
 

PLANNING BOARD MEETING  

Lansing Town Hall Board Room 
 

Monday, November 17, 2025  

6:30 PM  

AGENDA 

SUBJECT TO CHANGE 

Meeting is open to the public and streamed live on YouTube. 

VIEW THE MEETING LIVE - TOWN OF LANSING YOUTUBE CHANNEL 

To find our YouTube Channel - Go to www.lansingtown.com, click on the “YouTube” Icon (red square) 

located on the bottom left corner of our Home Page. 

 

1. Call Meeting to Order 

2. Roll Call 

3. Action Items 

a. Project: Final Plat Review of Minor Subdivision (2 Lots) – 118 Sharpsteen Rd 

Applicant: George Gesslein, owner 

Location: 118 Sharpsteen Rd TPN 5.-1-13 

Project Description: Minor subdivision of lands located at 118 Sharpsteen Rd into two 

parcels: “Parcel 1” (118.21-acres), “Parcel 2” (5.22-acres), This project is located in the AG 

zoning district 

SEQR: Unlisted Action – SEAF part 2 required  

Anticipated Action:  Public Hearing, SEQR pt 2 

 

b. Project: Site Plan Review – 164 Auburn Road                 

Applicant: Andy Sciarabba, owners’ agent   

Location: 164 Auburn Road TPN 31.-1-15.21  

Project Description: Site Plan Review of new professional office park and associated site 

work including new paving and stormwater management practices. This project is located in 

the IR zoning district 

SEQR: Type I – further review required 

Anticipated Action: Public Hearing, SEQR   

 

4. Adjourn Meeting 

In accordance with the Americans with Disabilities Act, persons who need accommodation to attend or 

participate in this meeting should contact the Town Clerk’s Office at 607-533-4142.  Request should be 

made 72 hours prior to the meeting. 
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September 29, 2025 
 
Mr. John Zepko 
Director of Planning & Code Enforcement 
Town of Lansing 
29 Auburn Road 
Lansing, NY 14882 
 
RE:  S.E.E. Associates 

164 Auburn Road   
Proposed Office Building 
John Zepko Project Review Letter Dated 8-25-25 

 
Dear John, 
 
S.E.E. Associates is in receipt of your review letter dated August 25, 2025. You provided this letter 
following a developer’s conference which was suggested by the Planning Board at their July 28, 2025, 
meeting. The developer’s conference was held on August 5, 2025, and attended by you, Dean Shea – 
Planning Board Chairman, Eric Eisenhut – S.E.E. Associates, and myself. I have included the items from 
your review letter below as italicized text and have provided our responses in bold text.  
 

1. The application materials (NY CRIS Map & SEAF) show the project area falls within an area of 
potential archeological sensitivity. The applicant should provide a Letter of No Impact from the NYS 
Historic Preservation Office. See also §270-27 H. (12) of the zoning code. 
A letter of No Impact was received from the NYS Historic Preservation Office on September 
26, 2025, and is attached to this letter.  
 

2. The applicant should submit a Parcel Jurisdictional Determination Request to the NYS DEC to 
determine if an area meets the criteria for classification as a regulated freshwater wetland and/or 
adjacent area under the Freshwater Wetlands Act. If a positive parcel JD is received a wetland 
delineation or wetland permits may be required. The results of this communication to the NYS DEC 
should be provided to the Planning Board. See also §270-27 H. (12) of the zoning code.   
Delta Engineers, Architects, & Surveyors completed a wetland delineation on September 3, 
2025, and summarized their findings in a delineation report dated September 26, 2025. The 
report indicates Wetlands are present along the western and southern property boundaries 
which may be under the jurisdiction of the NYSDEC and/or the US Army Corps of Engineers. 
The wetland boundaries and a 100’ buffer were added to the revised site plans and 
demonstrate that the project will not impact the delineated wetlands nor the 100’ buffer to 
the delineated wetlands.  
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3. The applicant should provide AM/PM peak hour trips from the latest edition of the ITE Manual.   

S.E.E. Associates submitted a Stage 1 Commercial Driveway application and sight distance 
calculations to the NYSDOT on September 18, 2025. The Stage 1 application requires an 
estimation of AM/PM peak hour trips based on similar development history, the ITE manual, 
or a Professional Engineer’s estimate. A Professional Engineer’s estimate was provided as part 
of the application. Based on that estimate, the NYSDOT has approved the driveway location 
and has not requested a trip generation based on the ITE manual. A copy of the Stage 1 
application, sight distance calculations, and NYSDOT email approving the driveway location 
are attached to this letter. 
 

4. Please provide a stormwater management plan that shows the quantity of and method by which 
stormwater will be attenuated. (§270-27 H. (1) and (2)).  
We presented a preliminary grading plan and calculations at the developer’s conference for a 
stormwater attenuation basin to be located along the southern and western limits of the 
project. This basin will reduce runoff rates from the 1- and 10-year storms to below pre-
developed conditions and reduce runoff from the 100-year storm by 8%. The basin has been 
further detailed on the revised drawing set, and a copy of the updated hydraulic calculations 
has been attached to this letter. 

 
5. §270-27 H. (5) requires provisions for parking facilities and sidewalks along public thoroughfares, 

unless applicant demonstrates that a sidewalk is not feasible due to site constraints. Please 
demonstrate how safe pedestrian and bicycle access and circulation have been accommodated. 
See also §270-27 H. (10). 
There are no public sidewalks on NYS Rte 34 north of the property, nor across from the 
property, and the closest public sidewalk is located 2000’ south of the property at the 
intersection of NYS Rte 34 and Louise Bement Lane. A sidewalk along the frontage of this 
project is not practical, nor safe, as it would have no connection to an adjoining walk or 
crosswalk. Even though there are no bike lanes along the highway, a bike rack has been added 
to the site plan as requested by the Planning Board at their June 23, 2025, meeting. 

 
6. Please provide a photometric lighting plan per the site plan application checklist § 270-40.7 and 

§270-27 H. (6) of the zoning code. 
A photometric plan was prepared by Jademar Lighting and has been included in the revised 
drawing set. 

 
7. Please provide a landscaping plan per the site plan application checklist, § 270-40.1 and §270-27 H. 

(9). of the zoning code. Additional guidance can be found in §270 attachment 8 “Town of Lansing 
Buffer Chart”. 
Proposed plantings and a plant schedule were included on drawing C-103 “Site Plan and 
Details” as part of the original submission dated May 27, 2025. At the June 23, 2025, meeting 
the Planning Board requested additional plantings be added along the north property line to 
screen the parking lot from the neighbors to the north. They also requested low shrubs be 
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added to the berm located east of the parking lot. Drawing C-106 “Planting Plan and Details” 
has been added to the drawing set showing the additional plantings.  
 

8. Please show the method by which solid waste receptacles will be screened §270-27 H (15).  
Due to the small size of the building, exterior dumpsters will not be necessary. Tenants will 
use individual toters for trash and recycling that will be stored indoors, then rolled out to the 
parking lot on pickup days. A 7’ x 18’ paved area for these toters has been located at the north 
end of the parking lot and screening plantings have been shown.   
 

9. Please show the location building mechanicals and provide adequate screening. §270-27 H (16) & 
(17).   
Mini-split condensers will be used for heating and cooling and will be located in the rear of the 
building out of view of the general public as shown on drawing A-1 “Proposed Floor Plan”. No 
screening is proposed. 

 
10. Provide a response to GML 239 Letter dated 3 July 2025. 

George Breuhaus, Architect, has provided a response letter providing documentation of the 
four energy elements, and S.E.E. Associates has submitted the previously mentioned Stage 1 
NYSDOT application. A copy of the Architect’s letter and the email from the NYSDOT 
approving the driveway location are attached to this letter. 

  
Attached to this letter are the following documents: 
 

• New York State Parks, Recreation and Historic Preservation no impact letter  
• Delta wetland delineation report  
• NYDOT stage 1 application 
• Sciarabba Engineering sight distance calculations 
• NYSDOT driveway location approval email 
• HydroCAD attenuation basin calculations 
• George Breuhause GML 239 response letter 

 
We look forward to discussing these items with the Planning Board at the October 27, 2025, meeting. 
 

 
 
Andrew J. Sciarabba, P.E.      
Owner/Principal Engineer 
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KATHY HOCHUL
Governor

RANDY SIMONS
Commissioner Pro Tempore

September 26, 2025

ANDREW SCIARABBA
Sciarabba Engineering, PLLC
9664 Kingtown Road
TRUMANSBURG, NY, NY 14886

Re: SEQRA
164 Auburn Road Commercial Development
25PR08624

Dear ANDREW SCIARABBA:

Thank you for requesting the comments of the Office of Parks, Recreation and Historic
Preservation (OPRHP). We have reviewed the project in accordance with the New York State
Historic Preservation Act of 1980 (Section 14.09 of the New York Parks, Recreation and Historic
Preservation Law). These comments are those of the OPRHP and relate only to Historic/Cultural
resources. They do not include potential environmental impacts to New York State Parkland that
may be involved in or near your project.

Based upon this review, it is the opinion of OPRHP that no properties, including archaeological
and/or historic resources, listed in or eligible for the New York State and National Registers of
Historic Places will be impacted by this project.

If further correspondence is required regarding this project, please be sure to refer to the
OPRHP Project Review (PR) number noted above. If you have any questions, please contact
Tamara Pilson at the following email address:

Tamara.Pilson@parks.ny.gov

Sincerely,

R. Daniel Mackay

Deputy Commissioner for Historic Preservation
Division for Historic Preservation

New York State Office of Parks, Recreation and Historic Preservation
Division for Historic Preservation, Peebles Island, PO Box 189, Waterford, New York 12188-0189

(518) 237-8643 • https://parks.ny.gov/shpo 12
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“We are a seamless extension of our clients’ organizations” 

327 West Fayette St, Suite 300 
Syracuse, New York 13202 

Tel: 315.695.7228 
 www.delta-eas.com 

September 26, 2025 
 
Eric Eisenhut 
S.E.E. Associates 
11 Dandyview Heights 
Lansing, New York 14882 

 
RE: Wetland Delineation at the 164 Auburn Road Site, Town of Lansing,  
 Tompkins County, New York.  Delta Project No.:  2025.428.001 
 
Dear Mr. Eisenhut: 
 

Delta Engineers, Architects, Land Surveyors, & Landscape Architects, DPC (Delta) conducted a wetland delineation 
on one parcel (Tax Id No. 31.-1-15.21) located west of Auburn Road in the Towns of Lansing, Tompkins County, New 
York (Figure 1).  The site is approximately 5.62 acres.  Delta conducted this wetland delineation on September 3, 2025.  
The wetland delineation was conducted following the methods outlined in the U.S. Army Corps of Engineers (Corps) 
Manual (Environmental Laboratory 1987), the Corps Regional Supplement (2012) and the 1995 New York State 
Department of Environmental Conservation (NYSDEC) Freshwater Wetland Delineation Manual.   

This report includes a review of the background information, a methods section, results, which include site ecology, 
wetlands, and a summary of our findings. 

Background Information 
The US Geologic Survey (USGS) topographic map (Figure 1) shows that the site is located west of Auburn Road.  

The site slopes to the west. 

The NYS Freshwater Wetlands map (Figure 2) shows one area of informational freshwater wetland mapping 
encroaching on the site in the southwest corner.  

The National Wetlands Inventory (NWI) map (Figure 3) prepared by the United States Fish and Wildlife Service 
(USFWS) shows one wetland (R4SBC-Riverine, Intermittent, Stream Bed, Seasonally Flooded) is mapped on the site.  
The NWI map is intended as an advisory map and is not intended as a map of regulated wetlands. 

The Soil Survey map (Figure 4) obtained from the Tompkins County Soil Survey shows that the site contains one (1) 
mapped soil type.  The soil type, drainage class, and hydric rating are shown in Table 1 below. 

Table 1. Soil Type with Drainage Class and Hydric Rating 

Soil Type Drainage Class Hydric Rating (%) 
Ovid silt loam, 0 to 6 percent slopes (OaA) Somewhat poorly drained 10 

Ovid silt loam is identified as hydric soils due to minor components of the soil series being hydric soils. 

The Surface Water Classification map (Figure 5) prepared by the NYSDEC shows two mapped surface waters on the 
site.  The streams are identified as a tributary of Salmon Creek (Item No. 898-234), a Class C streams with C Standards.  
These streams are not regulated under NYSDEC Article 15 Protection of Waters.  The mapped stream on the northern 
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portion of the site was not present during the site investigation.  This tributary may have been relocated along Auburn 
Road. 

Methods 
Flagging of the wetlands on the site and the data collection at the boundaries were conducted by Delta on 

September 3, 2025.  The boundaries were delineated using the federal criteria for vegetation, soils, and hydrology 
(Environmental Laboratory 1987, U.S. Army Corps of Engineers 2012, U.S. Army Corps of Engineers 2023, USDA NRCS 
2024, and NYSDEC 1995). 

Surveyor’s ribbon was placed along the wetland boundaries based on observations of vegetation, soils, and 
hydrology conditions.  Wetland flags were located by Delta EAS Survey crew. 

To further support the wetland boundaries, data on the vegetation, the soils, and hydrology were obtained from 
sample plots located within the wetland boundaries.  Delta sampled five (5) plots and one stream data point in and 
around the wetland and upland sides of the flagged wetland boundaries.  The plot data were recorded on data sheets 
that comply with those used in the regional supplement (Corps 2012). 

Vegetation data were collected in all sample plots.  Ocular estimates of the percent areal cover by plant species 
for each vegetation layer (tree, shrub, and herbaceous) were recorded.  The sample plots varied in size according to 
the vegetation layer being sampled.  The sizes were: 30-foot radius for the tree layer, 15-foot radius for the shrub, and 
5-foot radius for the herbaceous layer. 

The presence of wetland vegetation was determined when more than 50 percent of the dominant species in a 
sample plot had an indicator status of obligate (OBL), facultative-wet (FACW), or facultative (FAC).  The dominant 
species for each layer in a plot were determined by ranking the species in decreasing order of percent cover and 
recording those species which, was cumulatively totaled, immediately exceeded 50 percent of the total cover of that 
layer.  Additionally, any plant species that comprised 20 percent or more of the total cover for each layer was 
considered to be a dominant species. 

Plant species were identified primarily using the Manual of Vascular Plants of Northeastern United States and 
Adjacent Canada (Gleason and Cronquist 1991), New Britton and Brown Illustrated Flora (Gleason 1952), and Gray’s 
Manual of Botany (Fernald 1950).  Scientific nomenclature follows the 2022 National Wetland Plant List (U.S. Army 
Corps of Engineers 2023), A Checklist of New York State Plants (Mitchell and Tucker 1997), and Catalogue of the 
Vascular Plants of New York State (Werier 2017).  The indicator status for each plant species was determined using the 
2022 National Wetland Plant List (U.S. Army Corps of Engineers 2023). 

Soil and hydrology data were collected in soil pits or soil borer holes to a minimum depth of 18 inches within each 
sample plot.  Soil characteristics were noted along the soil profile at the depth specified by the Corps criteria (USDA 
NRCS 2024).  Procedures for identifying hydric soils as outlined in the Field Indicators of Hydric Soils in the United States 
(USDA NRCS 2024) were also followed.  Soil colors were determined by using the Munsell color chart.  Primary and 
secondary indicators of hydrology were also noted at each sample plot.  The wetland boundaries were refined based 
on intermediate soil borer holes along each transect. 

Wetland areas are described in the wetland section.  Data sheets for wetlands on the site are included in Appendix 
A.  Photographs of the wetlands on the site are included in Appendix B. 

Site Ecology 
The site consists of old field and scrub-shrub cover types (Figure 6). The old field contained European buckthorn 

(Rhanmnus cathartica), Morrow’s honeysuckle (Lonicera morowii) in the shrub layer and, hedge bedstraw (Gallium 
mollugo), brown knapweed (Centaurea jacea), narrow leaf goldenrod (Euthamia graminfolia), tall goldenrod (Solidago 
altissma), Canada Goldenrod (Solidago canadensis) and rough goldenrod (Solidago rugosa) in the herbaceous layer. 
The scrub-shrub areas contained box elder (Acer negundo) in the tree layer.  The shrub layer was dominated by 
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Morrow’s honeysuckle and box elder.  The herbaceous layer was dominated by black raspberry (Rubus occidentalis) 
and rough goldenrod. 

Wetlands and Waters 
Delta located three (3) wetland/water on the site while conducting the wetland delineation (Figure 7).  Delta 

identified these areas as Wetland A, Wetland B, and Swale 2.  Wetland determination data sheets are found in 
Appendix A and photographs are shown in Appendix B.  The location of the plots and photograph locations are shown 
on Figure 8. 

Table 2.  Wetlands Summary 

Wetland (a) Wetland Classification/Flow Regime (b) Jurisdiction(c) 
Wetland A Scrub-shrub (PSS) Jurisdictional (Federal and State) 
Wetland B Emergent (PEM) Jurisdictional (Federal and State) 

Swale 2 Intermittent Jurisdictional (Federal and State) 

(a) Wetlands/waters delineated by Delta on September 3, 2025.   
(b) Flow Regime observed by Delta on September 3, 2025. 
(c) Assumed jurisdiction based on map resource information and the field review by Delta. 

Wetland A 
Wetland A was a shrub/scrub wetland.  Wetland A is approximately 0.08 acres (3749 sq ft) of wetlands on the site. 

The shrub layer was dominated by European buckthorn and box elder.  The herbaceous layer contained moneywort 
(Lysimachia nummularia), rough goldenrod and late goldenrod (Solidago gigantea). 

Soil present in Wetland A was mapped as Ovid silt loam, 0 to 6 percent slopes (Figure 4).  Soil sample displayed the 
Redox Dark surface (F6) Hydric Soil Indicator. 

Wetland hydrology was indicated by Drainage Patterns (B10), Geomorphic Position (D2), Microtopographic Relief 
(D4) and FAC-Neutral Test (D5). 

Jurisdiction would need to be determined by the NYSDEC and Corps. 

Wetland B 
Wetland B was an emergent wetland.  Wetland B is approximately 0.23 acres. 

Shrub present in this layer was European buckthorn.  The herbaceous layer contained Reed canary grass (Phalaris 
arundinacea), rough goldenrod, narrowleaf goldenrod, tall goldenrod and wild carrot (Daucus carota). 

Soil present in Wetland B was mapped as Ovid silt loam, 0 to 6 percent slopes (Figure 4).  Soil sample displayed the 
Depleted Matrix (F3) Hydric Soil Indicator. 

Wetland hydrology was indicated by Drainage Patterns (B10), Geomorphic Position (D2), and FAC-Neutral Test 
(D5). 

Jurisdiction would need to be determined by the NYSDEC and Corps. 

Swale 2 
Swale 2 was an intermittent drainage swale located along a portion of the western boundary.  Swale 2 is 

approximately 0.03 acres and approximately 186 feet long and ranges in width from 6 to 10 feet wide. 

No vegetation was present in bed of the swale.  
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The substrate of the swale was silt loam. 

Wetland hydrology was indicated by Water Marks (B1), Drainage Patterns (B10), and Geomorphic Position (D2). 

Jurisdiction would need to be determined by the NYSDEC and Corps. 

Summary 
Delta was contracted to delineate the wetlands on a 5.62-acre site located on west side of Auburn Road in the 

Towns of Lansing (Tax Id No 31.-1-15.21), Tompkins County, New York. 

Delta reviewed available background information maps prior to the field review.  The NYSDEC freshwater wetlands 
mapping shows one informational freshwater wetland mapped on site.  The NWI map shows one a riverine wetland 
along the south boundary of the site.  One soil was mapped on the site: Ovid silt loam, 0 to 6 percent slopes (OaA) and 
is considered a hydric soil. 

Delta delineated two wetlands (Wetland A and Wetland B) areas and a drainage swale (Swale 2) on the site.  All 
delineated areas could be jurisdictional by the US Army Corps of Engineers and NYS Department of Environmental 
Conservation.  The US Army Corps of Engineers and NYS Department of Environmental Conservation would have to 
make the final decision on their extent of jurisdiction. 

I trust this letter report is sufficient for your needs currently.  If you have any questions or need additional 
information, please contact me. 

Respectfully,  
DELTA ENGINEERS, ARCHITECTS, LAND SURVEYORS, & LANDSCAPE ARCHITECTS, DPC 

 
Stephen L. Sheridan 
Director of Ecological Services 
Enc.
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology Yes

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No
No
No

Yes

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply) Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): Long: Datum:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Northcentral and Northeast Region 

See ERDC/EL TR-12-1; the proponent agency is CECW-COR

OMB Control #: 0710-0024, Exp: 09/30/2027 
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

City/County: Sampling Date:

Landform (hillside, terrace, etc.): Local relief (concave, convex, none): Slope %:

Sampling Point:

Section, Township, Range:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

164 Auburn Rd - Lansing

None

Lansing/ Tompkins 2025-09-03

SEE Associates New York A-1U

S. Sheridan 31.-1-15.21
Hillslope Convex 4

42.53997898 -76.4944584 NAD83_2011

Ovis silt loam, 0 to 6% slopes
R 140

✔

✔

✔

✔

✔ ✔

Photo 8

✔

✔

✔ ✔

28

Section 3, Item b.



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.=Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in 
diameter at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

data in Remarks or on a separate sheet)

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

3 - Prevalence Index is ≤3.01

=Total Cover

Prevalence Index  = B/A =

(A)

) OBL species

Multiply by:

FACW species

UPL species

FACU species

Prevalence Index worksheet:

FAC species

Total % Cover of:

(B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC:

(A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants.

Tree Stratum )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

30 ft r

5

Acer negundo 5 ✔ FAC

A-1U

3

75.00

4

15 ft r

Lonicera morrowii 30 ✔ FACU

Acer negundo 15 ✔ FAC

Rhus typhina 5

0

260

0

10 20
40 120

30 120
0 0
80

3.25

50

✔5 ft r

85

Rubus occidentalis 55
Solidago rugosa 20
Lysimachia nummularia 10

✔

✔ FAC
FACW

30 ft r

✔
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Sampling Point

Dark Surface (S7)

MLRA 149B)

Redox Depressions (F8)
Marl (F10) (LRR K, L)
Red Parent Material (F21) (MLRA 145)

Redox Dark Surface (F6)
Depleted Dark Surface (F7)

Yes No

Remarks:

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)

High Chroma Sands (S11) (LRR K, L)
Loamy Mucky Mineral (F1) (LRR K, L)

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Polyvalue Below Surface (S8) (LRR R,
Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5)
Depleted Below Dark Surface (A11)�
Thick Dark Surface (A12)
,URQ�0RQRVXOILGH��$���
Mesic Spodic (A17)

 (MLRA 144A, 145, 149B) 
6DQG\�Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)

Thin Dark Surface (S9) (LRR R, MLRA 149B)

2 cm Muck (A10) (LRR K, L, MLRA 149B)�
5 cm Mucky Peat or Peat (S3) (LRR K, L, R)�
Polyvalue Below Surface (S8) (LRR K, L)�Thin 
Dark Surface (S9) (LRR K, L)
Iron-Manganese Masses (F12) (LRR K, L, R)�
Piedmont Floodplain Soils (F19) (MLRA 149B)�
Red Parent Material (F21) (outside MLRA 145) 
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Loc2 Texture Remarks

SOIL
Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,�
unless disturbed or problematic.

-

-

-

-

-

-

-

-

-

-

-

A-1U

0 18 10YR 4/3 100 Silt Loam

✔18
Rock
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology Yes

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No
No
No

Yes

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply) Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): Long: Datum:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Northcentral and Northeast Region 

See ERDC/EL TR-12-1; the proponent agency is CECW-COR

OMB Control #: 0710-0024, Exp: 09/30/2027 
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

City/County: Sampling Date:

Landform (hillside, terrace, etc.): Local relief (concave, convex, none): Slope %:

Sampling Point:

Section, Township, Range:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

164 Auburn Rd - Lansing

None

Lansing/ Tompkins 2025-09-03

SEE Associates New York A-1W

S. Sheridan 31.-1-15.21
Hillslope Concave 4

42.539945 -76.4945411 NAD83_2011

Ovid silt loam, 0 to 6% slopes
R 140

✔

✔

✔

✔

✔

✔

Photo 7

✔

✔

✔

✔

✔

✔

✔ ✔
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Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.=Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in 
diameter at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

data in Remarks or on a separate sheet)

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

3 - Prevalence Index is ≤3.01

=Total Cover

Prevalence Index  = B/A =

(A)

) OBL species

Multiply by:

FACW species

UPL species

FACU species

Prevalence Index worksheet:

FAC species

Total % Cover of:

(B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC:

(A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants.

Tree Stratum )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

30 ft r

A-1W

5

100.00

5

15 ft r

Rhamnus cathartica 60 ✔ FAC

Acer negundo 20 ✔ FAC

Lonicera morrowii 5 FACU

0

635

0

105 210
135 405

5 20
0 0
245

2.59

85

✔

✔

5 ft r

160

Lysimachia nummularia 70
Solidago rugosa 40
Solidago gigantea 35
Rhamnus cathartica 15

✔ FACW
✔ FAC
✔ FACW

FAC

30 ft r

✔
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Sampling Point

Dark Surface (S7)

MLRA 149B)

Redox Depressions (F8)
Marl (F10) (LRR K, L)
Red Parent Material (F21) (MLRA 145)

Redox Dark Surface (F6)
Depleted Dark Surface (F7)

Yes No

Remarks:

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)

High Chroma Sands (S11) (LRR K, L)
Loamy Mucky Mineral (F1) (LRR K, L)

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Polyvalue Below Surface (S8) (LRR R,
Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5)
Depleted Below Dark Surface (A11)�
Thick Dark Surface (A12)
,URQ�0RQRVXOILGH��$���
Mesic Spodic (A17)

 (MLRA 144A, 145, 149B) 
6DQG\�Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)

Thin Dark Surface (S9) (LRR R, MLRA 149B)

2 cm Muck (A10) (LRR K, L, MLRA 149B)�
5 cm Mucky Peat or Peat (S3) (LRR K, L, R)�
Polyvalue Below Surface (S8) (LRR K, L)�Thin 
Dark Surface (S9) (LRR K, L)
Iron-Manganese Masses (F12) (LRR K, L, R)�
Piedmont Floodplain Soils (F19) (MLRA 149B)�
Red Parent Material (F21) (outside MLRA 145) 
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Loc2 Texture Remarks

SOIL
Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,�
unless disturbed or problematic.

-

-

-

-

-

-

-

-

-

-

-

A-1W

0 11 10YR 3/1 95 10YR 3/3 5 D M Silt Loam

11 18 10YR 4/1 90 10YR 4/6 10 D M Silt Loam

✔

✔Rock
18
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology Yes

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No
No
No

Yes

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply) Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): Long: Datum:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Northcentral and Northeast Region 

See ERDC/EL TR-12-1; the proponent agency is CECW-COR

OMB Control #: 0710-0024, Exp: 09/30/2027 
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

City/County: Sampling Date:

Landform (hillside, terrace, etc.): Local relief (concave, convex, none): Slope %:

Sampling Point:

Section, Township, Range:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

164 Auburn Rd - Lansing

None

Lansing/ Tompkins 2025-09-03

SEE Associates New York B-1U

S. Sheridan 31.-1-15.21
Hillslope Convex 4

42.5406446 -76.4943476 NAD83_2011

Ovid silt loam, 0 to 6% slopes
R 140

✔

✔

✔

✔

✔ ✔

✔

✔

✔ ✔
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Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.=Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in 
diameter at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

data in Remarks or on a separate sheet)

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

3 - Prevalence Index is ≤3.01

=Total Cover

Prevalence Index  = B/A =

(A)

) OBL species

Multiply by:

FACW species

UPL species

FACU species

Prevalence Index worksheet:

FAC species

Total % Cover of:

(B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC:

(A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants.

Tree Stratum )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

30 ft r

B-1U

2

50.00

4

15 ft r

Rhamnus cathartica 33 ✔ FAC
0

449

0

0 0
63 189

65 260
0 0
128

3.50

33
5 ft r

105

Solidago altissima 40
Solidago canadensis 25
Solidago rugosa 25
Rubus occidentalis 10
Rhamnus cathartica 5

✔ FACU
✔ FACU
✔ FAC

FAC

30 ft r

✔

35

Section 3, Item b.



Sampling Point

Dark Surface (S7)

MLRA 149B)

Redox Depressions (F8)
Marl (F10) (LRR K, L)
Red Parent Material (F21) (MLRA 145)

Redox Dark Surface (F6)
Depleted Dark Surface (F7)

Yes No

Remarks:

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)

High Chroma Sands (S11) (LRR K, L)
Loamy Mucky Mineral (F1) (LRR K, L)

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Polyvalue Below Surface (S8) (LRR R,
Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5)
Depleted Below Dark Surface (A11)�
Thick Dark Surface (A12)
,URQ�0RQRVXOILGH��$���
Mesic Spodic (A17)

 (MLRA 144A, 145, 149B) 
6DQG\�Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)

Thin Dark Surface (S9) (LRR R, MLRA 149B)

2 cm Muck (A10) (LRR K, L, MLRA 149B)�
5 cm Mucky Peat or Peat (S3) (LRR K, L, R)�
Polyvalue Below Surface (S8) (LRR K, L)�Thin 
Dark Surface (S9) (LRR K, L)
Iron-Manganese Masses (F12) (LRR K, L, R)�
Piedmont Floodplain Soils (F19) (MLRA 149B)�
Red Parent Material (F21) (outside MLRA 145) 
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Loc2 Texture Remarks

SOIL
Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,�
unless disturbed or problematic.

-

-

-

-

-

-

-

-

-

-

-

B-1U

0 5 10YR 4/1 95 10YR 4/4 5 D M Silt Loam

5 11 10YR 4/2 83 10YR 4/4 7 D M Silt Loam

5 11 10YR 6/6 10 C M Silt Loam

✔

✔
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology Yes

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No
No
No

Yes

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply) Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): Long: Datum:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Northcentral and Northeast Region 

See ERDC/EL TR-12-1; the proponent agency is CECW-COR

OMB Control #: 0710-0024, Exp: 09/30/2027 
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

City/County: Sampling Date:

Landform (hillside, terrace, etc.): Local relief (concave, convex, none): Slope %:

Sampling Point:

Section, Township, Range:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

164 Auburn Rd - Lansing

None

Lansing/ Tompkins 2025-09-03

SEE Associates New York B-1W

S. Sheridan 31.-1-15.21
Toeslope Concave 2

42.5405968 -76.4944490 NAD83_2011

Ovid silt loam, 0 to 6% slopes
R 140

✔

✔

✔

✔

✔

✔

GPS pt 40.  Photos 11-14

✔

✔

✔

✔

✔

✔

✔ ✔
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Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.=Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in 
diameter at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

data in Remarks or on a separate sheet)

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

3 - Prevalence Index is ≤3.01

=Total Cover

Prevalence Index  = B/A =

(A)

) OBL species

Multiply by:

FACW species

UPL species

FACU species

Prevalence Index worksheet:

FAC species

Total % Cover of:

(B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC:

(A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants.

Tree Stratum )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

30 ft r

B-1W

4

100.00

4

15 ft r

Rhamnus cathartica 10 ✔ FAC
0

410

0

65 130
85 255

0 0
5 25
155

2.64

10

✔

✔

5 ft r

145

Phalaris arundinacea 45
Solidago rugosa 40
Euthamia graminifolia 35
Solidago gigantea 20
Daucus carota 5

✔ FACW
✔ FAC
✔ FAC

FACW
UPL

30 ft r

✔
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Sampling Point

Dark Surface (S7)

MLRA 149B)

Redox Depressions (F8)
Marl (F10) (LRR K, L)
Red Parent Material (F21) (MLRA 145)

Redox Dark Surface (F6)
Depleted Dark Surface (F7)

Yes No

Remarks:

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)

High Chroma Sands (S11) (LRR K, L)
Loamy Mucky Mineral (F1) (LRR K, L)

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Polyvalue Below Surface (S8) (LRR R,
Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5)
Depleted Below Dark Surface (A11)�
Thick Dark Surface (A12)
,URQ�0RQRVXOILGH��$���
Mesic Spodic (A17)

 (MLRA 144A, 145, 149B) 
6DQG\�Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)

Thin Dark Surface (S9) (LRR R, MLRA 149B)

2 cm Muck (A10) (LRR K, L, MLRA 149B)�
5 cm Mucky Peat or Peat (S3) (LRR K, L, R)�
Polyvalue Below Surface (S8) (LRR K, L)�Thin 
Dark Surface (S9) (LRR K, L)
Iron-Manganese Masses (F12) (LRR K, L, R)�
Piedmont Floodplain Soils (F19) (MLRA 149B)�
Red Parent Material (F21) (outside MLRA 145) 
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Loc2 Texture Remarks

SOIL
Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,�
unless disturbed or problematic.

-

-

-

-

-

-

-

-

-

-

-

B-1W

0 7 10YR 4/1 85 10YR 4/6 10 C M Silt Loam

0 7 10YR 6/2 5 D M Silt Loam

7 11 2.5Y 6/2 100 Silt Loam gravelly

✔

✔11
Rock
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Lat:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology Yes

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

No
No
No

Yes

Remarks: 

No
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Saturation Present? Yes No Depth (inches): Wetland Hydrology Present?
Water Table Present? Yes No Depth (inches):

Sparsely Vegetated Concave Surface (B8) FAC-Neutral Test (D5)

Field Observations:
Surface Water Present? Yes No Depth (inches):

Iron Deposits (B5) Thin Muck Surface (C7) Shallow Aquitard (D3)
Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Microtopographic Relief (D4)

Drift Deposits (B3) Presence of Reduced Iron (C4) Stunted or Stressed Plants (D1)
Algal Mat or Crust (B4) Recent Iron Reduction in Tilled Soils (C6) Geomorphic Position (D2)

Remarks:  (Explain alternative procedures here or in a separate report.)

HYDROLOGY
Wetland Hydrology Indicators: Secondary Indicators (minimum of two required)
Primary Indicators (minimum of one is required; check all that apply) Surface Soil Cracks (B6)

Surface Water (A1)

Water Marks (B1) Hydrogen Sulfide Odor (C1) Crayfish Burrows (C8)
Sediment Deposits (B2) Oxidized Rhizospheres on Living Roots (C3) Saturation Visible on Aerial Imagery (C9)

Water-Stained Leaves (B9) Drainage Patterns (B10)
High Water Table (A2) Aquatic Fauna (B13) Moss Trim Lines (B16)
Saturation (A3) Marl Deposits (B15) Dry-Season Water Table (C2)

Is the Sampled Area
Hydric Soil Present? Yes within a Wetland? Yes No

significantly disturbed? Are “Normal Circumstances” present? No

naturally problematic? (If needed, explain any answers in Remarks.)

Hydrophytic Vegetation Present? Yes

Wetland Hydrology Present? Yes If yes, optional Wetland Site ID:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes No (If no, explain in Remarks.) 

Subregion (LRR or MLRA): Long: Datum:

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Northcentral and Northeast Region 

See ERDC/EL TR-12-1; the proponent agency is CECW-COR

OMB Control #: 0710-0024, Exp: 09/30/2027 
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

City/County: Sampling Date:

Landform (hillside, terrace, etc.): Local relief (concave, convex, none): Slope %:

Sampling Point:

Section, Township, Range:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

164 Auburn Rd - Lansing

None

Lansing/ Tompkins 2025-09-03

SEE Associates New York Up1

S. Sheridan 31.-1-15.21
Flat Convex 2

42.5406680 -76.4933106 NAD83_2011

Ovid silt loam, 0 to 6% slopes
R 140

✔

✔

✔

✔

✔ ✔

Photos 1-4

✔

✔

✔ ✔
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Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations1 (Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Hydrophytic 
Vegetation 
Present? Yes No

Herb – All herbaceous (non-woody) plants, regardless 
of size, and woody plants less than 3.28 ft tall.=Total Cover

Sapling/shrub – Woody plants less than 3 in. DBH 
and greater than or equal to 3.28 ft (1 m) tall.

Definitions of Vegetation Strata:

Tree – Woody plants 3 in. (7.6 cm) or more in 
diameter at breast height (DBH), regardless of height.

Woody Vine Stratum ) Woody vines – All woody vines greater than 3.28 ft in 
height.

Problematic Hydrophytic Vegetation1 (Explain)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

data in Remarks or on a separate sheet)

=Total Cover 1 - Rapid Test for Hydrophytic Vegetation

) 2 - Dominance Test is >50%

Hydrophytic Vegetation Indicators:

3 - Prevalence Index is ≤3.01

=Total Cover

Prevalence Index  = B/A =

(A)

) OBL species

Multiply by:

FACW species

UPL species

FACU species

Prevalence Index worksheet:

FAC species

Total % Cover of:

(B)

Percent of Dominant Species 
That Are OBL, FACW, or FAC:

(A)

Total Number of Dominant 
Species Across All Strata:

VEGETATION – Use scientific names of plants.

Tree Stratum )
Absolute 
% Cover

Dominant 
Species?

Indicator 
Status Dominance Test worksheet:

Number of Dominant Species 
That Are OBL, FACW, or FAC:

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

30 ft r

Up1

2

40.00

5

15 ft r

Rhamnus cathartica 10 ✔ FAC

Lonicera morrowii 5 ✔ FACU

0

800

0

0 0
80 240

115 460
20 100
215

3.72

15
5 ft r

200

Galium mollugo 60
Centaurea jacea 50
Euthamia graminifolia 40
Solidago rugosa 30
Daucus carota 20

✔ FACU
✔ FACU
✔ FAC

FAC
UPL

30 ft r

✔

41

Section 3, Item b.



Sampling Point

Dark Surface (S7)

MLRA 149B)

Redox Depressions (F8)
Marl (F10) (LRR K, L)
Red Parent Material (F21) (MLRA 145)

Redox Dark Surface (F6)
Depleted Dark Surface (F7)

Yes No

Remarks:

Restrictive Layer (if observed):
Type:

Depth (inches):   Hydric Soil Present?

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)

High Chroma Sands (S11) (LRR K, L)
Loamy Mucky Mineral (F1) (LRR K, L)

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Polyvalue Below Surface (S8) (LRR R,
Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Stratified Layers (A5)
Depleted Below Dark Surface (A11)�
Thick Dark Surface (A12)
,URQ�0RQRVXOILGH��$���
Mesic Spodic (A17)

 (MLRA 144A, 145, 149B) 
6DQG\�Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)

Thin Dark Surface (S9) (LRR R, MLRA 149B)

2 cm Muck (A10) (LRR K, L, MLRA 149B)�
5 cm Mucky Peat or Peat (S3) (LRR K, L, R)�
Polyvalue Below Surface (S8) (LRR K, L)�Thin 
Dark Surface (S9) (LRR K, L)
Iron-Manganese Masses (F12) (LRR K, L, R)�
Piedmont Floodplain Soils (F19) (MLRA 149B)�
Red Parent Material (F21) (outside MLRA 145) 
Very Shallow Dark Surface (F22)
Other (Explain in Remarks)

Loc2 Texture Remarks

SOIL
Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type1

ENG FORM 6116-8, 6(3 ���� Northcentral and Northeast – Version 2.0

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,�
unless disturbed or problematic.

-

-

-

-

-

-

-

-

-

-

-

Up1

0 11 2.5Y 4/3 100 Silt Loam gravel hard pan below

✔Gravel hardpan
11
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APPENDIX B – PHOTOGRAPHS 
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Photo 1.  

 
 

Photo 2. Plot Up-1 

 
 

Photo 3. Stream 1 

fr  
 

Photo 4. Plot A-1W 
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Photo 5. Plot A-1U 

 
 

Photo 6. Swale2  

 
 

Photo 7. Plot B-1U 

  
 

Photo 8. Plot B-1W 
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PERM 33-COM (04/15)

INSTRUCTIONS FOR USE

The PERM 33-COM Application and Checklist is used to apply for a Commercial Access HighwayWork Permit. It is
designed to provide applicants with step-by-step design guidance and other information needed to generate a
complete and accurate plan submission at each stage of the permit review process. A complete and accurate plan
submission will allow NYSDOT to review and approve the permit more quickly.

Applicants should complete the required section(s) of this application/checklist at each of the three stages of the
review process, and it should be submitted along with plans to the appropriate Regional Permit Coordinator (RPC).
The RPC will review the plan submission and notify the applicant when the submission is complete and ready to
move into the next stage of review, or may respond with comments and recommendations that the applicant must
address before resubmitting.

Contact information for Regional Permit Coordinators can be found at Regional Permit Coordinators.

Any exceptions to the standards or requirements identified here must be noted in the comments section, with any
justification attached. The checklist must be printed and signed, and submitted with plans. It is recommended that
applicants save the document on their computer to be updated with each submission.

Stage 1: Initial Proposal Review Questions 1.1 to 1.7   Pages 3-6
Stage 2: Design Review Questions 2.1 to 2.14  Pages 7-15
Stage 3: Final Submission Review Questions 3.1 to 3.10 Pages 16-19

Review Stage
Applicant to check one

Date Submitted
Applicant to identify date

Date Received
NYSDOT to identify date

Initial Proposal Review

Design Review

Final Submission

- OR -

Expedited Review

New York State Department of Transportation
Commercial Access HighwayWork Permit

Application and Checklist

EXPEDITED REVIEW FOR A COMMERCIAL ACCESS HIGHWAYWORK PERMIT
If your proposed commercial access project meets certain criteria, an Expedited Review of the application may
be available. Go to www.dot.ny.gov/permits-expeditedreview to find out if your project meets the criteria
necessary to be processed as an Expedited Review. If your project meets these criteria, contact the Regional
Permit Coordinator for further guidance on developing your submission.
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COMMERCIAL ACCESS HIGHWAY WORK PERMIT APPLICATION and CHECKLIST (PERM 33-COM) 3

Stage 1: Initial Proposal Review

In the Initial Proposal Review, an applicant should provide the following basic information about the proposed
project concept and scope. A face-to-face meeting with the applicant is typically held during this review, and a
representative of the impacted municipality is invited to attend. Your NYSDOT Regional Permit Coordinator can
provide answers to any questions concerning the driveway design and the permit review process.

Complete questions 1.1 through 1.7 and submit this application/checklist, along with plans to the Regional Permit
Coordinator. The Department will review the submission and respond with comments and recommendations
that need to be addressed before continuing to Stages 2 (Design Review) and 3 (Final Submission).

1.1 Contact Information
A. Name of Applicant

Number and Street (mailing address)

City Zip Code

Daytime phone E-mail address

B. Name of Property Owner (if different) Same as Applicant

Number and Street (mailing address)

City Zip Code

Daytime phone E-mail address

C. Firm Name of Consultant (if applicable) Agent for Applicant

Contact Name

Number and Street (mailing address)

City Zip Code

Daytime phone E-mail address

1.2 Property Location Information

Number and Street (include State Route Number)

City/Town/Village Zip Code

Nearest Cross Street with Distance and Direction:

Between State Highway Reference Markers:

to

NYSDOT Reference Marker Manual

Approximate Latitude and Longitude of Proposed Driveway:

Find Latitude and Longitude

Comment:
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COMMERCIAL ACCESS HIGHWAY WORK PERMIT APPLICATION and CHECKLIST (PERM 33-COM) 4

1.3 Project Name and Brief Description of Proposed Work

1.4 Anticipated Permit Type and Fees

no anticipated mitigation on state highway:

5a2a Minor Commercial (Home Business) - Permit Fee $100

MAJOR COMMERCIAL: 100 + vehicles/hour entering volume and/or
anticipated mitigation on state highway:

5a4 Major Commercial (100K sq. ft.+ GBA) - Permit Fee $2,000

SUBDIVISION STREET:

1.5 Maps and Plans

Tax map showing the subject parcel and all parcels immediately
adjacent to it

Survey of property (a plat is acceptable)

Available record plans

Limits and legal description of any easements on the property, as
well as on any adjacent parcels, must be clearly depicted on the
submitted plans.

  Project or Development Name

Municipality  State Highway Number

Permit fees are payable at Final Submision (except 5a4).

  Brief Description of Proposed Work

Comment:

Initial Proposal Plan (sketch)
It is recommended that this be shown on an aerial photo. The
sketch should show the following, with labels:

- proposed driveways
- type of driveway (one-way or two-way)
- existing and proposed parking areas
- existing and proposed buildings
- dimensions for building offsets from property lines
- distances from proposed driveway(s) to any intersection

within 1000 ft. (300 m)
- distances to any other driveways within 500 ft. (150 m)
- streets, roads and properties opposite the subject property

5a2 Minor Commercial - Permit Fee $550

MINOR COMMERCIAL: Less than 100 vehicles/hour entering volume
and

5a5 Permit Fee $900

Comment:

Location map with subject property identified (Google or Bing
mapping is suitable)

Right-of-way acquisition or donation is anticipated

5a3 Major Commercial (<100K sq. ft. GBA) - Permit Fee $1,400

The following maps and plan information should be submitted. Check all
that are included with the Initial Proposal Review Submission:

$2,000 fee due at time of application, with balance of
 actual design review costs payable when billed.
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COMMERCIAL ACCESS HIGHWAY WORK PERMIT APPLICATION and CHECKLIST (PERM 33-COM) 5

1.6 Traffic Impacts
A. Briefly describe the type of development that will be served by the

driveway(s):
Comment:

B. Average Annual Daily Traffic (AADT) for the highway:

AADT is available online through the NYSDOT Traffic Data Viewer.

Comment:

C. Posted speed on state highway where entrance will be placed: Comment:

D. Number of one-way vehicular trips for the proposed driveway:

AM Peak Hour: :  to :

AM Peak Volume:

PM Peak Hour: :  to :

PM Peak Volume:

If the proposed access is for retail use, please provide:

Saturday Peak Hour: :  to :

Saturday Peak Volume:

   Comment:

E. How was the number of vehicular trips determined?
Similar development history
ITE Trip Generation Manual
Estimate from a NYS Licensed Professional Engineer

Comment:

F. Is a Traffic Impact Study (TIS) required?

A TIS is not required
A TIS is required, and is in progress
A TIS is required, and is attached
Not sure if a TIS is required, need more information

Guidance on how to determine if a Traffic Impact Study is needed, and
what elements should be included, can be found at 
https://www.dot.ny.gov/CommercialHWP/traffic-impact. 

Comment:

Trips generated should not be reduced by pass-by or other credits.
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COMMERCIAL ACCESS HIGHWAY WORK PERMIT APPLICATION and CHECKLIST (PERM 33-COM) 6

1.7 Environmental Impact
A. State Environmental Quality Review (SEQR) Lead Agency: Comment:

B. SEQR Type Select one:

Type I
Type II
Unlisted

Comment:

C. SEQR Status:

SEQR (State Environmental Quality Review) documentation must be
complete before a permit will be issued.

The lead agency has not yet been notified of the action
The lead agency has been notified of the action and the SEQR
process is underway
The SEQR process is complete and the lead agency has made a
declaration (Attach a copy of the determination, if available)

Highway Design Manual (HDM) Section 5A.2.1.3 – SEQRA Coordination

Comment:

ACKNOWLEDGMENT: I HEREBY REQUEST A HIGHWAY WORK PERMIT, AND DO ACKNOWLEDGE AND AGREE TO THE
RESPONSIBILITIES OF PERMITTEE AND OTHER OBLIGATIONS SET FORTH IN THIS PERMIT AND WARRANT COMPLIANCE
THEREWITH.

______________________________________________________________ ________________________________
APPLICANT SIGNATURE DATE

_________________________________________________________________________________________________
PRINTED APPLICANT NAME

STOP HERE for an Initial Proposal Review Stage Submission

Print this application/checklist, sign above and submit along with plans to the Regional Permit Coordinator. Save this
document on your computer to update for future stage submissions.

(ULF�(LVHQKXW�-�3DUWQHU�6�(�(��$VVRFLDWHV

�-��-��
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Sciarabba Engineering, PLLC 
www.sciarabbaengplus.com I 607-327-0578 I ajs@sciarabbaengplus.com 

 9664 Kingtown Road, Trumansburg, NY 14886 
 

 
S.E.E. Associates 
164 Auburn Road  
Commercial Development 
 
NYSDOT Sight Distance Requirements and Measurements 
9-17-25 
 
Requirements 
Must provide adequate Intersection and Stopping Sight Distance. 
 
Intersection Site Distance 
Per Highway Design Manual (HDM) Chapters 5 and 7 
PERM 33-COM for Commercial Driveways points to: 
HDM Section 5.9.5  - Intersection Sight Distances and 
HDM Appendix 5C -  Intersection Sight Distance Charts 
 

HDM Section 5.9.5  - Intersection Sight Distances 
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Commercial driveway will be a Class B – Intersection with stop control. Use Appendix 5C 
Table 5C-3 for left turns and Table 5C-4 for right turns. 
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5 

HDM Appendix 5C -  Intersection Sight Distance Charts 

 
 
Driveway  

• Left Turn (Table 5C-3) Design Speed = 55 MPH Therefore Intersection Sight Distance 
is 610 ft. Required Intersection Sight Distance Looking North = 610 ft 

• Right Turn (Table 5C-4) Design Speed = 55 MPH Therefore Intersection Sight 
Distance is 530 ft. Required Intersection Sight Distance Looking South = 530 ft 
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6 

Stopping Site Distance 
Per Highway Design Manual (HDM) Chapters 5 and 7 
PERM 33-COM for Commercial Driveways points to: 
HDM Exhibit 7-7 – Minimum Stopping Sight Distances and 
HDM Appendix 5B -  Vertical Highway Alignment Sight Distance Charts 
 
 

HDM Exhibit 7-7 – Minimum Stopping Sight Distances 

 
 
 
Auburn Road is a Non-National Highway System (NHS) Rural roadway with a design speed 
of 55 MPH for the proposed driveway. Therefore, the Horizontal Stopping Sight Distance is 
455 ft for the driveway. Auburn Road has limited sight distances due to the curve. 
Therefore, the Vertical Stopping Sight Distance is 250 feet for the driveway 
 
Driveway  
Required Stopping Sight Distance Horizontal = 455 ft 
Required Stopping Sight Distance Vertical = 250 ft 
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Sight Distances for Proposed Driveway in Location Shown Above 
Measured in Field on 5-9-25 and Graphically Represented Below 
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Measured Sight Distance Looking North (Left Turn) = 610’ 
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Measured Sight Distance Looking South (Right Turn) = 560’ 

 
Required Intersection Sight Distance Looking North (Left Turn) = 610 ft 

Measured Intersection Sight Distance Looking North (Left Turn) = 610 ft 
 

Required Intersection Sight Distance Looking South (Right Turn) = 530 ft 
Measured Intersection Sight Distance Looking South (Right Turn) = 560 ft 

 
Required Stopping Sight Distance Horizontal = 455 ft 

Required Stopping Sight Distance Vertical = 250 ft 
Measured Stopping Sight Distance Are the Same as Intersection Sight Distances  

560 ft and 610 ft 
 
 

Driveway Meets/Exceeds Both Intersection and Stopping Sight Distances  
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Andrew SciarabbaAndrew SciarabbaAndrew SciarabbaAndrew Sciarabba Friday, September 26, 2025 at 1:20:54Friday, September 26, 2025 at 1:20:54Friday, September 26, 2025 at 1:20:54Friday, September 26, 2025 at 1:20:54    PM Eastern Daylight TimePM Eastern Daylight TimePM Eastern Daylight TimePM Eastern Daylight Time

Subject:Subject:Subject:Subject: RE: Perm33-COM OJice Space 164 SR 34 Lansing
Date:Date:Date:Date: Friday, September 26, 2025 at 1:18:30 PM Eastern Daylight Time
From:From:From:From: Stevens, Richard D. (DOT) <Richard.Stevens@dot.ny.gov>
To:To:To:To: Andrew Sciarabba <ajs@sciarabbaengplus.com>
CC:CC:CC:CC: Eric Eisenhut <eeisenhut20@gmail.com>
Attachments:Attachments:Attachments:Attachments: image001.jpg

Andy,
 
We have completed review of your stage 1 submission. The proposed driveway location on
your 9/18/2025 submission looks fine. Please proceed with a stage 2 submission at your
earliest convenience. If the Town requires an oJicial letter, I can work on that but it will
likely be a few weeks.
 
Thank you
Rick
 
RICHARD STEVENS
Transportation Analyst/Permits
 
New York State Department of Transportation
333 E. Washington Street, Syracuse, NY 13202
(315) 428-4640 | richard.stevens@dot.ny.gov
www.dot.ny.gov
 
 
From:From:From:From: Andrew Sciarabba <ajs@sciarabbaengplus.com>
Sent:Sent:Sent:Sent: Thursday, September 18, 2025 2:36 PM
To:To:To:To: Stevens, Richard D. (DOT) <Richard.Stevens@dot.ny.gov>
Cc:Cc:Cc:Cc: Eric Eisenhut <eeisenhut20@gmail.com>
Subject:Subject:Subject:Subject: Perm33-COM Office Space 164 SR 34 Lansing
 

ATTENTION: This email came from an external source. Do not open aYachments or click on links from unknown
senders or unexpected emails.

 
Rick,
 
In May of this year I submitted a Stage 1 Perm33-COM for the 164 Rte 34 (Auburn Road)
 project on behalf of SEE Associates. We wish to withdraw that submission and ask that you
review this new submission for a single building and commercial driveway. 
 
We are planning to submit documents for consideration of site plan approval to the Town of
Lansing in mid-October and we hope to provide the Town an email indicating your

60

Section 3, Item b.

mailto:richard.stevens@dot.ny.gov
mailto:ajs@sciarabbaengplus.com
mailto:Richard.Stevens@dot.ny.gov


2 of 2

acceptance of the new driveway location in concept. We understand that if we get through
the Stage 1 review process, we will need to submit the Stage 2 and 3 forms and materials
prior to issuance of a formal permit.
 
I’m sure you are buried, so please let me know if receiving input on the driveway location by
mid-October is realistic or not.
 
Best,
 
Andy
 
Andrew J. Sciarabba, P.E.
Owner/Principal Engineer	
 
Sciarabba Engineering, PLLC
9664 Kingtown Road, Trumansburg, NY 14886

607-327-0578
ajs@sciarabbaengplus.com
www.sciarabbaengplus.com
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ESC

Existing Subcatchment

PSC

Proposed Subcatchment

DPE

Design Point Existing

DPP

Design Point Proposed

Pond

Attenuation

Routing Diagram for 164Auburn
Prepared by {enter your company name here},  Printed 9/26/2025

HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Subcat Reach Pond Link

62

Section 3, Item b.



164 Auburn - 1 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 2HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.565 74 >75% Grass cover, Good, HSG C  (PSC)
0.945 70 Brush, Fair, HSG C  (ESC)
0.019 98 Existing Concrete Pad  (ESC)
0.399 98 Paved parking & Roof, HSG C  (PSC)
1.928 77 TOTAL AREA
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164 Auburn - 1 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 3HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 0.565 0.000 0.000 0.565 >75% Grass cover, Good PSC
0.000 0.000 0.945 0.000 0.000 0.945 Brush, Fair ESC
0.000 0.000 0.000 0.000 0.019 0.019 Existing Concrete Pad ESC
0.000 0.000 0.399 0.000 0.000 0.399 Paved parking & Roof PSC
0.000 0.000 1.909 0.000 0.019 1.928 TOTAL AREA
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164 Auburn - 1 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 4HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Pipe Listing (all nodes)

Line# Node
Number

In-Invert
(feet)

Out-Invert
(feet)

Length
(feet)

Slope
(ft/ft)

n Diam/Width
(inches)

Height
(inches)

Inside-Fill
(inches)

1 Pond 944.00 943.75 43.0 0.0058 0.013 4.0 0.0 0.0
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 5HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=41,995 sf   1.96% Impervious   Runoff Depth>0.22"Subcatchment ESC: Existing Subcatchment
   Flow Length=239'   Tc=18.3 min   CN=71   Runoff=0.19 cfs  0.018 af

Runoff Area=41,995 sf   41.38% Impervious   Runoff Depth>0.67"Subcatchment PSC: Proposed 
   Flow Length=240'   Tc=4.7 min   CN=84   Runoff=1.29 cfs  0.054 af

   Inflow=0.19 cfs  0.018 afReach DPE: Design Point Existing
   Outflow=0.19 cfs  0.018 af

   Inflow=0.00 cfs  0.000 afReach DPP: Design Point Proposed
   Outflow=0.00 cfs  0.000 af

Peak Elev=1.37'  Storage=2,226 cf   Inflow=1.29 cfs  0.054 afPond Pond: Attenuation
   Primary=0.00 cfs  0.000 af   Secondary=0.00 cfs  0.000 af   Outflow=0.00 cfs  0.000 af

Total Runoff Area = 1.928 ac   Runoff Volume = 0.072 af   Average Runoff Depth = 0.45"
78.33% Pervious = 1.510 ac     21.67% Impervious = 0.418 ac
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 6HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment ESC: Existing Subcatchment

Runoff = 0.19 cfs @ 12.16 hrs,  Volume= 0.018 af,  Depth> 0.22"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=1.99"

Area (sf) CN Description
41,171 70 Brush, Fair, HSG C

* 824 98 Existing Concrete Pad
41,995 71 Weighted Average
41,171 98.04% Pervious Area

824 1.96% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.4 100 0.0150 0.10 Sheet Flow, First 100' Flowpath

Grass: Dense   n= 0.240   P2= 2.70"
0.9 139 0.0330 2.72 Shallow Concentrated Flow, Balance of Longest Flowpath

Grassed Waterway   Kv= 15.0 fps
18.3 239 Total

Subcatchment ESC: Existing Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

0.21
0.2

0.19
0.18
0.17
0.16
0.15
0.14
0.13
0.12
0.11

0.1
0.09
0.08
0.07
0.06
0.05
0.04
0.03
0.02
0.01

0

Type II 24-hr
Rainfall=1.99"

Runoff Area=41,995 sf
Runoff Volume=0.018 af

Runoff Depth>0.22"
Flow Length=239'

Tc=18.3 min
CN=71

0.19 cfs
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 7HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment PSC: Proposed Subcatchment

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.29 cfs @ 11.96 hrs,  Volume= 0.054 af,  Depth> 0.67"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=1.99"

Area (sf) CN Description
* 17,377 98 Paved parking & Roof, HSG C

24,618 74 >75% Grass cover, Good, HSG C
41,995 84 Weighted Average
24,618 58.62% Pervious Area
17,377 41.38% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

2.7 40 0.1000 0.25 Sheet Flow, First 100' Flowpath
Grass: Short   n= 0.150   P2= 2.70"

1.2 60 0.0100 0.86 Sheet Flow, Balance of 100' Flowpath
Smooth surfaces   n= 0.011   P2= 2.70"

0.7 83 0.0100 2.03 Shallow Concentrated Flow, Balance of Flow to Drain
Paved   Kv= 20.3 fps

0.1 57 0.0520 11.98 191.67 Trap/Vee/Rect Channel Flow, Balance of Longest Flowpath
Bot.W=2.00'  D=2.00'  Z= 3.0 '/'  Top.W=14.00'
n= 0.030  

4.7 240 Total
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 8HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Subcatchment PSC: Proposed Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

1

0

Type II 24-hr
Rainfall=1.99"

Runoff Area=41,995 sf
Runoff Volume=0.054 af

Runoff Depth>0.67"
Flow Length=240'

Tc=4.7 min
CN=84

1.29 cfs
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 9HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Reach DPE: Design Point Existing

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 1.96% Impervious,  Inflow Depth > 0.22"
Inflow = 0.19 cfs @ 12.16 hrs,  Volume= 0.018 af
Outflow = 0.19 cfs @ 12.16 hrs,  Volume= 0.018 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPE: Design Point Existing

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

0.21
0.2

0.19
0.18
0.17
0.16
0.15
0.14
0.13
0.12
0.11

0.1
0.09
0.08
0.07
0.06
0.05
0.04
0.03
0.02
0.01

0

Inflow Area=0.964 ac
0.19 cfs0.19 cfs
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 10HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Reach DPP: Design Point Proposed

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth = 0.00"
Inflow = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPP: Design Point Proposed

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

1

0

Inflow Area=0.964 ac

0.00 cfs0.00 cfs
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 11HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Pond Pond: Attenuation

[92] Warning: Device #1 is above defined storage
[92] Warning: Device #2 is above defined storage

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth > 0.67"
Inflow = 1.29 cfs @ 11.96 hrs,  Volume= 0.054 af
Outflow = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af,  Atten= 100%,  Lag= 0.0 min
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
Secondary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 1.37' @ 20.00 hrs   Surf.Area= 2,253 sf   Storage= 2,226 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no outflow)

Volume Invert Avail.Storage Storage Description
#1 0.00' 3,994 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
0.00 1,041 0 0
1.00 1,890 1,466 1,466
2.00 2,879 2,385 3,850
2.10 0 144 3,994

Device Routing     Invert Outlet Devices
#1 Secondary 944.65' 12.0' long  x 4.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   

#2 Primary 944.00' 4.0"  Round Culvert   
L= 43.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 944.00' / 943.75'   S= 0.0058 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.09 sf   

Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=0.00'   (Free Discharge)
2=Culvert  ( Controls 0.00 cfs)

Secondary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=0.00'   (Free Discharge)
1=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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164 Auburn - 1 Yr Rain Event
Type II 24-hr  Rainfall=1.99"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 12HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Pond Pond: Attenuation

Inflow
Outflow
Primary
Secondary

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

1

0

Inflow Area=0.964 ac
Peak Elev=1.37'

Storage=2,226 cf

1.29 cfs

0.00 cfs0.00 cfs0.00 cfs
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164 Auburn - 10 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 1HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.565 74 >75% Grass cover, Good, HSG C  (PSC)
0.945 70 Brush, Fair, HSG C  (ESC)
0.019 98 Existing Concrete Pad  (ESC)
0.399 98 Paved parking & Roof, HSG C  (PSC)
1.928 77 TOTAL AREA
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164 Auburn - 10 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 2HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 0.565 0.000 0.000 0.565 >75% Grass cover, Good PSC
0.000 0.000 0.945 0.000 0.000 0.945 Brush, Fair ESC
0.000 0.000 0.000 0.000 0.019 0.019 Existing Concrete Pad ESC
0.000 0.000 0.399 0.000 0.000 0.399 Paved parking & Roof PSC
0.000 0.000 1.909 0.000 0.019 1.928 TOTAL AREA

75

Section 3, Item b.



164 Auburn - 10 Yr Rain Event
164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 3HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Pipe Listing (all nodes)

Line# Node
Number

In-Invert
(feet)

Out-Invert
(feet)

Length
(feet)

Slope
(ft/ft)

n Diam/Width
(inches)

Height
(inches)

Inside-Fill
(inches)

1 Pond 944.00 943.75 43.0 0.0058 0.013 4.0 0.0 0.0
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164 Auburn - 10 Yr Rain Event
Type II 24-hr  Rainfall=3.40"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 4HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=41,995 sf   1.96% Impervious   Runoff Depth>0.89"Subcatchment ESC: Existing Subcatchment
   Flow Length=239'   Tc=18.3 min   CN=71   Runoff=1.05 cfs  0.072 af

Runoff Area=41,995 sf   41.38% Impervious   Runoff Depth>1.71"Subcatchment PSC: Proposed 
   Flow Length=240'   Tc=4.7 min   CN=84   Runoff=3.24 cfs  0.137 af

   Inflow=1.05 cfs  0.072 afReach DPE: Design Point Existing
   Outflow=1.05 cfs  0.072 af

   Inflow=0.33 cfs  0.046 afReach DPP: Design Point Proposed
   Outflow=0.33 cfs  0.046 af

Peak Elev=944.65'  Storage=3,994 cf   Inflow=3.24 cfs  0.137 afPond Pond: Attenuation
   Primary=0.19 cfs  0.042 af   Secondary=0.14 cfs  0.004 af   Outflow=0.33 cfs  0.046 af

Total Runoff Area = 1.928 ac   Runoff Volume = 0.209 af   Average Runoff Depth = 1.30"
78.33% Pervious = 1.510 ac     21.67% Impervious = 0.418 ac
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164 Auburn - 10 Yr Rain Event
Type II 24-hr  Rainfall=3.40"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 5HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment ESC: Existing Subcatchment

Runoff = 1.05 cfs @ 12.12 hrs,  Volume= 0.072 af,  Depth> 0.89"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=3.40"

Area (sf) CN Description
41,171 70 Brush, Fair, HSG C

* 824 98 Existing Concrete Pad
41,995 71 Weighted Average
41,171 98.04% Pervious Area

824 1.96% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.4 100 0.0150 0.10 Sheet Flow, First 100' Flowpath

Grass: Dense   n= 0.240   P2= 2.70"
0.9 139 0.0330 2.72 Shallow Concentrated Flow, Balance of Longest Flowpath

Grassed Waterway   Kv= 15.0 fps
18.3 239 Total

Subcatchment ESC: Existing Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

1

0

Type II 24-hr
Rainfall=3.40"

Runoff Area=41,995 sf
Runoff Volume=0.072 af

Runoff Depth>0.89"
Flow Length=239'

Tc=18.3 min
CN=71

1.05 cfs
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164 Auburn - 10 Yr Rain Event
Type II 24-hr  Rainfall=3.40"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 6HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment PSC: Proposed Subcatchment

[49] Hint: Tc<2dt may require smaller dt

Runoff = 3.24 cfs @ 11.95 hrs,  Volume= 0.137 af,  Depth> 1.71"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=3.40"

Area (sf) CN Description
* 17,377 98 Paved parking & Roof, HSG C

24,618 74 >75% Grass cover, Good, HSG C
41,995 84 Weighted Average
24,618 58.62% Pervious Area
17,377 41.38% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

2.7 40 0.1000 0.25 Sheet Flow, First 100' Flowpath
Grass: Short   n= 0.150   P2= 2.70"

1.2 60 0.0100 0.86 Sheet Flow, Balance of 100' Flowpath
Smooth surfaces   n= 0.011   P2= 2.70"

0.7 83 0.0100 2.03 Shallow Concentrated Flow, Balance of Flow to Drain
Paved   Kv= 20.3 fps

0.1 57 0.0520 11.98 191.67 Trap/Vee/Rect Channel Flow, Balance of Longest Flowpath
Bot.W=2.00'  D=2.00'  Z= 3.0 '/'  Top.W=14.00'
n= 0.030  

4.7 240 Total
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Subcatchment PSC: Proposed Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765
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ow
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cf
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0

Type II 24-hr
Rainfall=3.40"

Runoff Area=41,995 sf
Runoff Volume=0.137 af

Runoff Depth>1.71"
Flow Length=240'

Tc=4.7 min
CN=84

3.24 cfs
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Summary for Reach DPE: Design Point Existing

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 1.96% Impervious,  Inflow Depth > 0.89"
Inflow = 1.05 cfs @ 12.12 hrs,  Volume= 0.072 af
Outflow = 1.05 cfs @ 12.12 hrs,  Volume= 0.072 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPE: Design Point Existing

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

1

0

Inflow Area=0.964 ac
1.05 cfs1.05 cfs
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Summary for Reach DPP: Design Point Proposed

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth > 0.57"
Inflow = 0.33 cfs @ 12.75 hrs,  Volume= 0.046 af
Outflow = 0.33 cfs @ 12.75 hrs,  Volume= 0.046 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPP: Design Point Proposed

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765
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Inflow Area=0.964 ac
0.33 cfs0.33 cfs
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Summary for Pond Pond: Attenuation

[92] Warning: Device #1 is above defined storage
[92] Warning: Device #2 is above defined storage
[93] Warning: Storage range exceeded by 942.55'
[85] Warning: Oscillations may require smaller dt or Finer Routing (severity=70)

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth > 1.71"
Inflow = 3.24 cfs @ 11.95 hrs,  Volume= 0.137 af
Outflow = 0.33 cfs @ 12.75 hrs,  Volume= 0.046 af,  Atten= 90%,  Lag= 47.8 min
Primary = 0.19 cfs @ 12.75 hrs,  Volume= 0.042 af
Secondary = 0.14 cfs @ 12.75 hrs,  Volume= 0.004 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 944.65' @ 12.75 hrs   Surf.Area= 0 sf   Storage= 3,994 cf

Plug-Flow detention time= 230.2 min calculated for 0.046 af (33% of inflow)
Center-of-Mass det. time= 142.4 min ( 924.3 - 781.9 )

Volume Invert Avail.Storage Storage Description
#1 0.00' 3,994 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
0.00 1,041 0 0
1.00 1,890 1,466 1,466
2.00 2,879 2,385 3,850
2.10 0 144 3,994

Device Routing     Invert Outlet Devices
#1 Secondary 944.65' 12.0' long  x 4.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   

#2 Primary 944.00' 4.0"  Round Culvert   
L= 43.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 944.00' / 943.75'   S= 0.0058 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.09 sf   

Primary OutFlow  Max=0.19 cfs @ 12.75 hrs  HW=944.65'   (Free Discharge)
2=Culvert  (Barrel Controls 0.19 cfs @ 2.17 fps)

Secondary OutFlow  Max=0.00 cfs @ 12.75 hrs  HW=944.65'   (Free Discharge)
1=Broad-Crested Rectangular Weir  (Weir Controls 0.00 cfs @ 0.08 fps)

83

Section 3, Item b.



164 Auburn - 10 Yr Rain Event
Type II 24-hr  Rainfall=3.40"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 11HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Pond Pond: Attenuation

Inflow
Outflow
Primary
Secondary

Hydrograph

Time  (hours)
201918171615141312111098765
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Inflow Area=0.964 ac
Peak Elev=944.65'

Storage=3,994 cf

3.24 cfs

0.33 cfs
0.19 cfs0.14 cfs
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Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.565 74 >75% Grass cover, Good, HSG C  (PSC)
0.945 70 Brush, Fair, HSG C  (ESC)
0.019 98 Existing Concrete Pad  (ESC)
0.399 98 Paved parking & Roof, HSG C  (PSC)
1.928 77 TOTAL AREA
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Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 0.565 0.000 0.000 0.565 >75% Grass cover, Good PSC
0.000 0.000 0.945 0.000 0.000 0.945 Brush, Fair ESC
0.000 0.000 0.000 0.000 0.019 0.019 Existing Concrete Pad ESC
0.000 0.000 0.399 0.000 0.000 0.399 Paved parking & Roof PSC
0.000 0.000 1.909 0.000 0.019 1.928 TOTAL AREA
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Pipe Listing (all nodes)

Line# Node
Number

In-Invert
(feet)

Out-Invert
(feet)

Length
(feet)

Slope
(ft/ft)

n Diam/Width
(inches)

Height
(inches)

Inside-Fill
(inches)

1 Pond 944.00 943.75 43.0 0.0058 0.013 3.0 0.0 0.0
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=41,995 sf   1.96% Impervious   Runoff Depth>2.52"Subcatchment ESC: Existing Subcatchment
   Flow Length=239'   Tc=18.3 min   CN=71   Runoff=3.09 cfs  0.203 af

Runoff Area=41,995 sf   41.38% Impervious   Runoff Depth>3.77"Subcatchment PSC: Proposed 
   Flow Length=240'   Tc=4.7 min   CN=84   Runoff=6.83 cfs  0.303 af

   Inflow=3.09 cfs  0.203 afReach DPE: Design Point Existing
   Outflow=3.09 cfs  0.203 af

   Inflow=6.29 cfs  0.213 afReach DPP: Design Point Proposed
   Outflow=6.29 cfs  0.213 af

Peak Elev=944.70'  Storage=3,994 cf   Inflow=6.83 cfs  0.303 afPond Pond: Attenuation
   Primary=0.10 cfs  0.036 af   Secondary=6.19 cfs  0.177 af   Outflow=6.29 cfs  0.213 af

Total Runoff Area = 1.928 ac   Runoff Volume = 0.506 af   Average Runoff Depth = 3.15"
78.33% Pervious = 1.510 ac     21.67% Impervious = 0.418 ac
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Summary for Subcatchment ESC: Existing Subcatchment

Runoff = 3.09 cfs @ 12.11 hrs,  Volume= 0.203 af,  Depth> 2.52"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=5.83"

Area (sf) CN Description
41,171 70 Brush, Fair, HSG C

* 824 98 Existing Concrete Pad
41,995 71 Weighted Average
41,171 98.04% Pervious Area

824 1.96% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
17.4 100 0.0150 0.10 Sheet Flow, First 100' Flowpath

Grass: Dense   n= 0.240   P2= 2.70"
0.9 139 0.0330 2.72 Shallow Concentrated Flow, Balance of Longest Flowpath

Grassed Waterway   Kv= 15.0 fps
18.3 239 Total

Subcatchment ESC: Existing Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765

Fl
ow

  (
cf

s)

3

2

1

0

Type II 24-hr
Rainfall=5.83"

Runoff Area=41,995 sf
Runoff Volume=0.203 af

Runoff Depth>2.52"
Flow Length=239'

Tc=18.3 min
CN=71

3.09 cfs
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Summary for Subcatchment PSC: Proposed Subcatchment

[49] Hint: Tc<2dt may require smaller dt

Runoff = 6.83 cfs @ 11.95 hrs,  Volume= 0.303 af,  Depth> 3.77"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type II 24-hr  Rainfall=5.83"

Area (sf) CN Description
* 17,377 98 Paved parking & Roof, HSG C

24,618 74 >75% Grass cover, Good, HSG C
41,995 84 Weighted Average
24,618 58.62% Pervious Area
17,377 41.38% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

2.7 40 0.1000 0.25 Sheet Flow, First 100' Flowpath
Grass: Short   n= 0.150   P2= 2.70"

1.2 60 0.0100 0.86 Sheet Flow, Balance of 100' Flowpath
Smooth surfaces   n= 0.011   P2= 2.70"

0.7 83 0.0100 2.03 Shallow Concentrated Flow, Balance of Flow to Drain
Paved   Kv= 20.3 fps

0.1 57 0.0520 11.98 191.67 Trap/Vee/Rect Channel Flow, Balance of Longest Flowpath
Bot.W=2.00'  D=2.00'  Z= 3.0 '/'  Top.W=14.00'
n= 0.030  

4.7 240 Total
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Subcatchment PSC: Proposed Subcatchment

Runoff

Hydrograph

Time  (hours)
201918171615141312111098765
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Type II 24-hr
Rainfall=5.83"

Runoff Area=41,995 sf
Runoff Volume=0.303 af

Runoff Depth>3.77"
Flow Length=240'

Tc=4.7 min
CN=84

6.83 cfs
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Summary for Reach DPE: Design Point Existing

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 1.96% Impervious,  Inflow Depth > 2.52"
Inflow = 3.09 cfs @ 12.11 hrs,  Volume= 0.203 af
Outflow = 3.09 cfs @ 12.11 hrs,  Volume= 0.203 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPE: Design Point Existing

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765
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0

Inflow Area=0.964 ac
3.09 cfs3.09 cfs

92

Section 3, Item b.



164 Auburn - 100 Yr Rain Event
Type II 24-hr  Rainfall=5.83"164Auburn

  Printed  9/26/2025Prepared by {enter your company name here}
Page 9HydroCAD® 10.00-26  s/n 01939  © 2020 HydroCAD Software Solutions LLC

Summary for Reach DPP: Design Point Proposed

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth > 2.65"
Inflow = 6.29 cfs @ 11.95 hrs,  Volume= 0.213 af
Outflow = 6.29 cfs @ 11.95 hrs,  Volume= 0.213 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach DPP: Design Point Proposed

Inflow
Outflow

Hydrograph

Time  (hours)
201918171615141312111098765
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Inflow Area=0.964 ac
6.29 cfs6.29 cfs
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Summary for Pond Pond: Attenuation

[92] Warning: Device #1 is above defined storage
[92] Warning: Device #2 is above defined storage
[93] Warning: Storage range exceeded by 942.60'
[85] Warning: Oscillations may require smaller dt or Finer Routing (severity=76)

Inflow Area = 0.964 ac, 41.38% Impervious,  Inflow Depth > 3.77"
Inflow = 6.83 cfs @ 11.95 hrs,  Volume= 0.303 af
Outflow = 6.29 cfs @ 11.95 hrs,  Volume= 0.213 af,  Atten= 8%,  Lag= 0.1 min
Primary = 0.10 cfs @ 11.95 hrs,  Volume= 0.036 af
Secondary = 6.19 cfs @ 11.95 hrs,  Volume= 0.177 af

Routing by Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 944.70' @ 11.95 hrs   Surf.Area= 0 sf   Storage= 3,994 cf

Plug-Flow detention time= 108.0 min calculated for 0.212 af (70% of inflow)
Center-of-Mass det. time= 43.6 min ( 807.6 - 764.0 )

Volume Invert Avail.Storage Storage Description
#1 0.00' 3,994 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
0.00 1,041 0 0
1.00 1,890 1,466 1,466
2.00 2,879 2,385 3,850
2.10 0 144 3,994

Device Routing     Invert Outlet Devices
#1 Secondary 944.65' 12.0' long  x 4.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   

#2 Primary 944.00' 3.0"  Round Culvert   
L= 43.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 944.00' / 943.75'   S= 0.0058 '/'   Cc= 0.900   
n= 0.013,  Flow Area= 0.05 sf   

Primary OutFlow  Max=0.10 cfs @ 11.95 hrs  HW=944.70'   (Free Discharge)
2=Culvert  (Barrel Controls 0.10 cfs @ 2.08 fps)

Secondary OutFlow  Max=0.32 cfs @ 11.95 hrs  HW=944.70'   (Free Discharge)
1=Broad-Crested Rectangular Weir  (Weir Controls 0.32 cfs @ 0.53 fps)
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Pond Pond: Attenuation
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Inflow Area=0.964 ac
Peak Elev=944.70'

Storage=3,994 cf

6.83 cfs

6.29 cfs

0.10 cfs

6.19 cfs
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September 24, 2025 
 
Town of Lansing Planning 
Auburn Road 
Lansing, New York  14884 
Attn:  Mr. John Zepko 
 
Re: Proposed 164 Auburn Road 
 Answer to County Planning Questions 
 
Dear Mr. Zepko: 
 
We offer the following responses to Tompkins County Planning questions: 
 
1. Energy Star:  We do not anticipate using Energy Star appliances since they would not be part of this Project 

which encompasses the “shell” building. 
2. Electric heat Pump:  We will use air source heat pumps to both heat and cool all tenant spaces.  In 

addition, we will also include each tenant space with an ERV unit to provide ventilation air.  The Meter room, 
that is part of the building shell, will be heated by electric baseboard heat. 

3. Solar Panels:  We do not anticipate installing solar panels as part of this Project.  We will provide roof 
trusses, manufactured to accommodate the dead weight of the panels, for possible use in the future. 

4. Building Envelope:  We will meet or exceed NYS Energy Code requirements for insulation.  In addition, 
we will install windows that exceed the Energy Code requirements.  We will air seal all exterior walls.  We 
will design vestibules at all tenant entrances. 

 
Should you need further explanation, please call me to discuss. 
 
 
Very Truly Yours, 
George W. Breuhaus, Architect 
 
 
 
 
George W. Breuhaus 
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EEISENHUT20@GMAIL.COM

S.E.E. ASSOCIATES HOLDINGS, LLC
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164 AUBURN ROAD, LANSING, NY 14882
TAX MAP NO. 31.-1-15.21 5.62 ACRES TO HIGHWAY BOUNDS
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C-101 EXISTING CONDITIONS PLAN
C-103 SITE PLAN AND DETAILS

C-105 GRADING DRAINAGE AND UTILITY PLAN AND DETAILS

ARCHITECTURAL

A-1 PROPOSED FLOOR PLAN
A-3 PROPOSED ELEVATIONS

PLANTING PLAN AND DETAILS

ELECTRICAL POWER & LIGHTING PLANE-1

C-104 DEMOLITION AND EROSION AND SEDIMENT CONTROL PLAN AND DETAILS

C-106

164 AUBURN ROAD
PROPOSED OFFICE BUILDING
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SCIARABBA ENGINEERING, PLLC
9664 Kingtown Road
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REVISION 1                               9/24/2025

REVISION 3

REVISION 2

REVISION 4

REVISION 5

REVISION 6

SCALE

DRAWING NUMBER

DRAWING TITLE

PROJECT NUMBER

WARNING:
It is a violation of Section 7209, Subdivision 2 of the New

York State Education Law for any person, unless he or she

is working under the direction of a licensed engineer, to

alter an item in any way. If an item bearing the seal of an

engineer is altered, the altering engineer shall affix to the

item his or her seal and the notation "altered by" followed

by his or her signature, the date of such alteration, and a

specific description of the alteration.
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PER TOWN OF LANSING ZONING CHAPTER 270 ALLOWED PROPOSED

IR - INDUSTRIAL/RESEARCH

LAND USE PERMITTED PROFESSIONAL OR BUSINESS OFFICE
(NOT IN A HOME)*

PROFESSIONAL OR BUSINESS OFFICE
(NOT IN A HOME)*

BUILDING TYPE ALL NON-RESIDENTIAL

MINIMUM LOT AREA NONE 244,807 SF (5.62 ACRES)

MINIMUM ROAD FRONTAGE 50 FEET 560.27 FEET

MINIMUM YARD SETBACK - CENTERLINE ROAD 80 FEET 80 FEET

MINIMUM YARD SETBACK - SIDE 10 FEET** 10 FEET EACH

MINIMUM YARD SETBACK - REAR 10 FEET** 10 FEET

MAXIMUM BUILDING HEIGHT 35 FEET 21 FEET

MINIMUM OPEN SPACE (EXCL BLDGS, PKG, SERVICE) 20% 227,076 SF = 92.7%.

PARKING REQUIREMENTS NO MINIMUM 20 SPACES

* ALLOWED WITH SITE PLAN APPROVAL

** SMALLER SETBACKS ALLOWED WITH SITE PLAN APROVAL

STABILIZATION FABRIC PROPEX
GEOTEX 200ST OR EQUAL

45°

WIDTH  AS INDICATED
ON SITE PLAN

FINISH GRADE

COMPACTED SUBGRADE

NOTES:
1. APPLY TACK COAT BETWEEN ALL ASPHALT COURSES.
2. BINDER COURSE - 19.0 F9 BINDER COURSE HMA 80 SERIES COMPACTION.

3.0" NYSDOT BINDER COURSE
10" CRUSHER-RUN SUBBASE

PLANTING SOIL
AND LANDSCAPING
OR LAWN

3'

2"-3" DIAMETER
RIVER STONE

6" PERFORATED HDPE
CLEAN-WASHED DRAINAGE STONE

COMPACTED  SUBGRADE

FILTER FABRIC

FOUNDATION WATER
PROOFING  IF SPECIFIED ON

FOUNDATION PLAN

24.0"

12.0"

18.0"

BUILDING WALL

STEEL EDGING

FOUNDATION WALL

4.0" MIN

6"

6"

6" MIN
CRUSHER-RUN
SUBBASE

CONCRETE WALK

 ASPHALT PAVING
SEE DETAIL

COMPACTED
SUBGRADE

1"R NOSECURB REVEAL TO BE 6" UNLESS INDICATED
OTHERWISE ON GRADING PLAN

SEE NOTE 2

STABILIZATION FABRIC PROPEX
GEOTEX 200ST OR EQUAL

SEE NOTE 1

6"

NOTES:
1. APPLY TACK COAT BELOW  ASPHALT COURSES.
2. 1

4" REVEAL MAX. AT CURB RAMP.
3. 1.5% MAX. CROSS SLOPE ON ALL WALKS.
4. ALL CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH FIBER OR MESH REINFORCEMENT AS NOTED.
5. LIGHT BROOM FINISH ALL WALK SURFACES.
6. TOOL JOINTS: FINISH WITH 2" PICTURE FRAME WITH 14" RADIUS, SPACE EVENLY AT 5' MAX IN PERPENDICULAR

DIRECTIONS BETWEEN EXPANSION JOINTS.
7. TOOLED JOINT WIDTH TO BE 18" TO 14" AND DEPTH TO BE 13 THE TOTAL SLAB THICKNESS.
8. EXPANSION JOINTS: INSTALL AT 30' O.C. MAX, AT ALL COLD JOINTS,  AND AT ALL FIXED OBJECTS. FINISH EDGES WITH

2" PICTURE FRAME
9. WALK EDGES: FINISH WITH 2" PICTURE FRAME.

1/2" PREMOLDED
EXPANSION JOINT
WITH SEALANT.

PICTURE FRAME
ALL EDGES

LAWN

4,000PSI FIBER REINFORCED
CONCRETE CURB

6x6 W1.4xW1.4 W.W.M.
PLACE MESH 2" FROM
ALL EDGES, TYP

6"18"

6"

6"

1.5% SLOPE MAX.

 BUILDING SLAB

NOTES:
1. 2.0% MINMIMUM SLOPE AWAY FROM SLAB.
2. ALL CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH WW MESH REINFORCEMENT.
3. LIGHT BROOM FINISH ALL SURFACES.
4. FINISH WITH 2" PICTURE FRAME WITH 14" RADIUS.
5. TOOLED JOINT GROOVE WIDTH AND DEPTH TO BE 12".

6x6 W1.4xW1.4 W.W.M. PLACE
MESH 2" FROM ALL EDGES, TYP

4"3"

12" #5 EPOXY COATED
REBAR 18" ON CENTER

CAST INTO SLAB OR DRILL
AND EPOXY AFTER POUR

6"12"

1/2" PREMOLDED
EXPANSION JOINT
WITH SEALANT. PICTURE FRAME

ALL EDGES

6" MIN
CRUSHER-RUN
SUBBASE

COMPACTED
SUBGRADE

LAWN OR
GRAVEL MULCH

STABILIZATION FABRIC
PROPEX GEOTEX 200ST
OR  EQUAL

6"

6"

6"

2.0% SLOPE MAX.

CONCRETE ENTRY PAD - NOT TO SCALE

NOTES:
1. CLEAR SPACE : A RELATIVELY LEVEL, UNOBSTRUCTED SPACE (1.5% SLOPE MAX. ALL DIRECTIONS) THAT WILL

ACCOMMODATE A SINGLE, STATIONARY WHEELCHAIR AND OCCUPANT.
2. TURNING SPACE: A RELATIVELY LEVEL SPACE (1.5% SLOPE MAX. ALL DIRECTIONS) PROVIDED WHERE A TURNING

MANEUVER IS REQUIRED FOR A PEDESTRIAN TO ORIENT TO A CURB RAMP OR STREET CROSSING.
3. DETECTABLE WARNING SURFACES: 24" WIDE PER NYSDOT STANDARD SHEET 608-01. FOLLOW SHAPE OF CURB. 2"

MAX BETWEEN BACK OF CURB AND DETECTABLE SURFACE.

SL
O

PE

SLOPE
10.0% MAX.

8.
3%

M
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X.

5'-0"
1
4" CURB

REVEAL MAX.
4'-0" X 4'-0" MIN. CLEAR SPACE

WALKWAY

DETECTABLE
WARNING SURFACE

5'-0" FOR
6" REVEAL

WALKWAY

SLOPE
10.0% MAX.

5'-0" FOR
6" REVEAL

5'
-0

"

CURB RAMP - NOT TO SCALE

8-1-2025

ADA PARKING AND SIGNAGE - NOT TO SCALE

10.0'

ADA PARKING
SIGN - PLACED
PER MUTCD

PARKING LOT
EDGE OR CURB

TRAFFIC WHITE 4"
WIDE PAINTED LINES
(TYP)

WHITE UPDATED
INTERNATIONAL ADA SYMBOL
ON BLUE BACKGROUND
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EROSION AND SEDIMENT CONTROL NOTES:
1. PRIOR TO THE START OF CONSTRUCTION AND UNTIL ALL DISTURBED AREAS

ARE STABILIZED, ALL EROSION AND SEDIMENT CONTROL MEASURES, AS
SHOWN ON THE SITE PLAN AND AS OTHERWISE REQUIRED, SHALL BE
INSTALLED AND MAINTAINED BY THE CONTRACTOR, AND SHALL BE IN
ACCORDANCE WITH THE LATEST EDITION OF THE NEW YORK STATE
GUIDELINES FOR URBAN EROSION AND SEDIMENTATION CONTROL.

2. DISTURBED AREAS SHALL BE SEEDED AND MULCHED WITH CLEAN STRAW AS
OUTLINED IN THE NEW YORK STATE GUIDELINES FOR URBAN EROSION AND
SEDIMENTATION CONTROL.

3. BARE SOILS SHALL BE MULCHED WITH STRAW AT A RATE OF TWO TONS PER
ACRE WITHIN 14 DAYS OF EXPOSURE. IF CONSTRUCTION ON AN AREA IS
SUSPENDED, THE AREA SHALL BE SEEDED IMMEDIATELY.

4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR KEEPING THE STREET
PAVEMENT AREAS CLEAN OF DIRT AND DEBRIS.

5. AS SEDIMENT ACCUMULATES TO 12 THE DEPTH OF THE SILT FENCES/LOGS AND
CHECK DAMS, SEDIMENT SHALL BE  REMOVED AS OUTLINED IN THE NYS
GUIDELINES FOR URBAN EROSION AND SEDIMENT CONTROL.

6. THE CONTRACTOR & ITS SUBCONTRACTORS ARE RESPONSIBLE FOR MEANS &
METHODS OF EROSION CONTROL FACILITIES DURING CONSTRUCTION.  IT
SHOULD BE NOTED THAT FACILITIES ON THIS DRAWING ARE CONSIDERED
MINIMUM & ADDITIONAL EROSION CONTROL MEASURES MAY BE REQUIRED AS
CONSTRUCTION PROGRESSES. THE CONTRACTOR & ITS SUBCONTRACTORS
ARE RESPONSIBLE FOR ANY ADDITIONAL MEASURES DEEMED NECESSARY BY
THE ENGINEER, TOWN, OR NYSDEC.

7. PROVIDE EROSION CONTROL MEASURES AS NOTED ON THE PLANS AND AS
OTHERWISE REQUIRED TO PREVENT EROSION AND SEDIMENTATION ONTO
ADJOINING PROPERTIES, STREETS, WATERWAYS, AND ON SITE IMPROVEMENTS
BEYOND THE LIMITS OF WORK. COMPLY WITH THE LATEST ISSUE OF "NEW
YORK STATE STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT
CONTROL" AND THE NYSDEC'S "REDUCING THE IMPACTS OF STORMWATER
RUNOFF FROM NEW DEVELOPMENT".

SEQUENCE OF CONSTRUCTION:
1. INSTALL STABILIZED CONSTRUCTION ENTRANCE, SILT FENCE, SILT

LOGS, AND CHECK DAMS, AS SHOWN ON PLAN PRIOR TO BEGINNING
EARTHWORK OPERATIONS.

2. REMOVE ALL TREES, STUMPS, AND BRUSH PRIOR TO BEGINNING
EARTHWORK OPERATIONS.

3. STRIP AND STOCKPILE TOPSOIL.
4. SURROUND ALL STOCKPILE AREAS WITH SILT FENCE.
5. INSTALL CONCRETE WASHOUT.
6. COMPLETE SITE AND UTILITY IMPROVEMENTS.
7. FINE GRADE, SEED, AND MULCH ALL DISTURBED LAWN AREAS WITHIN

FOURTEEN (14) DAYS OF DISTURBANCE.
8. REMOVE STABILIZED CONSTRUCTION ENTRANCE, TEMPORARY SILT

FENCE, SILT LOGS AND CHECK DAMS ONLY AFTER SITE IS COMPLETELY
STABILIZED AND ALL DISTURBED LAWN AREAS HAVE ACHIEVED 80%
VEGETATIVE GROWTH.

8. MAINTENANCE - THE CONTRACTOR SHALL INSPECT ALL EROSION
CONTROLS ON A WEEKLY BASIS AND AFTER ALL STORMS (1

2" RAINFALL
OR GREATER) INCLUDING BUT NOT LIMITED TO THE FOLLOWING:
ADDING CLEAN STONE TO THE STABILIZED CONSTRUCTION ENTRANCE,
REPLACING DAMAGED OR SILTED IN SILT FENCE, LOGS, OR CHECK
DAMS AND STABILIZING ERODED OR WASHED OUT SLOPED AREAS.

9. CONTRACTOR SHALL MAINTAIN EROSION CONTROL MEASURES UNTIL
CONSTRUCTION IS COMPLETE, LAWNS HAVE BECOME ESTABLISHED TO
80% VEGETATIVE COVER AND ALL SOURCES OF EROSION HAVE BEEN
PERMANENTLY STABILIZED.

10. CONTRACTOR SHALL PROVIDE DUST CONTROL IN ACCORDANCE WITH
THE LATEST ISSUE OF "NEW YORK STATE STANDARDS AND
SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL"

NOTES

5.  ENSURE THAT CHANNEL APPURTENANCES SUCH AS CULVERT ENTRANCES BELOW CHECK DAMS ARE NOT SUBJECT TO DAMAGE OR BLOCKAGE FROM DISPLACED STONE.
4.  PROTECT THE CHANNEL DOWNSTREAM OF THE LOWEST CHECK DAM FROM SCOUR AND EROSION WITH STONE OR LINER AS APPROPRIATE.
3.  EXTEND THE STONE A MINIMUM OF 1.5 FEET BEYOND THE DITCH BANKS TO PREVENT CUTTING AROUND THE DAM.

2.  SET SPACING OF CHECK DAMS TO ASSUME THAT THE ELEVATIONS OF THE CREST OF THE DOWNSTREAM DAM IS AT THE SAME ELEVATION OF THE TOE OF THE UPSTREAM DAM. 

1.  STONE WILL BE PLACED ON A FILTER FABRIC FOUNDATION TO THE LINES, GRADES AND LOCATIONS SHOWN IN THE PLAN.

MAXIMUM DRAINAGE AREA 2 ACRES.

SAME ELEVATION

B

TOE

B

A

A

CREST

SPACING VARIES
DEPENDING ON

CHANNEL SLOPE

CUTOFF TRENCH
DESIGN BOTTOM

FILTER
FABRIC

CUTOFF TRENCH
18" WIDE
6" DEEP

PROFILE
NOT TO SCALE

SECTION B-B
NOT TO SCALE

SECTION A-A
NOT TO SCALE

24" MAX
@ CENTER

18"1
1

1
1

1
2

1
2

6"

9"MIN.

24" MAX
@ CENTER

X

H

X =
H (Ft)

SLOPE (FT/FT)

SLOPE

GROUND LINE

DITCH BOTTOM

FILTER FABRIC

1.5'
MIN.

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

FLOW

SILT LOGS  WHERE SHOWN
 ON DRAWINGS

 OVERLAP ENDS OF LOGS
BY 6" MINIMUM

DO NOT BUTT TOGETHER

16" MINIMUM

WOOD STAKES 10.0'
ON CENTER

6"

NOTES

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

WOVEN WIRE FENCE
(MIN. 14 GAUGEW/ MAX. 6" MESH SPACING)

36" MIN. LENGTH FENCE
POSTS DRIVEN MIN. 16"
INTO GROUND.

HEIGHT OF FILTER
= 16" MIN.

6" MIN.

FLO
W

10' MAX. C. TO C.

UNDISTURBED GROUND

EMBED FILTER CLOTH
A MIN. OF 6" IN GROUND.

4"

16"MIN.

WOVEN WIRE FENCE (MIN.
14 1/2 GAUGE W/ MAX. 6"

MESH SPACING) WITH
FILTER CLOTH

36" MIN. FENCE POST

FLOW

COMPACTED SOIL

20"MIN.

PERSPECTIVE VIEW

SECTION VIEW

FLO
W

1. WOVEN WIRE FENCE TO BE FASTENED SECURELY TO FENCE POSTS WITH WIRE TIES OR STAPLES. POSTS SHALL BE STEEL EITHER "T" OR "U" TYPE OR HARDWOOD.
2. FILTER CLOTH TO BE TO BE FASTENED SECURELY TO WOVEN WIRE FENCE WITH TIES SPACED EVERY 24" AT TOP AND MID SECTION. FENCE SHALL BE WOVEN

WIRE, 6" MAXIMUM MESH OPENING. CLOTH SHALL BE EITHER MIRAFI 100X, STABILINKA T140N, OR APPROVED EQUIVALENT.
3. WHEN TWO SECTIONS OF FILTER CLOTH ADJOIN EACH OTHER THEY SHALL BE OVERLAPPED BY SIX INCHES AND FOLDED.
4. PREFABRICATED UNITS SHALL BE GEOFAB, ENVIROFENCE, OR APPROVED EQUIVALENT.
5. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL REMOVED WHEN "BULGES" DEVELOP IN THE SILT FENCE.

NOTES

9. PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN.
8. WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON A AREA STABILIZED WITH STONE AND WHICH DRAINS INTO AN APPROVED SEDIMENT TRAPPING DEVICE.
   SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC RIGHTS-OF-WAY MUST BE REMOVED IMMEDIATELY.
7. MAINTENANCE - THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION WHICH WILL PREVENT TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC RIGHTS-OF-WAY, ALL SEDIMENT 

6. SURFACE WATER - ALL SURFACE WATER FLOWING OR DIVERTED TOWARD CONSTRUCTION ACCESS SHALL BE PIPED BENEATH THE ENTRANCE. IF PIPING IS IMPRACTICAL, 
5. GEOTEXTILE - WILL BE PLACED OVER THE ENTIRE AREA PRIOR TO PLACING OF STONE.

4. WIDTH - TWELVE (12) FOOT MINIMUM, BUT NOT LESS THAN THE FULL WIDTH AT POINTS WHERE INGRESS OR EGRESS OCCURS. TWENTY-FOUR (24) FOOT IF SINGLE ENTRANCE TO SITE.

2. LENGTH - NOT LESS THAN 50 FEET (EXCEPT ON A SINGLE RESIDENCE LOT WHERE A 30 FOOT MINIMUM LENGTH WOULD APPLY).

1. STONE SIZE - USE 1-4 INCH CRUSHED ANGULAR STONE, OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT.

3. THICKNESS - NOT LESS THAN SIX (6) INCHES.

3' 5:1

PLAN VIEW

PROFILE
EXISTING
GROUND

FILTER
CLOTH

EXISTING
PAVEMENT

MOUNTABLE BERM
(OPTIONAL)

EXISTING
PAVEMENT

10'MIN.

10'MIN.

12'MIN.

50'MIN.

6"MIN.

EXISTING
GROUND

50'MIN.

12'MIN.

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

MOUNTABLE BERM WITH 5:1 SLOPES WILL BE PERMITTED.

STABILIZED CONSTRUCTION ENTRANCE - NOT TO SCALE

IMPERMEABLE
SHEETING

STAKE
(TYP.)

STRAW BALE
(TYP.)

IMPERMEABLE
SHEETING

STRAW BALE
(TYP.)

BINDING WIRE

WOOD OR
METAL STAKES
(2 PER BALE)

STAPLES
(2 PER BALE)

4 IN

2 IN

10
 F

T 
TY

P
.

NOTE: CAN BE TWO STACKED BALES
OR PARTIALLY EXCAVATED TO
REACH 3 FT DEPTH

3 FT
TYP.

10 FT TYP.

1
8 IN DIA.

STEEL WIRE

CONSTRUCTION NOTES

1. LOCATE WASHOUT STRUCTURE A MINIMUM OF 100 FEET AWAY FROM OPEN CHANNELS, STORM DRAIN INLETS,
SENSITIVE AREAS, WETLANDS, BUFFERS AND WATER COURSES AND AWAY FROM CONSTRUCTION TRAFFIC.

2. SIZE WASHOUT STRUCTURE FOR VOLUME NECESSARY TO CONTAIN WASH WATER, SOLIDS AND RAINFALL AND
MAINTAIN AT LEAST 4 INCHES OF FREEBOARD. TYPICAL DIMENSIONS ARE 10 FEET X 10 FEET X 3 FEET DEEP.

3. PREPARE SOIL BASE FREE OF ROCKS OR OTHER DEBRIS THAT MAY CAUSE TEARS OR HOLES IN THE LINER. FOR
LINER, USE 10 MIL OR THICKER UV RESISTANT, IMPERMEABLE SHEETING, FREE OF HOLES AND TEARS OR OTHER
DEFECTS THAT COMPROMISE IMPERMEABILITY OF THE MATERIAL.

4. PROVIDE A SIGN FOR THE WASHOUT IN CLOSE PROXIMITY TO THE FACILITY.
5. KEEP CONCRETE WASHOUT STRUCTURE WATER TIGHT. REPLACE IMPERMEABLE LINER IF DAMAGED (E.G., RIPPED

OR PUNCTURED). EMPTY OR REPLACE WASHOUT STRUCTURE THAT IS 75 PERCENT FULL, AND DISPOSE OF
ACCUMULATED MATERIAL PROPERLY. DO NOT REUSE PLASTIC LINER. WET-VACUUM STORED LIQUIDS THAT HAVE
NOT EVAPORATED AND DISPOSE OF IN AN APPROVED MANNER. PRIOR TO FORECASTED RAINSTORMS, REMOVE
LIQUIDS OR COVER STRUCTURE TO PREVENT OVERFLOWS. REMOVE HARDENED SOLIDS, WHOLE OR BROKEN UP,
FOR DISPOSAL OR RECYCLING. MAINTAIN RUNOFF DIVERSION AROUND EXCAVATED WASHOUT STRUCTURE UNTIL
STRUCTURE IS REMOVED.

6. DURABLE PORTABLE CONCRETE WASHOUT BASINS OR TUBS MAY BE USED WITH THE APPROVAL OF THE EROSION
CONTROL INSPECTOR.

B B

PLAN SECTION B-B

WASHOUT STRUCTURE WITH STRAW BALES

STAPLE DETAIL
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12' x 4' BROADCRESTED
RIP-RAP WEIR

OVERFLOW ELEV 944.65
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RAISED
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REVISION 3

REVISION 2

REVISION 4

REVISION 5

REVISION 6

SCALE

DRAWING NUMBER

DRAWING TITLE

PROJECT NUMBER

WARNING:
It is a violation of Section 7209, Subdivision 2 of the New

York State Education Law for any person, unless he or she

is working under the direction of a licensed engineer, to

alter an item in any way. If an item bearing the seal of an

engineer is altered, the altering engineer shall affix to the

item his or her seal and the notation "altered by" followed

by his or her signature, the date of such alteration, and a

specific description of the alteration.
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GRADING
DRAINAGE AND
 UTILITY PLAN

AND
DETAILS

CUT-IN TEE - NOT TO SCALE

HYDRANT - NOT TO SCALE

TRENCH - NOT TO SCALE

THRUST BLOCK - NOT TO SCALE

SAMPLING TAP - NOT TO SCALE

1'-0" M
IN

.

NOTES:
1. FLARED END SECTION SHALL BE CONSTRUCTED OF GALVANIZED STEEL OR

ALUMINUM WITH SAFETY BAR SYSTEM ON END SECTIONS 15'' OR LARGER.
2. RIP RAP STONE SHALL BE ANGULAR LIMESTONE AND MEET THE FOLLOWING

NYSDOT SPECIFICATIONS FOR:
620.03 LIGHT STONE FILL
620.04 MEDIUM STONE FILL
620.05 HEAVY STONE FILL

COMPACTED
SUBGRADE

STORM PIPE PER PLAN

LIGHT STONE FILL UNLESS
NOTED OTHERWISE ON PLAN

FLARED END SECTION

PIPE
BEDDING

4" DEPTH DRAINAGE FILL
FILTER FABRIC

12
"

AS SHOWN ON PLAN

STORM PIPE PER PLAN

LIGHT STONE FILL UNLESS
NOTED OTHERWISE ON PLAN

FLARED END SECTION ONLY IN ROW

PLAN SECTION

1'-0" MIN.

FINISH GRADE

RIP-RAP OUTLET PROTECTION - NOT TO SCALE

4" D.I. PIPE

4" M.J. GATE VALVE W/ BOX

CONCRETE THRUST
BLOCK PER M.J. PIPE

FITTINGS DETAIL

8"X4" M.J.
TEE WITH

RETAINER
GLANDS

6" BEDDING STONE

12" BEDDING STONE OR
CUSHION SAND

4.5' MIN.
COVER

SEE PLUMBING DRAWINGS FOR
ENTRANCE INTO BUILDING

SEE PIPE TRENCH DETAIL
FOR BACKFILL

REQUIREMENTS

CUT 8" DI MAIN AND CONNECT TEE TO MAIN WITH
8" DIP SOLID SLEEVE REPAIR COUPLINGS

8-1-2025
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PLANTING
PLAN

AND DETAILS
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REVISION 3

REVISION 2

REVISION 4

REVISION 5

REVISION 6

SCALE

DRAWING NUMBER

DRAWING TITLE

PROJECT NUMBER

WARNING:
It is a violation of Section 7209, Subdivision 2 of the New

York State Education Law for any person, unless he or she

is working under the direction of a licensed engineer, to

alter an item in any way. If an item bearing the seal of an

engineer is altered, the altering engineer shall affix to the

item his or her seal and the notation "altered by" followed

by his or her signature, the date of such alteration, and a

specific description of the alteration.
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TREE PLANTING - NOT TO SCALE

SHRUB PLANTING - NOT TO SCALE

NO SHREDDED BARK OR
WOOD CHIPS TO LAY
AGAINST COLLAR OF

SHRUB

3" ± 1" MULCH, BARK OR
WOOD CHIPS

MIN. 3X DIAM. OF
BALL OR POT

PLANT SO THAT THE ROOT FLARE IS AT OR
SLIGHTLY ABOVE ADJACENT FINISHED
LANDSCAPE GRADE.

ROPES OR WIRE AT TOP OF BALL SHALL
BE CUT: REMOVE TOP 13 OF BURLAP,
REMOVE ALL WIRE OF ANY
NON-BIODEGRADABLE OR POT GROWN,
REMOVE ENTIRE COVERING.

12" MIN WELL AERATED PLANTING
TOPSOIL.

SCARIFY TOP AND SIDES OF HOLE

NOTES:
1. CUT ANY CIRCLING ROOTS AND TEASE APART ROOTS

OF POT BOUND CONTAINERIZED PLANTS
2. DO NOT USE TREATED BURLAP

12" MIN.

HOSE (3 CONNECTIONS). HIGH QUALITY
REINFORCED RUBBER HOSE

GUY WIRES (3). WHITE FLAG ON EACH FOR
VISIBILITY.

(3) WOODEN GUY STAKES (2"x2")

SET TREE AT SAME GRADE AS WAS SET IN
NURSERY ROPES OR WIRE AT TOP OF BALL
SHALL BE CUT. REMOVE TOP 1/3 OF BURLAP.
REMOVE ALL WIRE  OR NON-BIODEGRADABLE
MATERIAL.
MULCH: 4" SHREDDED HARDWOOD BARK MULCH

SPADED EDGE: 3" MIN. (6" MIN. ON 3:1 OR
GREATER SLOPES).

PLANTING SOIL BACKFILL

COMPACT SUBGRADE: SCARIFY SIDES AND
BOTTOM OF BED PIT TO  PREVENT GLAZING OF
SUBGRADE.NOTES:

1. DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING.
2. LEAVE 5'-0" MINIMUM OF  STAKE ABOVE GRADE.
3. TREE SHALL BE SECURED WITH 3 GUY WIRES SPACED 120° APART. TREE SHALL STAND
PLUMB. STAKES AND GUY WIRES TO BE  REMOVED AFTER FIRST GROWING SEASON.
4. PLANTING SOIL SHALL CONSIST OF STOCKPILED TOPSOIL, CONTAINING A MINIMUM OF
6 PERCENT COMBINED NATURAL AND AMENDED ORGANIC MATERIAL.

MIN. 5 X DIA. OF BALL

2
3 HEIGHT OF TREE - 8' MAX

KEY

PLANT SCHEDULE
BOTANICAL NAME COMMON NAME/CULTIVAR

PC DWARF ALBERTA SPRUCE

SMALL DECIDUOUS TREES

MS MALUS SYLVESTRIS FLOWERING CRAB APPLE

NO.

3

2

PICEA GLAUCA CONICA

SMALL CONIFEROUS TREES

PERENNIALS

CF ECHINACEA CONEFLOWER10

MW ASCLEPIAS BUTTERFLY MILKWEED

BE RUDBECKIA BLACK EYED SUSANS

SHRUBS

SB SPIRAEA BETULIFOLIA SPIREA5

BD BUDDLEJA DAVIDII3 BUTTERFLY BUSH

10

10

PS DWARF WHITE PINE5 PINUS STROBUS NANA

PLANTING PLAN
NORTH

SCALE: 1"=20' 0 20 40 60

GRAPHIC SCALE

PLANT SCHEDULE - NOT TO SCALE
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A-1

PROPOSED
FLOOR  PLAN

DRAWN:     BREUHAUS

SCALE:       AS NOTED

XX/XX/XX1

FLOOR PLAN 
1/4"=1'-0"

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850

INCOMING 3Ø" WATER
SERVICE w/ BACKFLOW
PREVENTER

F.D.

HOUSE
PANEL

4-GANG
METER PACK

11'-0" x 9'-0" 4"  THICK CONCRETE
SLAB w/ 6x6 W1.4/W1.4  W.W.F.
INSTALL 24"lg. #6 DOWELS @ 24"
o.c. ALONG PERMIMETER.

6'-0" SQUARE x 4" THK.
CONCRETE PAD
CENTERED ON DOOR

6'-0" SQUARE x 4" THK.
CONCRETE PAD
CENTERED ON DOOR

6'-0" SQUARE x 4"
THK. CONCRETE
PAD CENTERED
ON DOOR

E-1

A

A

A

AAAA

A

A

E-2

E-4

E-5 E-6

E-7

E-3

BACKFILL INSIDE BUILDING w/ COMPACETED (95% MIN) ITEM #4.
FILL TO ELEV. 949.33 (8" BELOW FINISH FLOOR).
COVER w/ 6MIL POLY w/ ALL JOINTS TAPED.

TYPICAL R.O.

A-1

PROPOSED
FLOOR  PLAN

DRAWN:     BREUHAUS

SCALE:       AS NOTED

1

FLOOR PLAN 
1/4"=1'-0"

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850

NORTH

5,472 S.F.  PARKING FOR 22 CARS

A

PROJ.NO:   25 - 01

DATE:     24  SEPT.  2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 

TENANT SIGN

BIKE RACK

TENANT SIGN

PERENIAL PLANT PLANTINGS PERENIAL PLANT PLANTINGS

MINI-SPLIT CONDENSER.
TYPICAL.
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A-3

PROPOSED
ELEVATIONS

DRAWN:     BREUHAUS

SCALE:       AS NOTED

1

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850

12
5

12
5

WEST ELEVATION
1/4"=1'-0"

EAST ELEVATION 
1/4"=1'-0"

SOUTH ELEVATION
1/4"=1'-0"

12
5

12
5

1x6 CORNER TRIM

1x10 WATER TABLE
w/ DRIP

1x10 RAKE TRIM

1x4 WINDOW
TRIM TYPICAL

1x10 EAVE TRIM

1x10 RAKE TRIM w/
1x8 FRIESE BD.

PAINTED SMARTSHAKE
SIDING

PAINTED 1x8 SMARTSIDE
LAP SIDING w/ 6-7/8"
EXPOSURE - COLOR 2

5
4 x 10 BAND BOARD TRIM

1x 8 FRIESE BD.
TRIM BEYOND

1x6 TRIM

PAINTED 1x8 SMARTSIDE
LAP SIDING w/ 6-7/8"
EXPOSURE - COLOR 1

STONE VENEER

NORTH ELEVATION
1/4"=1'-0"

PROJ.NO:   25 - 01

DATE:     24  SEPT. 2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 

LED EMERGENCY

LED EMERGENCY

LED EMERGENCY

"DARK SKY" LED WALLPACK"DARK SKY" LED WALLPACK

"DARK SKY" LED WALLPACK "DARK SKY" LED WALLPACK "DARK SKY" LED WALLPACK
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E-1

ELECTRICAL
POWER &
LIGHTING  PLAN

DRAWN:     BREUHAUS

SCALE:       AS NOTED

1

ELECTRICAL - POWER & LIGHTING PLAN 
1/4"=1'-0"

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850

ELECTRICAL SYMBOL LEGEND

240 VOLT RECEPTACLE

GROUND FAULT RECEPTACLEGFI

SINGLE POLE SWITCH

THREE WAY SWITCH

COMBINATION TELEPHONE & DATA BOX
w/ # of PORTS SHOWN.

3

#

DUPLEX RECEPTACLE w/ HEIGHT IF NOTED

QUAD. RECEPTACLE w/ HEIGHT IF NOTED

S

S

X-2

EM
EM

EM
EMEM

X-1

X-1 X-1

X-1

X-2

X-
2

S

3S
3

S

EM-X EM-X

LIGHT SYMBOL LEGEND

NEW 24" x 24"  FLAT PANEL LAY-IN L.E.D. LIGHT
FIXTURE w/ ADJUST. WATTAGE & COLOR

EMERGENCY LIGHT W/ 90 MIN. BATTERY BACKUP

NEW EXIT LIGHT w/ EMERG. LT. WHERE SHOWN,
w/ 90 MIN. BATTERY BACKUP

EM

EM-X

NEW RECESSED L.E.D. LIGHT w/ LENSE &
EMERGENCY BACK-UP.

NEW SURFACE MOUNT L.E.D. EMERGENCY
WALL-PACK.

WP-1
DARK SKY L.E.D. WALL-PACK

EM
-X

PROJ.NO:   25 - 01

DATE:     24  SEPT. 2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE.
CONTROLLED BY MOTION
SENSOR.

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE.
CONTROLLED BY MOTION
SENSOR.

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE.
CONTROLLED BY MOTION
SENSOR.

"DARK SKY" LED WALLPACK
@ 17'-0" ABOVE GRADE.
CONTROLED BY TIME
CLOCK.

"DARK SKY" LED WALLPACK
@ 17'-0" ABOVE GRADE.
CONTROLLED BY MOTION
SENSOR.

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE.
CONTROLLED BY MOTION
SENSOR.

ILLUMINATED GROUND SIGN & CANOPY LIGHTS
CONTROLLED BY TIMECLOCK.
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Drawing Number:

Drawing:

Date:5/28/2025

NO DATE ISSUE

PROJECT:

All values shown are maintained horizontal Footcandles at workplane or
floor level.
The lighting calculations provided in this report approximate the light
levels expected within the space as defined and are based on the
information provided to Jademar. Please verify the data to assure the
accuracy of the report. Jademar is not responsible for light output of
lamps and ballasts, or design variables.

Client:

Application Engineer: Tania Goldstein

Scale: 15:1
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Sciarabba Engineering, PLLC 
www.sciarabbaengplus.com I 607-327-0578 I ajs@sciarabbaengplus.com 

 9664 Kingtown Road, Trumansburg, NY 14886 
 
  

1 

PROJECT NARRATIVE 
PROPOSED OFFICE BUILDING 

164 Auburn Road 
(NYS Rte 34) 

Town of Lansing 
Tompkins County, NY 

5-27-25 
 

General 

S.E.E. Associates Holdings, LLC is the current owner of a 5.62 acre property located at 164 Auburn Road 
(NYS Rte 34). The tax parcel number is 31.-1-15.21. The property is vacant except for remnants of a 
concrete garage pad and a gravel driveway. The Murdock Spur of the Lansing Center Trail system is located 
along a portion of the southern and western property lines. The property is zoned IR – Industrial/Research 
and all improvements will conform to current zoning regulations.  

Environmental 

Municipal water, electric, and telecommunication services are available on the property. The building will 
not require sprinklers but a new 4” water service will be extended to serve the proposed building and any 
future buildings. No municipal sewers exist, so an on-site wastewater treatment system (septic system) will 
be required. Based on historic soil information, a new septic system has been shown, however, the final 
septic system design will require separate approval from Tompkins County Whole Health.  

The property does not fall within an Agricultural District and is not within 500’ of an Agricultural District 
property, so an Agricultural Data Statement is not required. The property is within an Archaeological Buffer 
Area according to online mapping. The property does not fall within a Tompkins County Unique Natural 
area, nor does it contain any mapped Federal, NYSDEC, or Tompkins County wetlands. See Images Below. 
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Yellow Shaded Area is Agricultural District1 

Property Not in Agricultural District Nor within 500’ of Properties in Ag District 

 
NYS CRIS Map Showing Property within Archaeological Buffer Area 
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2012 Tompkins County Wetland Map 

Yellow - TC Wetlands 
Wetland Offsite 
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NYSDEC Environmental Resource Mapper 5-27-25 

Pink – NYSDEC Informal Wetland 
Wetland Offsite 

 
Stormwater 

The limit of disturbance for the project will be approximately 0.95 acres, which will not require 
the preparation of a Stormwater Pollution Prevention Plan (SWPPP) that includes permanent 
stormwater practices. A conceptual site plan was prepared showing the property’s potential for 
future development. Any future improvements will result in additional disturbance above 1-
acre and will require the preparation of a Full SWPPP that will include permanent stormwater 
practices. Temporary erosion and sediment controls will be in place during construction and are 
detailed in the attached plans. 

New Driveways 

The project includes the construction of a new commercial driveway to serve Building #1 as well 
as a second driveway if further development of the property is considered. The location and 
design of these driveways fall under the jurisdiction of the NYSDOT. Sight distance 
measurements were taken confirming adequate sight distance exists for both driveways. A 
permit application along with the sight distance calculations will be submitted to the NYSDOT 
for consideration. A copy of all NYSDOT correspondence will be provided to the Town. 
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In addition to this narrative, the following documents have been submitted in support of this 
application: 

• Owner/Agent Authorization Email 
• Site Plan Application on OpenGov 
• Fee  
• Short Environmental Assessment Form 
• Lighting Statement 
• Boundary Survey 
• Drawings 

o G-001 Cover Sheet 
o C-101 Existing Conditions Plan 
o C-102 Conceptual Property Plan Full Build-Out 
o C-103 Property Plan and Details  
o C-104 Demolition and Erosion and Sediment Control Plan and Details 
o C-105 Grading Drainage and Utility Plan and Details 
o C-106 Details 
o A-1 Proposed Floor Plan 
o A-3 Building Elevations 
o E-1 Electrical Power & Lighting Plan 

 
Sciarabba Engineering, PLLC. 

 

 
 

Andrew J. Sciarabba, P.E. 
Owner/Principal Engineer 

 
As Agent for S.E.E. Associates Holdings, LLC 
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5/27/2025
PB-SEE-164
S.E.E. ASSOCIATES HOLDINGS, LLC

2415 N. TRIPHAMMER ROAD SUITE 9, ITHACA,NY 14850

ASCIARABBA@SWCLLP.COM

S.E.E. ASSOCIATES HOLDINGS, LLC
2415 N. Triphammer Road Suite 9 Ithaca, New York 14850

607-533-3635

164 AUBURN ROAD, LANSING, NY 14882
TAX MAP NO. 31.-1-15.21 5.62 ACRES TO HIGHWAY BOUNDS

GENERAL

G-001 COVER SHEET

CIVIL

C-101 EXISTING CONDITIONS PLAN

C-103 SITE PLAN AND DETAILS

C-105 GRADING DRAINAGE AND UTILITY PLAN AND DETAILS

ARCHITECTURAL

A-1 PROPOSED FLOOR PLAN
A-3 BUILDING ELEVATIONS

DETAILS

ELECTRICAL POWER & LIGHTING PLANE-1

C-104 DEMOLITION AND EROSION AND SEDIMENT CONTROL PLAN AND DETAILS

C-106

164 AUBURN ROAD
PROPOSED OFFICE BUILDING

PROJECT
LOCATION

C-102 CONCEPTUAL SITE PLAN FULL BUILD-OUT
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PER TOWN OF LANSING ZONING CHAPTER 270 ALLOWED PROPOSED

IR - INDUSTRIAL/RESEARCH

LAND USE PERMITTED PROFESSIONAL OR BUSINESS OFFICE
(NOT IN A HOME)*

PROFESSIONAL OR BUSINESS OFFICE
(NOT IN A HOME)*

BUILDING TYPE ALL NON-RESIDENTIAL

MINIMUM LOT AREA NONE 244,807 SF (5.62 ACRES)

MINIMUM ROAD FRONTAGE 50 FEET 560.27 FEET

MINIMUM YARD SETBACK - CENTERLINE ROAD 80 FEET 80 FEET

MINIMUM YARD SETBACK - SIDE 10 FEET** 10 FEET EACH

MINIMUM YARD SETBACK - REAR 10 FEET** 10 FEET

MAXIMUM BUILDING HEIGHT 35 FEET 21 FEET

MINIMUM OPEN SPACE (EXCL BLDGS, PKG, SERVICE) 20% 227,076 SF = 92.7%.

PARKING REQUIREMENTS NO MINIMUM 20 SPACES

* ALLOWED WITH SITE PLAN APPROVAL

** SMALLER SETBACKS ALLOWED WITH SITE PLAN APROVAL

STABILIZATION FABRIC PROPEX
GEOTEX 200ST OR EQUAL

45°

WIDTH  AS INDICATED
ON SITE PLAN

FINISH GRADE

COMPACTED SUBGRADE

NOTES:
1. APPLY TACK COAT BETWEEN ALL ASPHALT COURSES.
2. BINDER COURSE - 19.0 F9 BINDER COURSE HMA 80 SERIES COMPACTION.

3.0" NYSDOT BINDER COURSE
10" CRUSHER-RUN SUBBASE

PLANTING SOIL
AND LANDSCAPING
OR LAWN

3'

2"-3" DIAMETER
RIVER STONE

6" PERFORATED HDPE
CLEAN-WASHED DRAINAGE STONE

COMPACTED  SUBGRADE

FILTER FABRIC

FOUNDATION WATER
PROOFING  IF SPECIFIED ON

FOUNDATION PLAN

24.0"

12.0"

18.0"

BUILDING WALL

STEEL EDGING

FOUNDATION WALL

4.0" MIN

6"

6"

6" MIN
CRUSHER-RUN
SUBBASE

CONCRETE WALK

 ASPHALT PAVING
SEE DETAIL

COMPACTED
SUBGRADE

1"R NOSECURB REVEAL TO BE 6" UNLESS INDICATED
OTHERWISE ON GRADING PLAN

SEE NOTE 2

STABILIZATION FABRIC PROPEX
GEOTEX 200ST OR EQUAL

SEE NOTE 1

6"

NOTES:
1. APPLY TACK COAT BELOW  ASPHALT COURSES.
2. 1

4" REVEAL MAX. AT CURB RAMP.
3. 1.5% MAX. CROSS SLOPE ON ALL WALKS.
4. ALL CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH FIBER OR MESH REINFORCEMENT AS NOTED.
5. LIGHT BROOM FINISH ALL WALK SURFACES.
6. TOOL JOINTS: FINISH WITH 2" PICTURE FRAME WITH 14" RADIUS, SPACE EVENLY AT 5' MAX IN PERPENDICULAR

DIRECTIONS BETWEEN EXPANSION JOINTS.
7. TOOLED JOINT WIDTH TO BE 18" TO 14" AND DEPTH TO BE 13 THE TOTAL SLAB THICKNESS.
8. EXPANSION JOINTS: INSTALL AT 30' O.C. MAX, AT ALL COLD JOINTS,  AND AT ALL FIXED OBJECTS. FINISH EDGES WITH

2" PICTURE FRAME
9. WALK EDGES: FINISH WITH 2" PICTURE FRAME.

1/2" PREMOLDED
EXPANSION JOINT
WITH SEALANT.

PICTURE FRAME
ALL EDGES

LAWN

4,000PSI FIBER REINFORCED
CONCRETE CURB

6x6 W1.4xW1.4 W.W.M.
PLACE MESH 2" FROM
ALL EDGES, TYP

6"18"

6"

6"

1.5% SLOPE MAX.

 BUILDING SLAB

NOTES:
1. 2.0% MINMIMUM SLOPE AWAY FROM SLAB.
2. ALL CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH WW MESH REINFORCEMENT.
3. LIGHT BROOM FINISH ALL SURFACES.
4. FINISH WITH 2" PICTURE FRAME WITH 14" RADIUS.
5. TOOLED JOINT GROOVE WIDTH AND DEPTH TO BE 12".

6x6 W1.4xW1.4 W.W.M. PLACE
MESH 2" FROM ALL EDGES, TYP

4"3"

12" #5 EPOXY COATED
REBAR 18" ON CENTER

CAST INTO SLAB OR DRILL
AND EPOXY AFTER POUR

6"12"

1/2" PREMOLDED
EXPANSION JOINT
WITH SEALANT. PICTURE FRAME

ALL EDGES

6" MIN
CRUSHER-RUN
SUBBASE

COMPACTED
SUBGRADE

LAWN OR
GRAVEL MULCH

STABILIZATION FABRIC
PROPEX GEOTEX 200ST
OR  EQUAL

6"

6"

6"

2.0% SLOPE MAX.

CONCRETE ENTRY PAD - NOT TO SCALE

KEY

PLANT SCHEDULE
BOTANICAL NAME COMMON NAME/CULTIVAR

PC DWARF ALBERTA SPRUCE

SMALL DECIDUOUS TREES

MS MALUS SYLVESTRIS FLOWERING CRAB APPLE

NO.

3

1

PICEA GLAUCA CONICA

SMALL CONIFEROUS TREES

PLANT SCHEDULE - NOT TO SCALE

NOTES:
1. CLEAR SPACE : A RELATIVELY LEVEL, UNOBSTRUCTED SPACE (1.5% SLOPE MAX. ALL DIRECTIONS) THAT WILL

ACCOMMODATE A SINGLE, STATIONARY WHEELCHAIR AND OCCUPANT.
2. TURNING SPACE: A RELATIVELY LEVEL SPACE (1.5% SLOPE MAX. ALL DIRECTIONS) PROVIDED WHERE A TURNING

MANEUVER IS REQUIRED FOR A PEDESTRIAN TO ORIENT TO A CURB RAMP OR STREET CROSSING.
3. DETECTABLE WARNING SURFACES: 24" WIDE PER NYSDOT STANDARD SHEET 608-01. FOLLOW SHAPE OF CURB. 2"

MAX BETWEEN BACK OF CURB AND DETECTABLE SURFACE.

SL
O

PE

SLOPE
10.0% MAX.

8.
3%

M
A

X.

5'-0"
1
4" CURB

REVEAL MAX.
4'-0" X 4'-0" MIN. CLEAR SPACE

WALKWAY

DETECTABLE
WARNING SURFACE

5'-0" FOR
6" REVEAL

WALKWAY

SLOPE
10.0% MAX.

5'-0" FOR
6" REVEAL

5'
-0

"

CURB RAMP - NOT TO SCALE
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EROSION AND SEDIMENT CONTROL NOTES:
1. PRIOR TO THE START OF CONSTRUCTION AND UNTIL ALL DISTURBED AREAS

ARE STABILIZED, ALL EROSION AND SEDIMENT CONTROL MEASURES, AS
SHOWN ON THE SITE PLAN AND AS OTHERWISE REQUIRED, SHALL BE
INSTALLED AND MAINTAINED BY THE CONTRACTOR, AND SHALL BE IN
ACCORDANCE WITH THE LATEST EDITION OF THE NEW YORK STATE
GUIDELINES FOR URBAN EROSION AND SEDIMENTATION CONTROL.

2. DISTURBED AREAS SHALL BE SEEDED AND MULCHED WITH CLEAN STRAW AS
OUTLINED IN THE NEW YORK STATE GUIDELINES FOR URBAN EROSION AND
SEDIMENTATION CONTROL.

3. BARE SOILS SHALL BE MULCHED WITH STRAW AT A RATE OF TWO TONS PER
ACRE WITHIN 14 DAYS OF EXPOSURE. IF CONSTRUCTION ON AN AREA IS
SUSPENDED, THE AREA SHALL BE SEEDED IMMEDIATELY.

4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR KEEPING THE STREET
PAVEMENT AREAS CLEAN OF DIRT AND DEBRIS.

5. AS SEDIMENT ACCUMULATES TO 12 THE DEPTH OF THE SILT FENCES/LOGS AND
CHECK DAMS, SEDIMENT SHALL BE  REMOVED AS OUTLINED IN THE NYS
GUIDELINES FOR URBAN EROSION AND SEDIMENT CONTROL.

6. THE CONTRACTOR & ITS SUBCONTRACTORS ARE RESPONSIBLE FOR MEANS &
METHODS OF EROSION CONTROL FACILITIES DURING CONSTRUCTION.  IT
SHOULD BE NOTED THAT FACILITIES ON THIS DRAWING ARE CONSIDERED
MINIMUM & ADDITIONAL EROSION CONTROL MEASURES MAY BE REQUIRED AS
CONSTRUCTION PROGRESSES. THE CONTRACTOR & ITS SUBCONTRACTORS
ARE RESPONSIBLE FOR ANY ADDITIONAL MEASURES DEEMED NECESSARY BY
THE ENGINEER, TOWN, OR NYSDEC.

7. PROVIDE EROSION CONTROL MEASURES AS NOTED ON THE PLANS AND AS
OTHERWISE REQUIRED TO PREVENT EROSION AND SEDIMENTATION ONTO
ADJOINING PROPERTIES, STREETS, WATERWAYS, AND ON SITE IMPROVEMENTS
BEYOND THE LIMITS OF WORK. COMPLY WITH THE LATEST ISSUE OF "NEW
YORK STATE STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT
CONTROL" AND THE NYSDEC'S "REDUCING THE IMPACTS OF STORMWATER
RUNOFF FROM NEW DEVELOPMENT".

SEQUENCE OF CONSTRUCTION:
1. INSTALL STABILIZED CONSTRUCTION ENTRANCE, SILT FENCE, SILT

LOGS, AND CHECK DAMS, AS SHOWN ON PLAN PRIOR TO BEGINNING
EARTHWORK OPERATIONS.

2. REMOVE ALL TREES, STUMPS, AND BRUSH PRIOR TO BEGINNING
EARTHWORK OPERATIONS.

3. STRIP AND STOCKPILE TOPSOIL.
4. SURROUND ALL STOCKPILE AREAS WITH SILT FENCE.
5. INSTALL CONCRETE WASHOUT.
6. COMPLETE SITE AND UTILITY IMPROVEMENTS.
7. FINE GRADE, SEED, AND MULCH ALL DISTURBED LAWN AREAS WITHIN

FOURTEEN (14) DAYS OF DISTURBANCE.
8. REMOVE STABILIZED CONSTRUCTION ENTRANCE, TEMPORARY SILT

FENCE, SILT LOGS AND CHECK DAMS ONLY AFTER SITE IS COMPLETELY
STABILIZED AND ALL DISTURBED LAWN AREAS HAVE ACHIEVED 80%
VEGETATIVE GROWTH.

8. MAINTENANCE - THE CONTRACTOR SHALL INSPECT ALL EROSION
CONTROLS ON A WEEKLY BASIS AND AFTER ALL STORMS (1

2" RAINFALL
OR GREATER) INCLUDING BUT NOT LIMITED TO THE FOLLOWING:
ADDING CLEAN STONE TO THE STABILIZED CONSTRUCTION ENTRANCE,
REPLACING DAMAGED OR SILTED IN SILT FENCE, LOGS, OR CHECK
DAMS AND STABILIZING ERODED OR WASHED OUT SLOPED AREAS.

9. CONTRACTOR SHALL MAINTAIN EROSION CONTROL MEASURES UNTIL
CONSTRUCTION IS COMPLETE, LAWNS HAVE BECOME ESTABLISHED TO
80% VEGETATIVE COVER AND ALL SOURCES OF EROSION HAVE BEEN
PERMANENTLY STABILIZED.

10. CONTRACTOR SHALL PROVIDE DUST CONTROL IN ACCORDANCE WITH
THE LATEST ISSUE OF "NEW YORK STATE STANDARDS AND
SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL"

NOTES

5.  ENSURE THAT CHANNEL APPURTENANCES SUCH AS CULVERT ENTRANCES BELOW CHECK DAMS ARE NOT SUBJECT TO DAMAGE OR BLOCKAGE FROM DISPLACED STONE.
4.  PROTECT THE CHANNEL DOWNSTREAM OF THE LOWEST CHECK DAM FROM SCOUR AND EROSION WITH STONE OR LINER AS APPROPRIATE.
3.  EXTEND THE STONE A MINIMUM OF 1.5 FEET BEYOND THE DITCH BANKS TO PREVENT CUTTING AROUND THE DAM.

2.  SET SPACING OF CHECK DAMS TO ASSUME THAT THE ELEVATIONS OF THE CREST OF THE DOWNSTREAM DAM IS AT THE SAME ELEVATION OF THE TOE OF THE UPSTREAM DAM. 

1.  STONE WILL BE PLACED ON A FILTER FABRIC FOUNDATION TO THE LINES, GRADES AND LOCATIONS SHOWN IN THE PLAN.

MAXIMUM DRAINAGE AREA 2 ACRES.

SAME ELEVATION

B

TOE

B

A

A

CREST

SPACING VARIES
DEPENDING ON

CHANNEL SLOPE

CUTOFF TRENCH
DESIGN BOTTOM

FILTER
FABRIC

CUTOFF TRENCH
18" WIDE
6" DEEP

PROFILE
NOT TO SCALE

SECTION B-B
NOT TO SCALE

SECTION A-A
NOT TO SCALE

24" MAX
@ CENTER

18"1
1

1
1

1
2

1
2

6"

9"MIN.

24" MAX
@ CENTER

X

H

X =
H (Ft)

SLOPE (FT/FT)

SLOPE

GROUND LINE

DITCH BOTTOM

FILTER FABRIC

1.5'
MIN.

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

FLOW

SILT LOGS  WHERE SHOWN
 ON DRAWINGS

 OVERLAP ENDS OF LOGS
BY 6" MINIMUM

DO NOT BUTT TOGETHER

16" MINIMUM

WOOD STAKES 10.0'
ON CENTER

6"

NOTES

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

WOVEN WIRE FENCE
(MIN. 14 GAUGEW/ MAX. 6" MESH SPACING)

36" MIN. LENGTH FENCE
POSTS DRIVEN MIN. 16"
INTO GROUND.

HEIGHT OF FILTER
= 16" MIN.

6" MIN.

FLO
W

10' MAX. C. TO C.

UNDISTURBED GROUND

EMBED FILTER CLOTH
A MIN. OF 6" IN GROUND.

4"

16"MIN.

WOVEN WIRE FENCE (MIN.
14 1/2 GAUGE W/ MAX. 6"

MESH SPACING) WITH
FILTER CLOTH

36" MIN. FENCE POST

FLOW

COMPACTED SOIL

20"MIN.

PERSPECTIVE VIEW

SECTION VIEW

FLO
W

1. WOVEN WIRE FENCE TO BE FASTENED SECURELY TO FENCE POSTS WITH WIRE TIES OR STAPLES. POSTS SHALL BE STEEL EITHER "T" OR "U" TYPE OR HARDWOOD.
2. FILTER CLOTH TO BE TO BE FASTENED SECURELY TO WOVEN WIRE FENCE WITH TIES SPACED EVERY 24" AT TOP AND MID SECTION. FENCE SHALL BE WOVEN

WIRE, 6" MAXIMUM MESH OPENING. CLOTH SHALL BE EITHER MIRAFI 100X, STABILINKA T140N, OR APPROVED EQUIVALENT.
3. WHEN TWO SECTIONS OF FILTER CLOTH ADJOIN EACH OTHER THEY SHALL BE OVERLAPPED BY SIX INCHES AND FOLDED.
4. PREFABRICATED UNITS SHALL BE GEOFAB, ENVIROFENCE, OR APPROVED EQUIVALENT.
5. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL REMOVED WHEN "BULGES" DEVELOP IN THE SILT FENCE.

NOTES

   WITH THE USE OF WIRE MESH BEHIND THE FILTER FABRIC FOR SUPPORT.

6. A 2" x 4" WOOD FRAME SHALL BE COMPLETED AROUND THE CREST OF THE FABRIC FOR OVER FLOW STABILITY. 

5. FABRIC SHALL BE EMBEDDED 1 FOOT MINIMUM BELOW GROUND AND BACKFILLED. IT SHALL BE SECURELY FASTENED TO THE STAKES AND FRAME.

4. SPACE STAKES EVENLY AROUND INLET 3 FEET APART AND DRIVE A MINIMUM 18 INCHES DEEP. SPANS GREATER THAN 3 FEET MAY BE BRIDGED
3. STAKE MATERIALS WILL BE STANDARD 2" x 4" WOOD OR EQUIVALENT METAL WITH A MINIMUM LENGTH OF 3 FEET.
2. CUT FABRIC FROM A CONTINUOUS ROLL TO ELIMINATE JOINTS. IF JOINTS ARE NEEDED THEY WILL BE OVERLAPPED TO THE NEXT STAKE.

7. MAXIMUM DRAINAGE AREA 1 ACRE

1. FABRIC SHALL HAVE AN EOS OF 40-85. BURLAP MAY BE USED FOR SHORT TERM APPLICATIONS.

DROP INLET
WITH GATE

2"X4" WOOD FRAME

1.5' MAX.

3' MIN.

GATHER EXCESS AT
CORNERS

FRAME

STAKE

FABRIC

BURIED FABRIC
(12" BELOW
GRADE)

DRIVE STAKES A MIN. OF 18"
BELOW GRADE

12"

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

INLET PROTECTION - NOT TO SCALE

NOTES

9. PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN.
8. WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON A AREA STABILIZED WITH STONE AND WHICH DRAINS INTO AN APPROVED SEDIMENT TRAPPING DEVICE.
   SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC RIGHTS-OF-WAY MUST BE REMOVED IMMEDIATELY.
7. MAINTENANCE - THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION WHICH WILL PREVENT TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC RIGHTS-OF-WAY, ALL SEDIMENT 

6. SURFACE WATER - ALL SURFACE WATER FLOWING OR DIVERTED TOWARD CONSTRUCTION ACCESS SHALL BE PIPED BENEATH THE ENTRANCE. IF PIPING IS IMPRACTICAL, 
5. GEOTEXTILE - WILL BE PLACED OVER THE ENTIRE AREA PRIOR TO PLACING OF STONE.

4. WIDTH - TWELVE (12) FOOT MINIMUM, BUT NOT LESS THAN THE FULL WIDTH AT POINTS WHERE INGRESS OR EGRESS OCCURS. TWENTY-FOUR (24) FOOT IF SINGLE ENTRANCE TO SITE.

2. LENGTH - NOT LESS THAN 50 FEET (EXCEPT ON A SINGLE RESIDENCE LOT WHERE A 30 FOOT MINIMUM LENGTH WOULD APPLY).

1. STONE SIZE - USE 1-4 INCH CRUSHED ANGULAR STONE, OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT.

3. THICKNESS - NOT LESS THAN SIX (6) INCHES.

3' 5:1

PLAN VIEW

PROFILE
EXISTING
GROUND

FILTER
CLOTH

EXISTING
PAVEMENT

MOUNTABLE BERM
(OPTIONAL)

EXISTING
PAVEMENT

10'MIN.

10'MIN.

12'MIN.

50'MIN.

6"MIN.

EXISTING
GROUND

50'MIN.

12'MIN.

ADAPTED FROM DETAILS PROVIDED BY: USDA - NRCS,
NEW YORK STATE DEPARTMENT OF TRANSPORTATION,

NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION,
NEW YORK STATE SOIL & WATER CONSERVATION COMMITTEE

MOUNTABLE BERM WITH 5:1 SLOPES WILL BE PERMITTED.

STABILIZED CONSTRUCTION ENTRANCE - NOT TO SCALE

IMPERMEABLE
SHEETING

STAKE
(TYP.)

STRAW BALE
(TYP.)

IMPERMEABLE
SHEETING

STRAW BALE
(TYP.)

BINDING WIRE

WOOD OR
METAL STAKES
(2 PER BALE)

STAPLES
(2 PER BALE)

4 IN

2 IN

10
 F

T 
TY

P
.

NOTE: CAN BE TWO STACKED BALES
OR PARTIALLY EXCAVATED TO
REACH 3 FT DEPTH

3 FT
TYP.

10 FT TYP.

1
8 IN DIA.

STEEL WIRE

CONSTRUCTION NOTES

1. LOCATE WASHOUT STRUCTURE A MINIMUM OF 100 FEET AWAY FROM OPEN CHANNELS, STORM DRAIN INLETS,
SENSITIVE AREAS, WETLANDS, BUFFERS AND WATER COURSES AND AWAY FROM CONSTRUCTION TRAFFIC.

2. SIZE WASHOUT STRUCTURE FOR VOLUME NECESSARY TO CONTAIN WASH WATER, SOLIDS AND RAINFALL AND
MAINTAIN AT LEAST 4 INCHES OF FREEBOARD. TYPICAL DIMENSIONS ARE 10 FEET X 10 FEET X 3 FEET DEEP.

3. PREPARE SOIL BASE FREE OF ROCKS OR OTHER DEBRIS THAT MAY CAUSE TEARS OR HOLES IN THE LINER. FOR
LINER, USE 10 MIL OR THICKER UV RESISTANT, IMPERMEABLE SHEETING, FREE OF HOLES AND TEARS OR OTHER
DEFECTS THAT COMPROMISE IMPERMEABILITY OF THE MATERIAL.

4. PROVIDE A SIGN FOR THE WASHOUT IN CLOSE PROXIMITY TO THE FACILITY.
5. KEEP CONCRETE WASHOUT STRUCTURE WATER TIGHT. REPLACE IMPERMEABLE LINER IF DAMAGED (E.G., RIPPED

OR PUNCTURED). EMPTY OR REPLACE WASHOUT STRUCTURE THAT IS 75 PERCENT FULL, AND DISPOSE OF
ACCUMULATED MATERIAL PROPERLY. DO NOT REUSE PLASTIC LINER. WET-VACUUM STORED LIQUIDS THAT HAVE
NOT EVAPORATED AND DISPOSE OF IN AN APPROVED MANNER. PRIOR TO FORECASTED RAINSTORMS, REMOVE
LIQUIDS OR COVER STRUCTURE TO PREVENT OVERFLOWS. REMOVE HARDENED SOLIDS, WHOLE OR BROKEN UP,
FOR DISPOSAL OR RECYCLING. MAINTAIN RUNOFF DIVERSION AROUND EXCAVATED WASHOUT STRUCTURE UNTIL
STRUCTURE IS REMOVED.

6. DURABLE PORTABLE CONCRETE WASHOUT BASINS OR TUBS MAY BE USED WITH THE APPROVAL OF THE EROSION
CONTROL INSPECTOR.

B B

PLAN SECTION B-B

WASHOUT STRUCTURE WITH STRAW BALES

STAPLE DETAIL

118
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950
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80'-0" SETBACK

80'-0" SETBACK

1
0

'-0
" S

ETB
A
C

K

500 GALLON
PUMP TANK

1000 GALLON
SEPTIC TANK

RAISED
GEOTEXTILE
SAND FILTER

(1) 3" DIAM. BURIED
TELECOMM AND (2) 4" DIAM.

BURIED ELECTRIC CONDUITS

(1) 3" DIAM. BURIED
TELECOMM CONDUIT

(2) 4" DIAM. BURIED
ELECTRIC CONDUITS

NEW UTILITY POLE
AND OVERHEAD BY

NYSEG

REMOVE 40LF EXISTING 8" WATER MAIN, HYDRANT AND STOP VALVE
FOR INSTALLATION OF NEW 4"X8" TEE AND 4" GATE VALVE AND BOX
FOR WATER SERVICE AND 6"X8" TEE FOR NEW HYDRANT
INSTALL 8" DIP AND SOLID-SLEEVE REPAIR COUPLINGS

65 LF 15" HDPE CULVERT WITH GALVANIZED
END SECTIONS AND RIP-RAP

NEW HYDRANT
AND STOP VALVE

4" DI WATER
SERVICE TO
SERVE BUILDING
#1 AND FUTURE
BUILDINGS

 946.70

SAND FILTER
RESERVE AREA

T.C. 948.60
B.C. 948.10

T.C. 948.60
B.C. 948.10

E.P. 948.10

E.P. 948.10

947.751.0%

948

948

947
946

948
947

FFE 949.00

950

950

952

INV 950.35 INV 951.25 952

H.P. 953.00

H.P. 953.00

952

DI
RIM  946.45
INV OUT 944.65

944

947

948

LIMIT OF DISTURBANCE
= 0.95 ACRES

SAMPLING TAP
(TYPICAL)

THRUST BLOCK
(TYPICAL)

LIGHT POLE
"DARK SKY" LED
ON 20' POLE
(TYP. OF 3)

10
'

TY
P

.

8.8'
TYP.

952

TRANSFORMER PAD
BY NYSEG TO SERVE

ALL BUILDINGS

95 LF 12" HDPE
@0.7% SLOPE

DAYLIGHT PIPE @
944.00 INSTALL

RIP-RAP

12 LF 6" HDPE @1%
MIN. FROM GRAVEL
MOW-STRIP TO
DAYLIGHT

GRADING DRAINAGE AND UTILITY PLAN
NORTH
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GRAPHIC SCALE

SCIARABBA ENGINEERING, PLLC
9664 Kingtown Road

Trumansburg, NY 14886
607-327-0578

www.sciarabbaengplus.com

REVISION 1

REVISION 3

REVISION 2

REVISION 4

REVISION 5

REVISION 6

SCALE

DRAWING NUMBER

DRAWING TITLE

PROJECT NUMBER

WARNING:
It is a violation of Section 7209, Subdivision 2 of the New

York State Education Law for any person, unless he or she

is working under the direction of a licensed engineer, to

alter an item in any way. If an item bearing the seal of an

engineer is altered, the altering engineer shall affix to the

item his or her seal and the notation "altered by" followed

by his or her signature, the date of such alteration, and a

specific description of the alteration.
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GRADING
DRAINAGE AND
 UTILITY PLAN

AND
DETAILS

CUT-IN TEE - NOT TO SCALE

HYDRANT - NOT TO SCALE

TRENCH - NOT TO SCALE

THRUST BLOCK - NOT TO SCALE

SAMPLING TAP - NOT TO SCALE

1'-0" M
IN

.

NOTES:
1. FLARED END SECTION SHALL BE CONSTRUCTED OF GALVANIZED STEEL OR

ALUMINUM WITH SAFETY BAR SYSTEM ON END SECTIONS 15'' OR LARGER.
2. RIP RAP STONE SHALL BE ANGULAR LIMESTONE AND MEET THE FOLLOWING

NYSDOT SPECIFICATIONS FOR:
620.03 LIGHT STONE FILL
620.04 MEDIUM STONE FILL
620.05 HEAVY STONE FILL

COMPACTED
SUBGRADE

STORM PIPE PER PLAN

LIGHT STONE FILL UNLESS
NOTED OTHERWISE ON PLAN

FLARED END SECTION

PIPE
BEDDING

4" DEPTH DRAINAGE FILL
FILTER FABRIC

12
"

AS SHOWN ON PLAN

STORM PIPE PER PLAN

LIGHT STONE FILL UNLESS
NOTED OTHERWISE ON PLAN

FLARED END SECTION ONLY IN ROW

PLAN SECTION

1'-0" MIN.

FINISH GRADE

RIP-RAP OUTLET PROTECTION - NOT TO SCALE

C
O

N
C

. S
H

IM
S

A
S

 R
E

Q
U

IR
E

D
24

"

24" X 30"

6"
12

"

6" 6"

HEAVY DUTY CAST IRON FRAME AND GRATED COVER
· LAWN AREAS: SET RIMS 2" BELOW FINISH ADJACENT GRADE
· PAVED AREAS: SET RIMS FLUSH WITH FINISH GRADES

2"

24" X 30 12" HEAVY DUTY DUCTILE IRON FRAME
& GRATE MODEL 5450Z FRAME AND 5450M
GRATE BY EJ OR APPROVED EQUAL.

KOR-N-SEAL FLEXIBLE
CONNECTOR BY NPC OR
APPROVED EQUAL. SEE PLAN
FOR PIPE INFORMATION.

PRECAST CONCRETE CATCH
BASIN ASTM C-478
JOINTS TO HAVE BUTYL
SEALANT

MINIMUM 6" BEDDING STONE IN
LAWN AREAS OR NYSDOT TYPE 2
SUBBASE IN PAVED AREAS

COMPACTED
SUBGRADE

LAWN AREAS
PAVED AREAS

DROP INLET - NOT TO SCALE

4" D.I. PIPE

4" M.J. GATE VALVE W/ BOX

CONCRETE THRUST
BLOCK PER M.J. PIPE

FITTINGS DETAIL

8"X4" M.J.
TEE WITH

RETAINER
GLANDS

6" BEDDING STONE

12" BEDDING STONE OR
CUSHION SAND

4.5' MIN.
COVER

SEE PLUMBING DRAWINGS FOR
ENTRANCE INTO BUILDING

SEE PIPE TRENCH DETAIL
FOR BACKFILL

REQUIREMENTS

CUT 8" DI MAIN AND CONNECT TEE TO MAIN WITH
8" DIP SOLID SLEEVE REPAIR COUPLINGS
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AS NOTED

DETAILS

ADA PARKING AND SIGNAGE - NOT TO SCALE

SCIARABBA ENGINEERING, PLLC
9664 Kingtown Road

Trumansburg, NY 14886
607-327-0578

www.sciarabbaengplus.com

REVISION 1

REVISION 3

REVISION 2

REVISION 4

REVISION 5

REVISION 6

SCALE

DRAWING NUMBER

DRAWING TITLE

PROJECT NUMBER

WARNING:
It is a violation of Section 7209, Subdivision 2 of the New

York State Education Law for any person, unless he or she

is working under the direction of a licensed engineer, to

alter an item in any way. If an item bearing the seal of an

engineer is altered, the altering engineer shall affix to the

item his or her seal and the notation "altered by" followed

by his or her signature, the date of such alteration, and a

specific description of the alteration.
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TREE PLANTING - NOT TO SCALE

SHRUB PLANTING - NOT TO SCALE

NO SHREDDED BARK OR
WOOD CHIPS TO LAY
AGAINST COLLAR OF

SHRUB

3" ± 1" MULCH, BARK OR
WOOD CHIPS

MIN. 3X DIAM. OF
BALL OR POT

PLANT SO THAT THE ROOT FLARE IS AT OR
SLIGHTLY ABOVE ADJACENT FINISHED
LANDSCAPE GRADE.

ROPES OR WIRE AT TOP OF BALL SHALL
BE CUT: REMOVE TOP 13 OF BURLAP,
REMOVE ALL WIRE OF ANY
NON-BIODEGRADABLE OR POT GROWN,
REMOVE ENTIRE COVERING.

12" MIN WELL AERATED PLANTING
TOPSOIL.

SCARIFY TOP AND SIDES OF HOLE

NOTES:
1. CUT ANY CIRCLING ROOTS AND TEASE APART ROOTS

OF POT BOUND CONTAINERIZED PLANTS
2. DO NOT USE TREATED BURLAP

12" MIN.

HOSE (3 CONNECTIONS). HIGH QUALITY
REINFORCED RUBBER HOSE

GUY WIRES (3). WHITE FLAG ON EACH FOR
VISIBILITY.

(3) WOODEN GUY STAKES (2"x2")

SET TREE AT SAME GRADE AS WAS SET IN
NURSERY ROPES OR WIRE AT TOP OF BALL
SHALL BE CUT. REMOVE TOP 1/3 OF BURLAP.
REMOVE ALL WIRE  OR NON-BIODEGRADABLE
MATERIAL.
MULCH: 4" SHREDDED HARDWOOD BARK MULCH

SPADED EDGE: 3" MIN. (6" MIN. ON 3:1 OR
GREATER SLOPES).

PLANTING SOIL BACKFILL

COMPACT SUBGRADE: SCARIFY SIDES AND
BOTTOM OF BED PIT TO  PREVENT GLAZING OF
SUBGRADE.NOTES:

1. DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING.
2. LEAVE 5'-0" MINIMUM OF  STAKE ABOVE GRADE.
3. TREE SHALL BE SECURED WITH 3 GUY WIRES SPACED 120° APART. TREE SHALL STAND
PLUMB. STAKES AND GUY WIRES TO BE  REMOVED AFTER FIRST GROWING SEASON.
4. PLANTING SOIL SHALL CONSIST OF STOCKPILED TOPSOIL, CONTAINING A MINIMUM OF
6 PERCENT COMBINED NATURAL AND AMENDED ORGANIC MATERIAL.

MIN. 5 X DIA. OF BALL

2
3 HEIGHT OF TREE - 8' MAX

10.0'

ADA PARKING
SIGN - PLACED
PER MUTCD

PARKING LOT
EDGE OR CURB

TRAFFIC WHITE 4"
WIDE PAINTED LINES
(TYP)

WHITE UPDATED
INTERNATIONAL ADA SYMBOL
ON BLUE BACKGROUND
CENTERED IN PARKING SPACE

20'

2'

45°'

2'

VAN
ACCESSIBLE

NO PARKING SIGN
AT ACCESS AISLES

PARKING

IN
ACCESS

RESERVED
PARKING

AISLE

10.0' 10.0'

VAN
ACCESSIBLE

RESERVED
PARKING

OR
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FLOOR  PLAN
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SCALE:       AS NOTED
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FLOOR PLAN 
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TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850
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12'-0" 16'-0"
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'-0

"

20'-0"

28'-0"

INCOMING 3Ø" WATER
SERVICE w/ BACKFLOW
PREVENTER

F.D.

HOUSE
PANEL

4-GANG
METER PACK

5
'-0

"

8
'-0

"

12'-21
4"3'-21

2"

11'-0" x 9'-0" 4"  THICK CONCRETE
SLAB w/ 6x6 W1.4/W1.4  W.W.F.
INSTALL 24"lg. #6 DOWELS @ 24"
o.c. ALONG PERMIMETER.

6'-0" SQUARE x 4" THK.
CONCRETE PAD
CENTERED ON DOOR

6'-0" SQUARE x 4" THK.
CONCRETE PAD
CENTERED ON DOOR

6'-0" SQUARE x 4"
THK. CONCRETE
PAD CENTERED
ON DOOR
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A
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E-2

E-4

E-5 E-6

E-7

E-3

3'-9"3'-9" 4'-6"

BACKFILL INSIDE BUILDING w/ COMPACETED (95% MIN) ITEM #4.
FILL TO ELEV. 949.33 (8" BELOW FINISH FLOOR).
COVER w/ 6MIL POLY w/ ALL JOINTS TAPED.

3'-2"
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PROPOSED
FLOOR  PLAN

DRAWN:     BREUHAUS

SCALE:       AS NOTED
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FLOOR PLAN 
1/4"=1'-0"

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850
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PROJ.NO:   25 - 01

DATE:        27  MAY  2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 

4
0

'-0
"

121

Section 3, Item b.



A-3

PROPOSED
ELEVATIONS

DRAWN:     BREUHAUS

SCALE:       AS NOTED

1

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850
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LAP SIDING w/ 6-7/8"
EXPOSURE - COLOR 2
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PAINTED 1x8 SMARTSIDE
LAP SIDING w/ 6-7/8"
EXPOSURE - COLOR 1

STONE VENEER

NORTH ELEVATION
1/4"=1'-0"

PROJ.NO:   25 - 01

DATE:        27  MAY  2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 
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E-1

ELECTRICAL
POWER &
LIGHTING  PLAN

DRAWN:     BREUHAUS

SCALE:       AS NOTED

1

ELECTRICAL - POWER & LIGHTING PLAN 
1/4"=1'-0"

TEL:  607-257-8348 REVISIONS DATENO.

950 DANBY ROAD    SUITE 220

GEORGE  W.  BREUHAUS,  ARCHITECT

ITHACA,   NEW YORK  14850

ELECTRICAL SYMBOL LEGEND
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LIGHT SYMBOL LEGEND

NEW 24" x 24"  FLAT PANEL LAY-IN L.E.D. LIGHT
FIXTURE w/ ADJUST. WATTAGE & COLOR

EMERGENCY LIGHT W/ 90 MIN. BATTERY BACKUP

NEW EXIT LIGHT w/ EMERG. LT. WHERE SHOWN,
w/ 90 MIN. BATTERY BACKUP

EM

EM-X

NEW RECESSED L.E.D. LIGHT w/ LENSE &
EMERGENCY BACK-UP.

NEW SURFACE MOUNT L.E.D. EMERGENCY
WALL-PACK.
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DARK SKY L.E.D. WALL-PACK

EM
-X

PROJ.NO:   25 - 01

DATE:        27  MAY  2025

S.E.E.  A S S O C I A T E S 
164  AUBURN  ROAD       LANSING, NEW YORK  14882

P R O P O S E D   O F F I C E   B U I L D I N G 

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE

"DARK SKY" LED WALLPACK
@ 102" ABOVE GRADE35'-0" 35'-0"

"DARK SKY" LED WALLPACK
@ 17'-0" ABOVE GRADE

"DARK SKY" LED WALLPACK
@ 17'-0" ABOVE GRADE
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Short Environmental Assessment Form 
Part 1 - Project Information 

Instructions for Completing 

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 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 1. 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 

Name of Action or Project: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a 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 Part 2.  If no, continue to question 2. 

NO YES 

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 YES 

3. a. Total acreage of the site of the proposed action?     __________ acres 
b. Total acreage to be physically disturbed?     __________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres 

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

5.        Urban       Rural (non-agriculture)               Industrial            Commercial          Residential (suburban) 

                         Aquatic              Other(Specify):□  Forest          Agriculture

□  Parkland 

Proposed Office Building

164 Auburn Road, Lansing, NY 14882

Construct a 5472 SF commercial building to be leased as office space, 20 parking spaces, and associated utilities.

Andrew James Sciarabba as agent for S.E.E. Associates Holdings, LLC

607-327-0578

ajs@sciarabbaengplus.com

9664 Kingtown Road

Trumansburg NY 14886

✔

Commercial Driveway Permit - NYSDOT
Septic System Permit - Tompkins County Whole Health ✔

5.62

0.95

5.62

✔

✔

✔ ✔ ✔
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

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

If Yes, identify: ________________________________________________________________________________ 

NO YES 

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?

c. Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?

NO YES 

9. Does the proposed action meet or exceed the state energy code requirements?

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

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

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

If No, describe method for providing potable water: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

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?

archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NO YES 

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, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for

✔

✔

✔

✔

✔

✔

✔

✔
   Building construction will adhere to all energy code requirements.

✔

✔   On-site septic system - Permit to be obtained from Tompkins County Whole Health.

✔

✔

 

✔

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

□Shoreline     □ Forest       Agricultural/grasslands        Early mid-successional

Wetland       □ Urban       Suburban 

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 

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: 
_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that would 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:______________________________________________ 

____________________________________________________________________________________________

_ 

NO YES 

19. 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 

    Date: _____________________ Applicant/sponsor/name: ____________________________________________________ __________________________   

Signature: _____________________________________________________Title:__________________________________

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

  Stormwater currently flows to the old railroad embankment along the west property line then south to a stream that flows west along
the south property line. This drainage pattern will be maintained.

   If future phases are considered, a Full SWPPP will be prepared that will incorporate permanent stormwater practices. These
practices will be sized to accommodate the surfaces constructed in Phase 1.

Andrew James Sciarabba as Agent for S.E.E. Associates, Holdings, LLC 5-27-25

Owner/Principal Engineer
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EAF Mapper Summary Report Wednesday, May 21, 2025 12:49 PM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
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 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources to 
confirm data provided by the Mapper or to obtain data not provided by 
the Mapper.

Part 1 / Question 7  [Critical Environmental 
Area]

No

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

No

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

Yes - Digital mapping information on local, New York State, and federal 
wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook.

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] Digital mapping data are not available or are incomplete. Refer to EAF 
Workbook.

Part 1 / Question 20 [Remediation Site] No

1Short Environmental Assessment Form - EAF Mapper Summary Report
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Ag District 511 Ft +\- Northeast 

Per Tompkins County Property Viewer 5-27-25 
Yellow Shaded Area is Tompkins County Ag District 1 

164 Auburn Road Parcel is not in Ag District and Greater Than 500’ from  
the Ag District Boundary  

 
No Agricultural Data Statement Required 
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Sciarabba Engineering, PLLC 
www.sciarabbaengplus.com I 607-327-0578 I ajs@sciarabbaengplus.com 

 9664 Kingtown Road, Trumansburg, NY 14886 
 
  

1 

PROPOSED OFFICE BUILDING 
164 Auburn Road 

(NYS Rte 34) 
Town of Lansing 

Tompkins County, NY 
5-27-25 

 
Building and Site Lighting 
 
All building and site lighting will be LED “Dark Sky” compliant with no light spillage off the 
property. A photometric plan is currently being prepared and will be submitted at a later date 
with fixture cut sheets. 
 
Andrew J. Sciarabba, P.E.  
Agent for S.E.E. Associates Holdings, LLC 
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