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BUILDING CODE ANALYSIS

APPLICABLE CODES

BUILDING CODE OF NEW YORK STATE

EXISTING BUILDING CODE OF NEW YORK STATE
MECHANICAL BUILDING CODE OF NEW YORK STATE
ELECTRICAL BUILDING CODE OF NEW YORK STATE
PLUMBING BUILDING CODE OF NEW YORK STATE
ENERGY CONSERVATION CODE OF NEW YORK STATE
NATIONAL ELECTRICAL CODE / NFPA 70

LIFE SAFETY NFPA 101
ELECTRICAL ASHRAE 90.1, 2007
ENERGY ASHRAE 90.1, 2007

ACCESSIBILITY ICC/ANSI A117 .1

BUILDING AREA

Area Allowable Actual

First Floor 24,000 SF 7,434 SF
Second Floor 24,000 SF 7,040 SF
Third Floor 24,000 SF 7,040 SF
Fourth Floor 24,000 SF 7,040 SF
Fifth Floor 24,000 SF 6,698 SF

ALLOWABLE HEIGHT 5 Stories (504.2)

USE AND OCCUPANCY CLASSIFICATION
Occupancy B - Business
M - Mercantile
A-2 Restaurant
R-2 Residential

Required Actual
Travel Distance 300 86 feet
Exits 2req'd > than 2
Corridor Width 44" 60"
Allowable Floor Area 24,000SF 7,434 Sf
Dead Ends 20 feet 15 feet
Door Width 36 inches 36 inches
Common Path of Travel 300 feet 54 feet
FIRE RESISTANT REQUIREMENTS
Construction Classification: [IB (Existing Building)

lIA (New Building)

Structural Frame 0 - Hour
Floor Construction 0 - Hour
Bearing Walls (Interior/ Exterior) 0 - Hour
Roof Construction 0 - Hour
Nonbearing Interior Walls/ Partitions 0 - Hour
Nonbearing Exterior Walls 0 - Hour
Separation Between R-2 and A-2 Occupancy 0 - Hour

SEISMIC DESIGN

Seismic Design Category "B"
Seismic Importance Factor 1.5
Seismic Component Importance Factor

Life Safety Elements 1.5

FIRE PROTECTION
Refer to Drawings

ZONING ANALYSIS - 700 Cascadilla Street, WEDZ - 1A
555 North Fulton Street WEDZ - 1A
621 Cascadilla Street, WEDZ - 1B

PROPOSED USE
RESIDENTIAL (R-2)

Multiple Dwelling Units/ Apartments
Parking Lot

BUSINESS (B) Business Professional Offices

Parking Lot

MERCANTILE (M) Retail, Parking Lot

ASSEMBLY (A-2)
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Restaurant, Parking Lot

PERMITTED PRIMARY USES - WEDZ-1A

Parking Lot

Recreational or Cultural Facility

Public Recreation

Boatel

Sales or Storage of Marine Related Equipment
Light Manufacture of Marine Related Equipment
Gasoline Station

Parking Garages

Motor Vehicle Sales and Service

Printing, Heating, Welding, Air Conditioning
Plumbing or Similar Shop

Retail Store or Commercial Facility

Restaurant, Fast Food Establishment, Tavern, Club Location or
Private Social Center

Confectionary, Millinery, Dress Making and other Activities involving
light hand fabrication

Theater, Bowling Alley, Auditorium or Similar place of Public
Assembly

Hotel, Motel

Funeral Home or Mortuary

Business or Professional Offices

Bank or Monetary Institution

Office of Government

Public, Private or Parochial School

One Family Detached, Semi Detached or Attached Dwelling or Two
Family Dwelling

Multiple Dwelling Unit

Room or Boarding House

Cooperative Household

Fraternity, Sorority or Group House

Townhouse or Garden Apartment Housing

Nursery School, Nursing Convalescent or Rest Home

One Family Detached or Semi-Detached Dwelling Occupied by
Individual Family or Functional Family plus not more than two
unrelated occupants.

Two Family Dwelling each unit of which may be occupied by an
individual or family plus not more than two unrelated occupants per
unit.

One Family Detached Dwelling occupied by one family or owner
occupied plus not more than two unrelated occupants.

Church and Related Buildings

Public Park or Playground

Library

Fire Station

PERMITTED PRIMARY USES - WEDZ-1B

One family detached, semi-detached, or attached dwelling, or two-
family dwelling

Churches and related buildings

Public park or playground

Library, fire station

Multiple dwelling

Rooming or boarding houses

Cooperative household

Fraternity, sorority, or group house

Dormitory

Townhouse or garden apartment housing

Nursery school, child day care center, group Adult Day Care
Nursing, convalescent, or rest home

Funeral home or mortuary

Business or professional office

Bank or monetary institution

Office of government

Retail store or service commercial facility

Restaurant, fast food establishment, tavern

Club, lodge, or private social center

Confectionary, millinery, dressmaking, and other activities involving
light hand work as well as sales

Theater, bowling alley, auditorium or other similar place of public
assembly

Hotel, motel 5

OFF STREET PARKING REQUIREMENTS: None

OFF STREET LOADING REQUIREMENTS: None

MINIMUM LOT SIZE: 700 Cascadilla St.

Allowable: Actual

30,000 SF 21,000 SF

WIDTH IN FEET AT STREET LINE:

Allowable: Actual

30" Minimum 225'

MAXIMUM BUILDING HEIGHT:

5 Stories 5 Stories

MAXIMUM LOT COVERAGE:

Allowable: Actual

90% 35%

SETBACKS Allowable Actual

Front None

One Side: None

Other Side: None

Rear: 10" Minimum 131 feet
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Project Description
Purity Project — 700 Cascadilla Street, 555 North Fulton Street Parking
Lot and 621 Cascadilla Street Parking Lot - City of Ithaca

Site Narrative:

The project involves the demolition of a portion of the existing concrete masonry unit and steel framed
building on the existing Purity Ice Cream site located at 700 Cascadilla Street. The original front section of
the building will be retained. The site will be redeveloped to include an asphaltic and gravel base parking lot
with granite curbing. The existing curb cut into the site from Meadow St. will be reduced from the present
51-foot wide approach to a 24-foot wide approach/drive lane to facilitate a more defined entry to the parking
lot. This will increase street parking by approximately two cars. We are providing a one-way entrance from
Fulton Street. This one-way entrance vastly improves traffic flow into the site and eliminates the possibility
for vehicles to cross Fulton Street against the one-way traffic to the gas station located on the opposite side
which is a common occurrence. We have had favorable discussions with the New York State Department of
Transportation (NYSDOT) regarding this improvement from Fulton Street.

We are providing a wooden protective barrier along the Fulton Street property line to curtail cars from
accidentally ending up in the Purity lot, which has occurred on numerous instances. We are also providing
a drive lane along Fulton Street and inside the property to provide a path for patrons on Purity Ice Cream to
search for other parking spaces either on Cascadilla Street or to circle back to the Purity Ice Cream parking
lot entrance on Meadow Street. This drive lane also provides for easier trash removal from the screened
trash dumpster located near the Fulton street entrance to the exit on Cascadilla Street.

Paving on the site will be reduced from the current parking lot configuration. We have reduced parking on
this site by approximately 5 cars. The current parking lot arrangement is haphazard and the proposed design
improves the situation considerably.

As part of this project we are redeveloping adjacent properties located at 555 North Fulton Street and 621
Cascadilla Street to provide additional parking for the business and residential uses of the project.

John Snyder Architects, PLLC | 142R East State Street |
john@js-architects.com

JOHN SNYDER

Construction Phasing and Staging:

The project will be constructed in a 10-12 month timeframe. We anticipate starting construction starting in
September 2013 pending favorable financing. The current operations of Purity Ice Cream will be moved to
803 Cascadilla Street during construction in October 2013. During construction the Purity Site will be closed
and accessible only to contractors and material delivery vehicles for the project. We are planning on
installing construction fencing and protective barriers. Signage will be placed on Fulton Street, Meadow
Street and Cascadilla Street to direct patrons of Purity Ice Cream to the temporary location. During
construction the sidewalk along Cascadilla Street will be closed for pedestrians. Contractor parking and some
material staging will be at the Fulton Street site.

Architectural Narrative:

Four stories will be added above the first story and will provide between 20-24 one and two bedroom
residential rental units. There may also be 1,000 to 6,000 square feet of rental office space. The Purity Ice
Cream retail store will maintain 1,800 square feet in the renovated iconic front portion of the building facing
Meadow Street. The new addition will include a kitchen, seating and loading area for Purity, as well a 1,000
square foot business occupancy on the first floor and a lobby and ancillary spaces for tenants of the building.
We are also providing outside seating area located along Cascadilla Street and will be replacing and
improving the sidewalk along this area and as indicated on the drawings.

The major structural system will be a hollow core concrete plank flooring system resting on a steel frame
with friction piles and concrete grade beams as the anticipated foundation system. The project will employ
brick cavity wall construction on the North facade and the South facade will consist of glazed openings and
brick and metal panel construction.

lthaca, NY 14850 | Phone (607) 273-3565
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NOTES:

1.) HORIZONTAL DATUM OF MAPPING IS APPROXIMATE NAD s:mnxfnnm. DATUM IS
APPROXIMATE NGVD29 FER THE TOMPKING COUNTY GFS CONTROL NETWORK

2.) UNDERGROUND UTILITES HAVE BEEN LOCATED FROM AVAILAGLE REGDHDS, FIELD
LOCATIONS OF ABOVE GROUND STRUCTURES AND ANY MARKINGS PROVIDED BY THE
UTILITY AUTHORITY. THEREFORE, THESE LOCATIONS MUST BE CONSIDERED APEROXIMATE.
THERE MAY BE OTHER UNDERGROUND UTILITIES AND/OR STRUCTURES, THE LOCATION
AND EXISTENCE OF WHICH IS NOT PRESENTLY KNOWN. LOCATIONS, SIZES AND
MATERIALS OF UNDERGROUND UTILITIES ARE BASED ON BEST AVAILABLE EVIDENCE AS
NOTED ABOVE. VERIFY ALL UTILITIES PRIOR TO DESIGN OR CONSTRUCTION.

J) IN THE EVENT THAT THERE IS A DISCREPANCY BETWEEN THE CONTENTS OF THE
SIGNED AND SEALED HARD COPY DRAWING AND THE CORRESPONDING DIGITAL DRAWING
FILE, THE HARD COPY WITH AN ORIGINAL STAMP AND SIGMATURE SHALL BE THE
CONTROLLING DOCLIMENT,

4.} OUTUNE OF BUILDINGS REPRESENT THE AT GRADE FOOTPRINT, BUILDING
DIMENSIONS NOT PROVIDED FOR FINAL DESIGN PURPOSES. ARCHITECT MUST VERIFY IN
FIELD PRIOR TO ANY DESIGN OR CONSTRUCTION.

5.) REFERENCE IS MADE TO A SURVEY MAP ENTITLED "SURVEY MAP No. 700
mm STREET..." DATED FEBRUARY 18, 1998 BY T.G. MILLER P.C.
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