order
to obtain data not provided by the Mapper. Digital data Is not a
,._r
substitute for agency determinations.
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Part 1 I Question 7 [Critical Environmental
Area]

No

Part I/Question 12a [National or State
Register of Historic Places or State Eligible
Sites]
Part 1 / Question 12b [Archeological Sites]

No

Part 1/Question 13a [Wetlands or Other
Regulated Waterbodies]
Part 1 / Question 15 [Threatened or
Endangered Animal]

No

Part I / Question 16 [100 Year Flood Plaini

Digital mapping data are not available or are incomplete. Refer to EAF
Workbook.

Part I / Question 20 [Remediation Site]

No

Short Environmental Assessment Form

8ot

,r-Pridence

No

No

-

EAF Mapper Summary Report

I

PROPOSED RESOLUTION:

Modification of Planning Board Condition 2(b)
116 Woolf Lane
Tax Parcel No. 23.-1-11.122
Town of Ithaca Planning Board, January 19, 2021

WHEREAS:
1. This action is Consideration of a modification of a Planning Board condition for the proposed
construction of a garage located at 116 Woolf Lane, Town of Ithaca Tax Parcel No. 23-1-11.122,
Medium Density Residential Zone. The proposal involves construction of a two-car garage within
the required 30’ front-yard buffer. The buffer was required as part of the Westwood Hills
Clustered Subdivision that was approved in 1987. Maria Wolfe, Owner/Applicant;
2. This is an Unlisted for which the Town of Ithaca Planning Board, acting as lead agency in the
environmental review with respect to the proposed subdivision condition modification, has, on
January 19, 2021, made a negative determination of environmental significance, after reviewing
and accepting as adequate a Short Environmental Assessment Form Part 1, prepared by the
applicant and Parts 2 and 3, prepared by planning staff;
3. The Planning Board, in granting Final Subdivision Approval for the Westwood Hills Subdivision, on
October 6, 1987, imposed certain conditions of approval, including Condition 2(b) that states
there be at least a 30 foot wide buffer zone along the entire perimeter of the property; and the
applicant has submitted a request to construct a garage that encroaches 16+ feet into the 30-foot
buffer; and
4. The Planning Board, on January 19, 2021, has reviewed and accepted as adequate a narrative, a
survey entitled “Site Plan, No. 116 Woolf Lane, Town of Ithaca, Tompkins County, New York,”
prepared by Sheive Land Surveying and dated 12/18/2020, and other application materials;
NOW THEREFORE BE IT RESOLVED:
1. That the Planning Board hereby waives certain requirements for modification of this subdivision
approval, as shown on the Preliminary and Final Subdivision Checklists, having determined from
the materials presented that such waiver will result in a significant alteration of neither the
purpose of subdivision control nor the policies enunciated or implied by the Town Board; and
2. That the Planning Board hereby grants the requested modification from condition 2(b) of the
previously approved Westwood Hills Subdivision, to allow the proposed garage at 116 Woolf Lane
to encroach 16 feet (up to 20 feet, if required by NYS Building Code) within the required 30-foot
buffer, as shown on the survey listed in Whereas #4 above, subject to the following condition:
a.

No further encroachment into the required 30-foot buffer shall be permitted.
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Off Woolf Lane
WESTWOOD HILLS
Timothy Ciaschi
Final Subdivision Approvals
21—Unit Clustered Subdivision, and, a Two—Lot Subdivision
Planning Board, October 6, 1987
—

-

*

*

ADOPTED RESOLUTION:

MOTION by Mr.

**

*

*

**

*

*

**

*

*

**

*

*

*

**

Of f Woolf Lane
“Westwood Hills’
Timothy Cia schi
Final Subdivision Approval
21 —Unit Clustered Subdivision, and,
a Two-Lot Subdivision
Planning Board, October 6, 1987
-

David Klein, seconded by Mr. James Baker:

WHEREAS:

—

1.

This action is the Consideration of Final Subdivision Approval
for the subdivision of a 1.02 acre parcel (a.k.a. Town of Ithaca
Tax Parcel No. 6—23—1—11.113) from Town of Ithaca Tax Parcel No.
6—23—1—11.112
originally),
acres
FURTHER,
(24.07
AND
Consideration of Final Subdivision Approval for
a proposed
21—unit, single—family, detached, clustered subdivision, proposed
to be located on a portion of Town of Ithaca Tax Parcel No.
6—23—1—11.112 located off Woolf Lane.

2.

This is an Unlisted Action for which the Planning Board, acting
as
Lead Agency
for
environmental
review,
made
a negative
determination
environmental
significance,
of
certain
with
conditions, on July 21, 1987.

3.

The Planning Board, at a Public Hearing on October
reviewed the following material:

6,

1987,

has

“Westwood Hills Residential Subdivision
Phase
Final Plat
One”, by T.G. Miller Associates P.C., dated September
11, 1987, revised through September 24, 1987.
“Westwood Hills Residential Subdivision
Sheet 1: General
Plan of Proposed Road, Sewer, Water & Drainage;
Sheet
2: Proposed Road, Sewer and Water Construction;
Sheet
3: Construction Details”, by T.G. Miller Associates
P.C., dated August 31, 1987, revised through September
24, 1987.
—

—

—

—

—

THEREFORE,

IT IS RESOLVED:

1.

That the Planning Board waive and hereby does waive cert
requirements for Final Subdivision Approval, having determi
from the materials presented that such waiver will result
neither a significant alteration of the purpose of subdivis
control nor the policies enunciated or implied by the Town Boa

2.

That

the

Planning

Board

grant

and

hereby

does

grant

Fi

-2-

WESTWOOD HILLS
Off Woolf Lane
Timothy Ciaschi
Final Subdivision Approvals
21—Unit Clustered Subdivision, and, a Two—Lot Subdivision
Planning Board, October 6, 1987
—

—

Subdivision Approvals to the subdivisions as herein proposed,
with the following conditions imposed as conditions of further
project implementation:
a.

That a final subdivision plat suitable for filing at the
Tompkins County Clerk’s Office and including bearings and
dimensions of each of 21 lots be submitted for approval by
the Town Engineer and Town Attorney,

b.

That such plat be revised
along the entire perimeter
the public open space,

c.

That an agreement be executed between the Town of Ithaca and
the developer pertaining to the design and development of
site
improvements including water and sewer mains
and
streets, substantially as described in a draft agreement
currently under review by the Town,

d.

That the final landscape working drawings include adequate
vegetation conservation and
revegetation to buffer
the
project site from adjacent properties, and that such plan
and installation be subject to the approval of the Town
Planner,
and that landscaping be installed around each
cluster, substantially as delineated “Typical Planting Plan”
as shown on the plan entitled, “Westwood Hills Residential
Final Flat
Phase One”, by T.G. Miller
Subdivision
Associates P.C., dated September 11, 1987,
—

Aye
Nay

—

-

to show a
except the

30—foot
portion

buffer zone
adjacent to

—

e.

That
the
1.7
acre
public
parkland
depicted
on
the
Subdivision Plan is being donated by the Owner to the Town
of Ithaca.
Subsequent development, at the pleasure of the
Planning Board, shall be required to provide up to ten per
cent (10%) of any future developed area as open space or
parkland,

f.

That a deed and title abstract for such area be presented to
and approved by the Town Board and Town Attorney before a
building permit on any lot be issued,

g.

That the restrictive covenants be extended to thirty years.

h.

That the installation of all storm drainage improvements be
subject to the approval of the Town Engineer.

May, Baker, Grigorov, Langhans, Klein, Kenerson, Lesser.
None.

CARRIED UNANIMOUSLY.
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