Upland Estates

WH I TH A M Site Plan Review Materials

PLANNING DESIGN LANDSCAPE ARCHITECTURE, PLLC

May 13th, 2026

Attn: Fred Cowett, Planning Board Chair
Division Of Planning & Economic Development
Village of Cayuga Heights

836 Hanshaw Road

Ithaca, NY,

14850

Dear Fred,

We are submitting the attached packet of Site Plan Review materials for the Upland Estates project, which
successfully received PDZ approval at the 4/15/2026 meeting of the Board of Trustees.

Per the Site Plan Review Requirements of the Village of Cayuga Heights, the project team has enclosed
the following:

e Written Statement: describes nature and reason for proposed use and description of how the
proposed development addresses factors described in SPR Requirements
e Field Surveys:
0 Natural Features Survey
0 Updated Wetland Delineation
e Site Plan
e Architectural Drawings

We look forward to meeting with you at the Planning Board meeting on 5/13 to further discuss this project.

Thank you,

'

Gaham Feltham
Senior Designer
Whitham Planning Design Landscape Architecture, PLLC

Phone: 607.272.1290 Email: admin@wbhithamdesign.com 142 East State Street, Suite B, Ithaca NY 14850 1
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Upland Road Written Statement
05-13-2026

The Upland Estates project will provide 8 new dwelling units adjacent to Community
Corners in the center of the Village of Cayuga Heights. The existing two contiguous tax
parcels (10.-4-1.4, 10.-4-9) will be consolidated into a single 6.13-acre lot, of which .51
acres will be utilized for development of the for-sale townhouses.

The development will be comprised of for-sale townhouses, organized into an HOA
encompassing the entirety of the project site. The project site is 6.13 acres, of which .51
total acres would be occupied by the development.

The site is located on Upland Rd., a major thoroughfare in the Village of Cayuga
Heights. Access to the site from the road would be facilitated by a single curb cut on
Upland Rd. Utilizing only a single curb cut on Upland Rd. will serve to reduce impact to
neighbors across the street, for whom headlights are a concern.

The project’s proximity to Community Corners, the commercial node of Cayuga
Heights, allows the project team to prioritize the pedestrian experience over the vehicular,
with pedestrian paths tying into existing sidewalks on Upland Rd. and the potential for
further pedestrian connection to the adjacent shopping center. The topography of the site
is characterized by a flatter condition at the northern end, closest to Community Corners,
and steeper slopes at the south end of the site. Approximately 19% of the site comprises
slopes steeper than 15%. The layout of the development avoids these areas entirely, as
shown in the site plan.

The proposed housing development would feature 16 parking spaces for 8
residences, per the Village’s recently adopted PDZ zoning for this site. 8 of these parking
spaces will be in garages, and 8 of them will be located off the central fire lane, in
driveways. The stalls are 9’ wide by 18’ deep, meeting the Village’s requirements for
perpendicular parking; the width of the drive lanes for two-directional traffic on site is 24’.

The project team proposes a tastefully designed landscape incorporating native
plants to complement the existing meadow and wetland condition. The existing wetland
and areas of steeper topography at the south of the site will be left undisturbed. The
existing vegetated screen on Upland Rd., consisting of Norway Spruce, will be preserved as
much as possible to buffer the development from the street. The project team has
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committed to planting at least as many trees as are removed during construction of this
project.

The proposed residential use will benefit the neighboring commercial zone by
bringing additional residents to the area, for whom Community Corners will be the most
convenient location to purchase necessities and spend leisure time. The restaurants,
cafes, and art galleries of Community Corners will enjoy the additional business brought in
by the new residents, and the existing Cayuga Medical Center can meet their medical
needs.

The proposed development does not encroach at all on the existing wetland. The
proposed action will not result in the removal or destruction of any aquatic vegetation. The
project site does not contain a designated significant natural community, nor are there any
endangered or threatened species of animal or plant present on the site.

This development is contextually appropriate to the area, considering the existing
Carriage House Apartments that occupy the neighboring property to the East, which
feature a much higher density of housing relative to the site it occupies. This development
complies with the Village of Cayuga Heights Comprehensive Plan.
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SITE DATA

TAX ACCOUNT NUMBER Parcel 503001-10.-4-1.4, 9.12
PARCEL ADDRESS Upland Rd.

COUNTY TOMPKINS

TOTAL PARCEL AREA

6.13 ACRES (267,415 SF)

AREA OF DISTURBANCE .47 ACRES (20,658 SF)
EXISTING ZONING RESIDENTIAL
*PROPOSED ZONING |PDz

EXISTING USE VACANT
|ProPosED UsE RESIDENTIAL

ZONING DATA [rRequireD PROPOSED

ZONING DISTRICT: TBD (SEEKING PDZ)

ILOT

WIDTH 608"

|pepTH 202 FT
6.13 ACRES

AREA (267,415 SF)
4.29%

COVERAGE (11,498 SF)

[sUILDING

SETBACK FRONT 30 FT

SETBACK - SIDE 10FT

SETBACK - REAR 10 FT

[HEreHT 25

funiT oty 8

|IPARKING

SETBACK 25 Ft

STALLS QTY 16

STALL SIZE - PERPENDICULAR 10' X 18"

STALL SIZE - PARALLEL N/A

DRIVE AISLE WIDTH - 90/ 60 /45 24 FT

[noTES:

[ENVIRONMENTAL DATA [No YES

"STATE REGULATED WETLANDS

(NYSDEC ERM):" X

"FEDERALLY REGULATED

WETLANDS X

(USFWS NWI):"

"FLOOD PLAIN (FEMA NFHL):

FIRM PANEL: XXXXXXXXXXX X

DATED: MM/DD/YYYY"

"ENDANGERED SPECIES X

(NYSDEC ERM):"

[UTILITIES DATA
PUBLIC WATER PROVIDED BY: IBOLTON POINT WATER SYSTEM
iELECTRlC SERVICE PROVIDED BY: INYSEG
GAS SERVICE PROVIDED BY: INYSEG
VILLAGE WASTEWATER

SANITARY SEWER PROVIDED BY:

TREATMENT PLANT

"STORM SEWER & DRAINAGE WILL
BE:
(MAINTAINED BY THE OWNER)"

IMAINTAINED BY OWNER

\

/

UNIT COUNT

HOUSING |UNIT PER |UNIT PERl
TYPE FLOOR FLOOR TOTAL BLD UNIT COUNT
MULTIFAMILY|.5 2 1 8
|JDBL CRD

|IDBLCRD L

TOTAL UNIT 8
INDOOR 8
|[PARKING

OUTDOOR 8
PARKING

TOTAL 16
PARKING

7

NITARY MANHOLE

o7
NN
Ve
R

PIN

TIE: 652'+ ALONG CENTERLINE TO
THE CENTERLINE OF HANSHAW ROAD.

/

PROPOSED/éE

CENTERLINE OF PAVEMENT

// 05/ &
/ ' :
04 /
/ e
PIPE 0, %
EXISTING TREES
12” DIA. PVC CULVERT 0

STORMWATER P CTIC

TAX MAP NO.

s

—~—— WATER VALVE

\0© FRONT YARD

SETBACK: 30 THE CORNERS COMMUNITY CENTER, INC. ~ R.O.

INSTR. NO. L.340/P.4

_ \ 6](}\ //
-_ R g o

S ol v PAVED PARKING
So SIDE YARD
€ SETBACK: 10"
APSS
pf?@gs EAR YARD
P SETBACK: 10'

SANITARY MANHOLE

EDESTRIAN CONNECTION
TO COMMUNITY CORNERS

QAT /]

MO S97)US—U

el

IRE LANE

UMPSTER ENC ,
e

S~

10029~
% E
SIDEWALK

g

N

S~

372 SF LAWN \ PIN

10'X18' OUTDOOR PARKING SPOT

1 PARKING SPOT IN GARAGE (2 SPOTS / RESIDENCE)
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GENERAL PLAN NOTES

All exterior walls are designed with 2x6 studs (5.5"), and all interior walls are designed with 2x4 studs (3.5").

/71 MAIN LEVEL

\A101/ 3/8" = 1'-0"

All dimensions are measured from the exterior face of wall studs to the centerline of window and door openings. Extended dimensions represent construction dimensions for exterior and interior walls and interior doors only.

All drawings are prepared based on a reference conceptual design. Final roof design, structural system, materials, connections, and construction methods must be carefully reviewed and finalized in accordance with local
building codes, site conditions, and applicable regulations by the local licensed professionals. This ensures safety, compliance, and constructability of the project.
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