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BROWNFIELD CLEANUP PROGRAM APPLICATION 
SUPPORT DOCUMENT

SECTION I - REQUESTOR INFORMATION 
The Requester, IFR Development, LLC is an active New York Domestic Limited Liability 

Company.  See Exhibit A.

SECTION II - PROPERTY INFORMATION 

II.5:  PROPERTY DESCRIPTION NARRATIVE:
The “Site” that will be the subject of this application is made up of approximately 1.63 acres 

in the City of Ithaca, Tompkins County, New York.  See Exhibit B. The original site consisted of 
approximately 2.6 acres.  However, approximately 1 acre was granted to the City of Ithaca to be 
developed as a City park with a public walkway and overlook area for the adjacent Ithaca Falls.  The 
remaining 1.63-acre Site is located in a residential area with the Ithaca Falls to the north, Cornell 
University to the east, Lake Street to the south and City of Ithaca residential neighborhood to the 
west.  This is the well-known former Ithaca Gun Company site that operated as the Ithaca Gun 
manufacturing plant and test site for approximately one hundred years. Since its filing for 
bankruptcy in 1979, site redevelopment has been plagued by contamination.  The Site is currently 
vacant, with primary buildings demolished in 2009, leaving only a small single-story building and 
Ithaca Gun boiler stack.

The Site is immediately surrounded by residential uses to the east, south and west.  Directly 
adjacent to the east is the Sigma Nu fraternity house, housing about 55 members and overlooking the 
gorge and Cayuga Lake.  To the south is Lake Street and residential apartment housing.  To the west, 
and down the hill, is Fall Creek Elementary School and City of Ithaca residential homes.  See
Exhibit B, Adjacent Use Map. 

The Site address is 121-125 Lake Street [Tax Map Nos. 11-3-1.22 and 11-3-1.23]; Note Tax 
Map No. 11-3-1.21 was conveyed by the Requestor to the City of Ithaca on December 30, 2008.  See
Exhibit C, including address and tax parcel chart and Tax Map, and Exhibit D, deeds and legal 
property descriptions. 

SECTION III - CURRENT PROPERTY 
OWNER/OPERATOR INFORMATION 

The Site is currently owned by the Requestor, IFR Development, LLC.  The Requestor is a 
newly formed entity that purchased the Site on June 28, 2012 in contemplation of taking the Site 
through the Brownfield Cleanup Program (BCP) and constructing a residential development. 
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There are no operators of the Site. The Site is currently vacant with all primary buildings 
being demolished in 2009, leaving only a small single story building and the former Ithaca Gun 
boiler stack. The Site has not been in use since 1988. See Exhibit G, Previous Owners and Operators. 

SECTION IV – REQUESTOR 
ELIGIBILITY INFORMATION 

As set forth in the application, the Requestor is an eligible requestor in compliance with 
ECL§27-1407.  Any contamination that occurred on the Site pre-dated the Requestor’s ownership.  
The Requestor has no relation to the Ithaca Gun Company and was not involved in operation of the 
Ithaca Gun Factory. 

SECTION V – PROPERTY
ELIGIBILITY INFORMATION 

This application demonstrates this Site is a brownfield site in conformance with the statutory 
and regulatory definition that is eligible for the BCP.  In addition to the responses on the application, 
the following information further demonstrates this Site’s eligibility for the BCP. 

A “brownfield site” is defined by statute as “real property, the redevelopment or reuse of 
which may be complicated by the presence or potential presence of a contaminant.”  ECL §27-
1405(2).  “There are two constituents to the definition: the presence or potential presence of a 
contaminant on the real property; and this presence or potential presence must complicate the 
property’s redevelopment or reuse.”  Lighthouse Pointe Property Associates, LLC v. NYSDEC, 14 
N.Y.3d 161, 176, 897 N.Y.S.2d 693, 702-3 (2010).

As set forth below, the Site meets each of these two criteria, since contamination at the Site 
has clearly complicated the Site’s redevelopment.  As such, the Site meets the brownfield site 
statutory definition in ECL§27-1405(2), and the regulatory eligibility definition in 6 NYCRR §375-
3.3(a)(1).

1. “Presence or potential presence of a contaminant on the real property.” 

The Site clearly meets this first part of the eligibility test, which NYSDEC regulations restate 
as follows: 

there must be confirmed contamination on the property or a 
reasonable basis to believe that contamination is likely to be present 
on the property;

6 NYCRR §375-3.3(a)(1)(i).  According to the Court of Appeals, “a contaminant is present or 
potentially present on real property when it does or may exist or be found within the property's 
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limits.”  Lighthouse Pointe Property Associates, LLC v. NYSDEC, 14 N.Y.3d 161, 176, 897 
N.Y.S.2d 693, 703 (2010). 

This application demonstrates contamination on the Site from multiple historic uses over a 
one hundred year time period, including the manufacturing and testing of guns with leaded 
ammunition at an on-site shooting range.  Prior to being used as the Ithaca Gun manufacturing and 
testing plant, Sanborn Fire Insurance maps indicate the Site was used by the Ithaca Manufacturing 
Co., and the W.H. Baker Co. where structures included machine shops, wood working shops, a 
shooting gallery, and associated facilities.  These historic uses were distributed throughout the Site 
such that it is reasonable to believe suspect contamination is present throughout the entire Site.  

Following demolition of the buildings in 2009, approximately 1,700 tons of lead-
contaminated soil mixed with coal ash was removed from the Site as part of a partial remediation 
under the Voluntary Cleanup Program (“VCP”).  However, significant contamination remains on the 
Site in excess of the Recommended Soil Cleanup Objectives (SCO) of 400 ppm for lead for both 
residential and restricted residential use. 6 N.Y.C.R.R. §375-6.8(b). 

XRF screening undertaken in 2011 after building demolition revealed widespread lead 
contamination exceeding the SCO in soils across the Site.  See Exhibit J, 2011 Post-Demolition XRF 
Screening Results.  Many XRF readings exceeded 1,000 ppm, particularly in the western and 
northeastern portions of the Site.  Visual evidence of coal remains in portions of the Site where soils 
were previously tested and found to have lead concentrations far exceeding the SCO of 400 mg/Kg.  
See Exhibit E, Former Use/Recognized Environmental Conditions Map.  See also Section VII 
“Property’s Environmental History” for additional details regarding the past uses for the Site. 

The findings of significant contamination remaining at the Site are consistent with the VCP 
Remedial Investigation, which had estimated there were 2,440 tons of soil with lead contamination 
exceeding 400 ppm.  See VCP Remedial Investigation Report.  The VCP Remedial Investigation 
revealed actual lead contamination drastically exceeding SCO levels with lead levels up to 42,300 
ppm in the Cyclone area, 6,030 ppm in the Asphalt area, 2,840 ppm in a bare area in the southern 
portion of the Site, 4,190 ppm in the basement oil room and 51,000 ppm in the western portion of the 
Site. See VCP Remedial Investigation Report.  Further, Spill No. 9965014 was reported in April 
1999 in relation to unknown petroleum deriving from the Site. 

In addition, there are numerous potentially hazardous sites within one mile of the subject 
Site.  Four sites are on the State Registry of Inactive Hazardous Waste Disposal Sites list, and one 
site on the Vapor Reopened list.  There are six sites on the Leaking Storage Tanks list within half of 
one mile from the subject Site.  There are five records of spill sites within 0.125 miles, one 
underground storage tank within one quarter mile, and two manufactured gas plants within one mile 
of the Site.  Finally, the approximately one acre of land conveyed to the City of Ithaca is a 
brownfield being remediated under the Environmental Restoration Program. 

The environmental history of the Site is described in more detail below in Section VII 
entitled “Property’s Environmental History.”  Section VII, in conjunction with this entire 
application, and the Phase I Report and VCP Remedial Investigation report attached separately and 
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the 2011 Post-Demolition XRF Screening Results, collectively demonstrate that the past uses of this 
Site demonstrate that contamination is present on this Site, and as such, the Site meets the 
brownfield site statutory definition in Environmental Conservation Law §27-1405(2), and the 
regulatory eligibility definition in 6 NYCRR §375-3.3(a)(1). 

2. “Presence or potential presence of a contaminant… complicate the property’s 
redevelopment or reuse.” 

In addition to confirmed or suspect contamination: 

there must be a reasonable basis to believe that the contamination or 
potential presence of contamination may be complicating the 
development, use or re-use of the property. 

6 N.Y.C.R.R. §375-3.3(a)(1)(ii).  Thus, there is a “low eligibility standard,” and “real property 
qualifies as a ‘brownfield site’ for purposes of acceptance into the BCP so long as the presence or 
potential presence of a contaminant within its boundaries makes redevelopment or reuse more 
complex, involved, or difficult in some way.”  Lighthouse Pointe Property Associates, LLC v. 
NYSDEC, 14 N.Y.3d 161, 177, 897 N.Y.S.2d 693, 703 (2010).  According to the Department’s 
March 3, 2005 Revised Eligibility Guidance ¶2.2(3): 

In determining whether there is a reasonable basis to believe that the 
contamination or potential presence of contamination may be 
complicating the development, use or re-use of the property, the 
Department will consider the following factors, to the extent such 
factors are relevant to the proposed site: 

(A) whether the proposed site is idled, abandoned or 
underutilized;

(B) whether the proposed site is unattractive for redevelopment or 
reuse due to the presence or reasonable perception of contamination; 

(C) whether properties in the immediate vicinity of the proposed 
site show indicators of economic distress such as high commercial 
vacancy rates or depressed property values; and/or 

(D) whether the estimated cost of any necessary remedial program 
is likely to be significant in comparison to the anticipated value of the 
proposed site as redeveloped or reused. 

Clearly, contamination has complicated redevelopment of the Site.  The Site is 
situated in a prime development location on the edge of Cornell University overlooking the 
Ithaca Falls and Cayuga Lake.  However, financing is not available, zoning approvals cannot 
be obtained, and the Site cannot be safely occupied unless the contamination is properly 
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remediated.  Requestor expects that if it proceeds through the BCP, and obtains approval 
from NYSDEC for a remedial plan that upon completion will result in a statutory release of 
liability, a lender provide construction financing for the Project.  The Site meets each of the 
criteria set forth in the NYSDEC guidance: 

(A) “Whether the proposed site is idled, abandoned or underutilized.” The Site has been 
vacant since the closing of Ithaca Gun in the 1980’s.  As a result, the Site has been completely 
underutilized, in spite of its close proximity to one of the State’s most prestigious Finger Lakes, 
Cayuga Lake, one of Ithaca’s most visited gorges, the Ithaca Falls (Fall Creek) and to Cornell 
University.  The highest and best use of this land is no longer for industrial use, but rather for a new 
residential development congruent with the uses surrounding it and Ithaca’s need for residential 
units.  The highest and best use of this land is not being realized, therefore, the Site meets the first 
brownfield site eligibility factor as it is vacant, abandoned, idle and completely underutilized.   

(B) “Whether the proposed site is unattractive for redevelopment or reuse due to the 
presence or reasonable perception of contamination.” The Ithaca Gun Site is well-recognized in 
the community as a site of contamination and a sore within the City.  Fall Creek Development, a 
prior investor, attempted to redevelop the Site, but its success was impeded by the presence of 
contamination.  There is simply a well-known perception of contamination on this Site.  To this day, 
the Ithaca Gun Site remains vacant and undeveloped due to the presence and perception of 
contamination.  Lenders are currently unwilling to finance the Project due to concerns about the 
environmental risks, including undefined cleanup costs, stigma that might result in failure of 
residents to buy or rent units, and possible toxic tort claims for future residents.  

While the Site is currently in the VCP, that does not disqualify the Site for the BCP or 
eliminate the complications that impede redevelopment of the Site.  East River Realty Company, 
LLC v. New York State Department of Environmental Conservation, 22 Misc.3d 404, 866 N.Y.S.2d 
537 (Sup. Ct. N.Y. Co. 2008), aff’d 68 A.D.3d 564, 891 N.Y.S.2d 359 (1st Dep’t 2009).  
Furthermore, the VCP does not offer the tax credits that are necessary to make the Project feasible 
by eventually offsetting at least some of the environmental response costs.  Nor does the VCP offer a 
statutory liability release like the BCP.  Lenders will desire the statutory release, especially in light 
of the statement by the Court of Appeals that a site release may be “impossible absent… completion 
of a cleanup under DEC’s auspices in the BCP.” Lighthouse Pointe Property Associates, LLC v. 
NYSDEC, 14 N.Y.3d 161, 178, 897 N.Y.S.2d 693, 704 (2010).  Upon admission to the BCP, the 
existing VCP Agreement would be terminated. 

Participation in the BCP enables lenders to proceed with financing due to NYSDEC and 
NYSDOH oversight of the remediation project and the issuance of a statutory liability release.  
Outside of the program, it is not clear any lender would take on this risk in this economy.  All of the 
above have made the Site unattractive for redevelopment, particularly outside the context of the 
BCP.  Thus, the Site meets the second brownfield site eligibility factor as it is unattractive for 
redevelopment due to not just perception of, but actual contamination. 

(C) “Whether properties in the immediate vicinity of the proposed site show indicators of 
economic distress such as high commercial vacancy rates or depressed property values.”  The Site 
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is not located in an Environmental Zone area.  However, the Site is located a mere 200 feet from an 
Environmental Zone area and suffers from some level of economic distress due to this proximity.  
The brownfield status of the property has prevented investment in the establishments on the Site.  
The former Ithaca Gun Site is one of the most well known areas in Ithaca, once because of the 
success of the company but now because of the vacancy, distress, and abandonment of the area.  As 
noted above, this area is not desirable due to its long history of manufacturing and use as a shooting 
range resulting in significant contamination.  Therefore, the Site meets the third brownfield site 
eligibility factor. 

(D) “Whether the estimated cost of any necessary remedial program is likely to be 
significant in comparison to the anticipated value of the proposed site as redeveloped or reused.”
With respect to the cost factor, while final costs are not yet available, the cost of remediation will be 
significant, and is expected to approach seven figures.  The planned use for the Site is a residential 
development, and it will likely require extensive Site work, capping and institutional and 
engineering controls, since an unrestricted cleanup may not be feasible due to the geography and 
extent of contamination.  The remedial measures will likely include a vapor barrier and/or subslab 
depressurization system for the buildings on the Site.  Participation in the BCP is critical, since the 
program defines the limits of remediation for a volunteer, and promises certain forms of relief in 
exchange for the remedial efforts. 

The future value of the land cannot be accurately predicted, particularly before the remaining 
remediation work is accomplished.  However, the value after cleanup is likely to be close to the 
expected site preparation costs.  Even after the remedial work is accomplished, the Site is not likely 
to achieve unrestricted Track 1 cleanup levels, and therefore, institutional and engineering controls 
will be required causing a permanent stigma impacting future value.  The Requestor will do what it 
can to overcome this stigma by performing a comprehensive remediation with the goal of achieving 
the highest level of residential standards feasible in order to assure the safety of future residential 
and recreational users.  However, it is clear that the fourth eligibility factor is satisfied in that the 
remedial cost will be significant, and is an upfront cost that will have to be expended to enhance the 
future value of the Site.  

 In sum, the currently known contamination is complicating development, so that both the 
contamination and complication elements of the eligibility test have been met. 
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SECTION VI - PROJECT DESCRIPTION
1.  PURPOSE AND SCOPE OF THE PROJECT

A proposed residential development project has been planned for the Site.  This was 
originally proposed to include 33 condominium units. However, the proposed condominium project 
is being reevaluated, and it is likely that instead the Site will be developed with residential apartment 
units, in order to ensure financing of the project. See Exhibit F, Project Design Map 

2. ESTIMATED PROJECT SCHEDULE

 After the Brownfield Cleanup Program Application for the Site is approved, a remedial 
investigation work plan will be adopted taking into consideration the City of Ithaca remedial 
investigation of the adjacent one acre parcel.  It is expected to include where necessary soil borings, 
groundwater sampling and/or vapor recovery tests. Such sampling will likely be on the North and 
West edges of the Site, the down-gradient side of the Site. This investigation process is estimated to 
take approximately 3 months. Following the investigation, necessary remedial action activities will 
be performed between July and October 2013. Remediation will likely include excavation of 
contaminated soils, and installation of the soil cover and asphalt and concrete caps. More specific 
timelines will follow in the work-plans. 

 Construction is expected to take approximately two years over a multiple phase period:  

� Excavation and Foundation: Excavation and foundation work required for the new 
building(s) is expected to take approximately four months beginning in November 2013 
and ending in February 2014.

� Building Construction: Erection and enclosure of the new structures is anticipated to 
begin March 2014 and would continue over approximately six months ending in 
September 2014.    

� Interior Construction: Interior construction activities would begin September 2014 and 
continue through December 2014 requiring approximately three months.   

� However, construction work will not proceed until the Site Investigation and Remedial 
Action Work Plan tasks are complete. 

SECTION VII – PROPERTY 
ENVIRONMENTAL HISTORY

1. Summary of Environmental Reports 

A copy of the Phase I Environmental Site Assessment is attached.  The Phase I Report was 
prepared by O’Brien & Gere in June 2012, for IFR Development, LLC, in accordance with ASTM 
Practice E1527-05.  In addition, a Voluntary Clean-up Program Remedial Investigation Report was 
prepared by Prescott Environmental Associates, Inc. in May 2002, for Dr. Wally Diehl, DVM.  
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A. Phase I Environmental Site Assessment

 A Phase I Environmental Site Assessment was performed for the property in June 2012 by 
O’Brien & Gere for IFR Development, LLC for the possible redevelopment into multi-unit 
residential uses.  The findings of the Phase I report are summarized below. 

 The Site was originally approximately 2.6 acres, but was subsequently subdivided with 
approximately one acre located along Fall Creek being conveyed to the City of Ithaca.  The 
remaining approximately 1.63 acres, the subject property of this BCP application, is vacant with all 
primary buildings being demolished in 2009.  A very small one story building and the old Ithaca 
Gun boiler stack remains on the property.  The Site is not currently in use and has not been in use for 
approximately 30 years due to actual and potential contamination.  From approximately 1880 to 
1980, the Site was used as the Ithaca Gun manufacturing facility.  In addition to producing the 
famous guns, the Site also contained a shooting range in which the guns were tested with lead 
ammunition.  Prior to being used as the Ithaca Gun Co., the Site was used as the Ithaca 
Manufacturing Co.  In 2003, under ownership of Dr. Wally Diehl, prior owner, the 2.6 acre site was 
entered into the VCP program due primarily to significant lead contamination.  The United States 
Environmental Protection Agency oversaw a partial remediation of the 2.6 acres. 

 The vicinity is characterized by residential uses.  Current adjoining properties are occupied 
as follows: vacant land (i.e. Ithaca Falls, Ithaca Falls Nature Area and Fall Creek) to the north, 
Sigma Nu fraternity house and other Cornell University housing to the east, Lake Street and multi-
unit residential housing to the south and Lake Street, single family housing, and Fall Creek 
Elementary School to the west.  

 The Phase I concluded that the Site revealed evidence of Recognized Environmental 
Conditions (“RECs”), including a finding that the Site had historical industrial uses. Specifically, the 
Site’s historical use includes a gun manufacturing facility and shooting range.  The Phase I also 
noted that a prior VCP Remedial Investigation found exceedances for both VOCs and lead. 

 B. VCP Remedial Investigation

 The VCP Remedial Investigation report was completed following the submittal and approval 
of a VCP Work Plan to NYSDEC.  The limited investigation was conducted in November and 
December 2001 to address RECs based upon previous assessment work and concerns of NYSDEC. 
See Exhibit E. Numerous soil borings were completed by direct push, hand pounding or by hand 
auger, and surface samples were also collected.  Soil samples were initially taken from a depth of 0-
1 foot.  If lead was reported exceeding 400 ppm at the initial sample, additional samples were taken 
from depths of 4 to 8 feet or from just above the bedrock.  

 In addition to the soil samples, three groundwater samples were collected.  Laboratory 
assessment work and reporting met and/or exceeded the New York State guidelines for VCP 
program, Technical Requirements, and any other pertinent state regulation.  Results were as follows: 
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Soil Samples 

� Cyclone area – All ten soil borings contained lead exceeding 400 ppm.  In the northern 
cyclone area, lead contamination ranged from 7,850 to 42,300 ppm.  In the southern cyclone 
area, lead contamination ranged from 450 to 8,210 ppm.  A surface soil collection from the 
southern cyclone area contained 1,550 ppm lead.

� Asphalt area – Three of the four soil boring were refused just below the surface.  The one 
sample obtained contained 6,030 ppm lead. 

� Forge/Shop Building – None of the samples collected in this area had lead above the 400 
ppm limit.  However, one sample contained 107 ppm chromium. 

� Bare Soil next to Quonset Hut – Two direct push boring were completed and three surface 
collections were tested.  The sample collected from the south east corner of the Quonset Hut 
had 2,840 ppm lead. 

� Drains/Sumps in Basement of Forge/Shop Building – Three drains were located in this area 
containing visible contaminated water and sediment.  Drain 1, located in the compressor 
room, had 2,950 ppm lead in the sediment and 433 ppb in the standing water.  Drain 2, 
located in one of the shooting ranges, contained 413,000 ppm lead in the sediment and 160 
ppb in the water.  Drain 3, located in the oil room, contained 870 ppm lead in the sediment 
and a low concentration in the water.  Sediment from an exterior trench contained 14,400 
ppm lead and 191 ppm chromium.

� Service Road – Soil samples from this road, running north south along the eastern side of the 
parcel, did not contain any exceedances.

� Basement Oil Room – Two samples were tested from this area with one containing 524 ppm 
lead and the other 4,190 ppm lead.

� Bare Soil Area Above Barn Building –Surface collections in this area in the northeastern 
portion of the Site did not contain any exceedances. 

� Westerly Parcel – Although 10 borings were initially scheduled, 13 additional borings were 
completed at the direction of the NYSDEC.  This area had the highest soil concentration of 
lead, containing 51,000 ppm.  Exceedances were also found at all levels of the boring.  
Further, chromium and barium were reported in several samples ranging from 52 to 274 ppm 
and 328 to 1,710 ppm respectively.

� New Well Area – Two surface soil levels were collected from this area with sample results 
of 1,170 and 1,070 ppm lead. 
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Groundwater Samples 

� MW 1 - Did not contain any exceedances. 

� MW 2 - Did not contain any exceedances. 

� MW 3 – This well, located south of the Boiler Building, contained TCE at 6 ppb (MCL – 
5 ppb) and vinyl chloride at 5 ppb (MCL – 2 ppb). 

� MW 4 – Contained benzene at 2 ppb (MCL – 0.7 ppb). 

2. Sampling Data. 

See Application and Information above.

3. Suspected Contaminants. 

See Chart in the Application and data discussed above from the Remedial Investigation 
 Report. Suspected contaminants include VOCs (benzene, TCE, vinyl chloride) and lead. The 
 primary contaminant on the Site is lead.

4. Known or Suspected Sources of Contamination. 

 See Application and information throughout this narrative Support Document, indicating the 
 primary source is manufacturing and use as shooting range. 

5. Past Land Uses. 

See Application and information above in Sections V and VII. 

6. Previous Owners and Operators: 

 A list of previous owners and operators was compiled from the abstracts of title, the Phase I 
 Reports, a review of historical uses, and based on Sanborn Maps, and has been summarized 
 in Exhibit G.   

SECTION VIII - CONTACT LIST INFORMATION 
1. The Chief Executive Officer: 

 Tompkins County Administrator 
 Joe Mareane 
 125 E. Court Street 
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 Third Floor 
 Ithaca, NY 14850 

Mayor of the City of Ithaca 
 Svante L. Myrick 
 City of Ithaca 
 108 East Green Street 
 Ithaca, New York 14850

2. Tompkins County Planning Board/ City of Ithaca Zoning Bureau: 

Edward C. Marx    JoAnn Cornish 
 Tompkins County    City of Ithaca 
 Commissioner of Planning   Director of Planning and Development 
 121 E. Court Street    108 East Green Street 
 Ithaca, NY 14850    Ithaca, New York 14850

3. Residents, owners, and occupants of the site and properties adjacent to the site: 

Site:  IFR Development LLC 
  323 North Tioga Street, Ithaca, NY 14850

106 Lake St.:  Lake St. ASC 
  P.O. Box 6531, Ithaca, NY 14850 

107 Lake St.:  Eugene & Irene Dynkin 
  107 Lake St., Ithaca, NY 14850

109 Lake St.:  Glenn Evershed & Jacob Lilley 
  1 Charles ST S, Unit 1412, Boston, MA 02116 

111 Lake St.:  Kathleen Lilley 
  111 Lake St., Ithaca, NY 14850 

112 Lake St.:  Lake St. ASC 
  P.O. Box 6531, Ithaca, NY 14850 

113 Lake St.:  Kathleen Lilley 
  111 Lake St., Ithaca, NY 14850 

115 Lake St.:  William & Mary Ann Erickson 
  115 Lake St., Ithaca, NY 14850 

116 Lake St.: Timothy & Jennifer Terpening 
  404 N Wilbur Ave., Sayre, PA 18840
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202 Lake St.: Geneva Street Ventures, LLC 
  413 N. Geneva St., Ithaca, NY 14850

210 Lake St.: Morgan Gun Hill LLC 
  P.O. Box 1480 
  1170 Pittsford-Victor Road, Rochester, NY 14534 

423 E. Lincoln St.:  Robert Terry 
   312 Washington St., Ithaca, NY 14850 

210 Willard Way Loop:  Peter Bloom & Janet Greenfield 
    292 Hicks St., Brooklyn, NY 11201

230 Willard Way:  Sigma Nu Lodge 
   C/O Daniel Galusha
   P.O. Box 421, Homer, NY 13077

Tax Block & Lot # 11-1-2.1: City of Ithaca 
ck     Svante L. Myri

     Mayor  
     108 East Green Street 
     Ithaca, New York 14850 

4. Local news media from which the community typically obtains  information: 

Ithaca Journal
123 West State Street

 Ithaca, New York 14850
 607-272-2321 

5. The public water supplier that services the area where the site is located: 

Water and sewer services in the area are provided by the City of Ithaca.

Superintendent of Public Works: 
 William J. Gray, P.E.  
 Second Floor - City Hall
 108 East Green Street Room 202 
 Ithaca, New York 14850 

6.  Any person who has requested to be placed on the site contact list: 

No person has yet requested to be placed on the site contact list.  Interested parties include:  
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City of Ithaca Planning Department   City of Ithaca City Council 
Third Floor - City Hall    City Hall 
108 East Green Street     108 East Green Street 
Ithaca, New York 14850    Ithaca New York 14850 

City of Ithaca Department P  City of Ithaca Building D of ublic Works epartment 
Second Floor - City Hall    Fourth Floor, City Hall 
108 East Green Street Room 202   108 East Green Street 
Ithaca, New York 14850    Ithaca, New York 14850

g D partmTompkins County Plannin e ent  New York State DOT 
 hird Floor - City Hall    NYSDOT Main Office T
 108 East Green Street     50 Wolf Road 
 Ithaca, New York 14850    Albany, New York 12232

 New York State DEC     New York State Department of Health 
625 Broadway      Corning Tower 

 Albany, New York 12233    Empire State Plaza 
        Albany, New York 12237
 Federal Emergency Manag eem nt Agency 
 500 C Street Southwest 
 Washington, DC 20472 

7 The administrator of an. y school or day care facility located on or near the site: 

The closest school and day care facility is located 0.155 miles away, Fall Creek Elementary
School.
Michael Simons 
Principal
Fall Creek Elementary School 
202 King Street
Ithaca, NY 14850

8. ocument repository for the project (e.g., local library): The location of a d

Tompkins County Public Library 
101 East Green Street 

 Ithaca, New York 14850 
 Phone: 607-272-4557 
 Fax: 607-272-8111 
 Hours: Mon-Thurs 10am-8:15pm, Fri and Sat 10am-5pm 
 The library has accepted status as the repository. See Exhibit H, library letter.
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SECTION IX - LAND USE FACTORS

1. Current Use:

See Response to Section III.  There are no current uses on the Site. There have been no 
operations at the Site since 1988. See Exhibit G, Previous Owners and Operators.

2. Intended Use Post Remediation: 

The Requestor anticipates that the Site will be used for multi-family housing, most likely 
apartments, so the remedial goal will be restricted residential use through a Track 2 
approach.

3. t historical and/or recent development patterns support the proposed use? Do curren
(See #14 below re: discussion of area land uses) 

 Yes.  All surrounding developable areas are used as single/multi-family residences.  To the 
north is the only undeveloped adjacent area since it is the site of the Ithaca Falls and Fall 

 Creek.  Therefore, current historical and/or recent development patterns in the City support 
 further redevelopment and improvement of properties on Gun Hill. 

4. ?Is the proposed use consistent with applicable zoning laws/maps

No.  Currently, the Site is zoned industrial.  However, the previous owner that sought to 
redevelop the Site successfully obtained a use variance in 2003.  Since this variance has 
likely expired, the Requestor will either re-file for a use variance or seek to amend the 
zoning code congruent with the goals of the comprehensive plan to allow multi-family 
housing.

5. posed use consistent with applicable comprehensive community master plans, Is the pro
local waterfront revitalization plans, designated Brownfield Opportunity Area plans, 
other adopted land use plans? 

Yes.  The City’s Comprehensive Plan, as updated in 2003, see Exhibit I, specifically 
addresses the Site confirming the planned Project is consistent with the Comprehensive Plan. 

the Site is to ensure that the Ithaca Falls and Fall Creek natural area not be disturbed.  This 

 The Comprehensive Plan highlights an economic development plan adopted in 2003 which 
recommended that the Site be rehabilitated and reoccupied with new construction including 
apartments, townhouses or office suites.  However, it also “acknowledge[ed] that constraints, 
such as lead contamination, ...would make redevelopment difficult.”  With the strong desire 
for redevelopment of this historic area and the significant presence of contamination, the 
comprehensive plan asserts that it is the “City’s first goal for the Gun Hill area …to insure 
that its contamination is properly remediated.”  The City’s second goal for redevelopment of 
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goal was ensured when approximately an acre of land between the development area and the 
Ithaca Falls and Fall Creek was conveyed to the City.  The final goal of the City is to address 
the current inconsistent zoning of the Gun Hill area.  All surrounding uses are residential and 
the presence of the lone industrial Site would negatively impact these surrounding areas.  
The proposed development includes residential uses congruent with the surrounding area. 

6. Are there any Environmental Justice Concerns (See '27-1415(3) (p)).

There are no Environmental Justice Concerns pursuant to '27-1415(3)(p)

7-10. Answered as Ayes@ or Ano@ on the application form itself.

11. Are there important federal, state or local natural resources, including waterways, 
wildlife refuges, wetlands, or critical habitats or endangered or threatened species 
within one-half mile?

Yes.  Fall Creek and the Ithaca Falls are located to the north of the Site, as illustrated in 
Exhibit B. 

12. Are there floodplains within one-half mile? 

Yes.  North of the Site is Fall Creek containing a 100 year floodplain with an elevation of 
399 feet above sea level according to the Flood Emergency Rate Map (FIRM), map number 
360850 0001 B, effective date September 30, 1981.  The Project area itself is not within a 
floodplain, as it is 513 feet above sea level. 

13. Are there any institutional controls currently applicable to the property? 

The Site is subject to a City of Ithaca easement described in Section II.6 of the application. 

14. Describe the proximity to real property currently used for residential use, and to 
urban, commercial, industrial, agricultural, and recreational areas. 

See Exhibit B, Adjacent Use Map. The Subject Property is located south of Fall Creek and 
the Ithaca Falls and the Ithaca Falls Natural Area.  There are no adjacent agricultural or 
commercial uses and the surrounding residential uses are depicted in Exhibit B, Adjacent 
Use Map. 

15. Describe the potential vulnerability of groundwater to contamination that might 
migrate from the site, including proximity to wellhead protection and groundwater 
recharge on an attachment. 
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Based on the currently known conditions at the Site, it is possible groundwater could migrate 
from the site.  However, no active municipal water supply wells are located within half a 
mile of the subject property.  Off-Site ground water issues are outside the scope of this 
volunteer’s responsibility pursuant to the BCP. 

16. Describe the geography and geology of the site on an attachment. 

According to the United State Geological Survey (USGS) Ithaca, New York quadrangle 
(dated 1978) and Ithaca East, New York (dated 1978) information regarding site topography 
and physical setting, the Site is 513 feet above sea level and the topography slopes to the 
west.  There are no surface water bodies on the Site.  Based on a preliminary review of the 
topographic maps, the Phase I Report concluded that regional groundwater in the area 
appears to flow west north-west toward Fall Creek, located approximately 150 feet north of 
the property boundary. 

The Phase I Report, with respect to geology of the site, describes the rock stratigraphic unit 
as Upper Devonian with dominant soil composition being urban land consisting of both 
Devonian bedrock and variable soil consisting of silt loam, loam, and loamy fine sand. 
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Exhibit B - Adjacent Use Map - Former Ithaca Gun Co.
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Exhibit E - Former Use/Recognized Environmental Conditions Map  
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PREVIOUS OWNERS & OPERATORS 
 

Former Ithaca Gun Co., 121-125 Lake St. 
Ithaca, NY 14850 

 
 
 

Year Owner Operator Address Requestor 
Relationship 

2005-2012 Previous Owner 
– Fall Creek 
Redevelopment, 
LLC – Site 
vacant 
 

None – Site is 
vacant 

20 Hawley Street, 
7th Floor East 
Binghamton, NY 
13902 

None. 

2008-
Present 

Tax Lot 1.21– 
Fall Creek 
Redevelopment, 
LLC grant to the 
City of Ithaca 

None – Site is 
vacant 

121-125 Lake St.  
Ithaca, New York 
14850 

None. 

1988-2005 State Street 
Associates, L.P 
II 

None – Site is 
vacant 

210 Lake St. 
Ithaca, New York 
14850 

None. 

1883-1988 Ithaca Gun Co. – 
manufacturing 
and testing of 
guns 

Ithaca Gun Co 121-125 Lake St.  
Ithaca, New York 
14850 

None. 
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THE GUN HILL AREA:THE GUN HILL AREA:THE GUN HILL AREA:THE GUN HILL AREA:    
An Amendment to the City of Ithaca Comprehensive PlanAn Amendment to the City of Ithaca Comprehensive PlanAn Amendment to the City of Ithaca Comprehensive PlanAn Amendment to the City of Ithaca Comprehensive Plan    

Amended to Comprehensive Plan by Common Council on November 5, 2003 

 
 
The Area (see attached map)The Area (see attached map)The Area (see attached map)The Area (see attached map)    
    
For the purposes of this report, the Gun Hill Area is bounded on the north by the 
northern edge of the industrial zone abutting the Fall Creek Gorge, Lake Street on 
the west, Lake Street on the south, and the current (as of January 1, 2003) zoning 
boundary between the I-1 Industrial zone and the abutting R-U and R-2a 
Residential zones on the east. This area includes tax parcels 12.-7-4, 28.-3-5, and a 
large portion of 11.-3-1.2 
 
HistoryHistoryHistoryHistory    
 
A summary of the history of the development of the Gun Hill area, including the 
site of the former Ithaca Gun Factory, is provided in Ithaca’s Neighborhoods: The 
Rhine, The Hill, and the Goose Pasture. 
 

As Ithaca grew commercially, a variety of enterprises that contributed significantly 
to local prosperity flourished along Fall Creek. The powerful flow of water over the 
Ithaca Falls made possible the close location of mills one above another on the 
southern bank of Fall Creek. Precise details of industries along the creek are not 
always clear, but grist, plaster, oil, and woolen mills, and iron foundries were all 
established there. The mills processed local and imported raw materials, producing 
enough not only for local needs but for shipment outside the region. In 1828 Ithaca 
exported enough to load 396 canal boats with locally manufactured products such as 
lumber (5,210,414 board feet), oil (17 barrels), flour (2,626 bushels), and whiskey 
(1,723 barrels). Other businesses developed nearby, among them coopering, hostelry, 
and a pottery. The Fall Creek House opened in the mid-1800s as a stagecoach inn 
and is still in business today. Across Lincoln Street, Ezra Cornell and his brother 
Elijah built their father a pottery that began producing glazed redware in 1842. 
Pottery was made there until 1890. The renovated building now contains 
apartments.”1 

 
Sanborn Insurance Maps from 1888 show the Ithaca Manufacturing Company 
occupying the upper part of the hill on Lake Street and the Ithaca Falls Paper Mill 
on the lower half. Sanborn maps from 1893 show five dwelling units, each two 
stories tall, facing south along Lake Street. The Ithaca Gun Company, which took 
over the W. H. Baker and Co. gun factory in the Ithaca Manufacturing Company 
site in the early 1890s, had expanded from one building to four buildings by 1917.  
In 1989, when the factory moved its operations out of the city, the building above 
the falls was closed and has stood vacant ever since. 

                                                 
1
 Sisler, Carol U., Margaret Hobbie, and Jane Marsh Dieckmann, eds. Ithaca’s Neighborhoods: The Rhine, The Hill, 

and the Goose Pasture. Ithaca, NY: DeWitt Historical Society, 1988. 



Previous PlanningPrevious PlanningPrevious PlanningPrevious Planning    
    
To date there has been very little formal planning for the Gun Hill Area. The two 
plans that discuss the area are the 1971 City of Ithaca General Plan and the 1998 
City of Ithaca Economic Development Plan. 
 
The City of Ithaca General Plan, which was written in 1971 and adopted as the 
City’s comprehensive land use plan, said little about the area. A map entitled 
Existing Land Use, 1969 shows that at the time the upper part of the area was 
zoned for industrial use while the lower half of the area was zoned for 
recreational/green space and institutional, including utilities. A second map, 
Projected Land Use, 1990, depicts the area as entirely in an industrial use, 
including warehousing. There is no further reference to the area in any of the 
descriptions of neighborhood conditions or envisioned future land uses. 
 
An Economic Development Plan for the City of Ithaca was written in 1998 and was 
accepted by the City in March of 2003.  This plan addressed the Ithaca Gun factory 
buildings in the Gun Hill Area, recommending that the site be rehabilitated and 
reoccupied, but acknowledging that constraints, such as the lead contamination and 
the poor building conditions, would make redevelopment difficult.  The Ithaca Gun 
factory site is described as having a commanding site overlooking Fall Creek and 
the lake, located adjacent to attractive apartment complexes and in close proximity 
to the Cornell campus.  The plan states that “light industry or distinctive offices 
might be effective uses of existing floor space; new construction could include 
apartments, townhouses or office suites, all of which would fit into this historic 
environment if parking could be provided.  The 
city's ability to affect the disposition of this site 
is limited at present.” 
 
Existing ConditionsExisting ConditionsExisting ConditionsExisting Conditions    
 
USES - Currently, the area is made up of three 
uses. First, the former Ithaca Gun Factory site 
stands abandoned and empty. It is currently 
undergoing a clean up of contaminated and 
hazardous materials (see picture at right). 
Second, a parking lot, just below (west of) the 
old factory, is used by the Gun Hill apartments, 
which are located across the street to the south 
(see picture at right below). Third, an open, 
grassy slope extends below the parking lot 
down to the bottom of the hill, where the City 
has recently planted some trees. 
 



ZONING – The area is currently zoned I-1, Industrial. This zone is one of the most 
permissive in the City of Ithaca, with the exception that no residential uses are 
allowed. The following uses are permitted as of right:  
 

1. Any commercial use allowed in zones B-1, B-2, B-4, and B-5 
2. Industrial, warehousing, wholesaling, storage and handling of bulk goods 

(not including rubbish as defined in Section 196.1 of the City Code), 
lumberyards, and agriculture except that no animals may be kept within 50 
feet of any property line; 

3. Transfer station for recyclable materials 
 
Any use not permitted in any other zoning district can be located in the I-1 zone, 
subject to the issuance of a special permit of the Board of Zoning Appeals in 
accordance with Section 325-9 of the City Code and the concurrence of Common 
Council. 
 
SURROUNDING USES – The northern edge of the area is a steep slope running 
down into the Ithaca Falls gorge to Fall Creek. The falls, downstream creek and 
surrounding lands were recently designated a City Park.  Together, the gorge, creek 
and falls are a unique natural area, a great source of joy for Ithaca residents and 
visitors. The soils in this area are currently being remediated by the United States 
Environmental Protection Agency, which states on its website2, “EPA’s assessment 
of the situation calls for the removal of an estimated 2,370 tons of lead-
contaminated soil on the rocky slope between the gun factory buildings and the 
falls, backfilling the excavated area with clean soil and final site restoration. EPA 
will begin the cleanup, backfilling and site restoration at the highest point of the 
former factory property prior to moving downhill along Ithaca Falls Creek. EPA will 
install slope stabilization areas adjacent to the falls and creek to create a safe 
working environment and control erosion during the excavation work”. Fall Creek, 
from Cayuga Lake to the footbridge between the Thurston Avenue Bridge and 
Beebe Lake, is designated as a Recreational River under Article 15, Title 27 of the 
New York State Environmental Conservation Law. 
 
To the east of the area, or uphill, there is a mix of public (a sliver of a gorge tax 
parcel, 11.-3-2.1), university, and residential uses. A small, privately owned falls 
overlook is directly uphill from the site. A 
fraternity building and several grand houses 
line Willard Way. 
 
To the south of the area stands the Gun Hill 
Apartments, 210 Lake Street, a mix of 93 
dwelling units, a small retail convenience store 
and an office space (see picture at right). The 
                                                 
2
 http://www.epa.gov/region2/news/2002/02020.htm 



five building complex, ranging from three to five stories, is home primarily, if not 
exclusively, to students. 
 
The western edge of the area is the bottom of Lake Street hill. There is a small 
patch of trees sloping down on the west side of Lake Street into the abutting Fall 
Creek neighborhood. The surrounding neighborhood is predominantly two and three 
story houses, which are primarily owner occupied residences with some rental 
properties. The Fall Creek Elementary School is a block away. 
 
Envisioned FutureEnvisioned FutureEnvisioned FutureEnvisioned Future    
 
The former Ithaca Gun Factory is a major visual landmark on East Hill and a major 
part of Ithaca's industrial past. It is located on a commanding site that has major 
redevelopment potential; however, in order for a developer to be able to successfully 
reuse this site, there are several obstacles that need to be overcome. The site has 
lead contamination as well as some other possible contaminants. A developer will 
first have to deal with the environmental clean up of the site and then will need to 
develop a project that will be in harmony with the surrounding area and that will 
not have a negative effect on the adjacent gorge. The City’s first goal for the Gun 
Hill Area should be to insure that its contamination is properly remediated. 
 
Since the Ithaca Gun Factory has been vacant for such a long time, it has become a 
target for graffiti and vandalism. Despite its beautiful location and historic 
buildings, the site has become an eyesore to the nearby residential uses. It is in the 
City’s interest to work toward development of the site, but any development of the 
site should be sensitive to its history and to the extraordinary natural beauty of its 
setting. 
 
The City of Ithaca Conservation Advisory Council commented at their July 14, 2003 
meeting that the site of the Ithaca Gun factory and the surrounding area is perhaps 
the most unique and environmentally significant building site within City limits, 
due to its proximity to Ithaca Falls and the adjacent natural area. They further 
commented that they support mixed-use redevelopment of the existing, abandoned 
factory, but that they urge that great care be taken to ensure that any new 
development on this site respect the adjacent natural features and not intrude upon 
them or diminish their quality.  This should be a second goal for the area. 
 
The Gun Hill area is zoned industrial, which has clearly become inconsistent with 
the surrounding uses. The surrounding residential uses would be negatively 
impacted by industrial uses at this location. In order to be compatible with the 
surrounding land uses, a mix of residential and low impact commercial uses should 
be considered for the redevelopment of this area.  This is a third City goal for the 
area. 
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This document was developed in color.  Reproduction in B/W may not represent the data as intended.
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