
Reimagining the Dryden North Street
Neighborhood

Introduction [TBD]

Liam Anthony, Dante del Vecchio, Josephine Ennis, Edward Guo, Cameron
Howland, Shunyi Hu, Dahlia Idris, Matthew Nakamoto, Ethan Ordower,

Adnan Solanki, Season Wang, Josh Washington

December 2022



2

Executive Summary
The North Street Neighborhood is an area of about 200 acres around the intersection of Route 13
(North Street) and Route 38 (Freeville Rd). The site contains a number of vacant or undeveloped
properties and it is dominated by state highways with high traffic volumes and limited pedestrian
infrastructure. The site includes two existing mobile home communities and is adjacent to
Tompkins Cortland Community College (TC3), a large subsidized housing community (Poets
Landing), and Dryden High School. A 41 acre parcel on the site is currently under contract with
a local developer for development as workforce housing.

The goal of the Design Connect North Street Team was to create a concept-level site
development plan for the North Street Neighborhood that: 1) identifies transportation solutions
for enhanced connectivity and safer circulation; and 2) identifies and analyzes development
opportunities within the site that meet the community’s goals for residential, business, and
community development.

We used a thorough and multifaceted community engagement approach to learn about the site
and the needs of community members. Separately, we conducted demographic and economic
research on the site. Using information from both community engagement and research, we came
up with a number of recommendations for the site, as well as a master site plan (Appendix A).

Our team's recommendations are summarized below, and explained in more detail throughout the
report.

Passive Park
A key finding from our community engagement efforts
were that residents want more places to congregate and
more recreational activities, especially for youth. The
stream between Dryden High School and the future
42-acre development site is a beautiful, underused
amenity that can provide connective pedestrian paths,
linking Dryden High School and an existing 120-unit
housing development to the rest of the site. It can
simultaneously provide a site for congregating,
relaxing, and exercising.
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DOT Lot (Housing + Childcare)
This 10-acre lot is an unused parcel owned by the State
Department of Transportation that is suitable for
transfer to the Village of Dryden. We propose Senior
Housing & Mixed Income Housing  on the site along
with a childcare facility. Interviews with residents and
government leaders suggest there is a particularly high
demand for after-school care for children ages 5-12.

Community Center
A community center is a major priority of the Village,
which has identified a vacant former Dollar Store as a
suitable site. We propose programming to include
indoor market stalls, meeting space, outdoor seating,
and a community kitchen to support a local food truck
incubator onsite. TC3’s culinary director expressed an
interest in collaborating on a food truck program to
support the large number of culinary students who
have ambitions to start a food truck. Food trucks also
meet the needs of residents, who consistently ask for
more food choices in Dryden.

Community Garden
Residents have identified a desire for community
gardens. The Little Creek Manufactured Housing
Community has a disused garden space and a historic
Quonset building that are centrally located. These
present opportunities for additional community space
for both the Little Creek community and the broader
North Street neighborhood.
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Transportation Improvements
Our site is defined by a major state highway (Route
13) with high volumes of traffic and minimal
pedestrian infrastructure.  Our goal was to improve
connectivity and walkability throughout the site, while
understanding the political and financial realities of the
many transportation stakeholders (e.g., the Village and
Town of Dryden, two major bus services (TCAT and
Cortland Transit), the State DOT, and the Tompkins
County Highway department).

Phased Transportation Plan
We developed a phased approach to recommend new
sidewalks, crossings, and signage. Our final report
includes detailed budgeting, identifies crucial actors,
and breaks the plan down into chronological steps.

Trail to TC3
Tompkins Cortland Community College is a major
stakeholder in the neighborhood and lacks reasonable
pedestrian connections to the rest of the community.
The proposed trail location (highlighted in yellow)
runs along TC3 land, and will connect to Route 13
through property owned by the First National Bank of
Dryden, who has expressed a willingness to participate
in the plan.
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Site Background

History, Geographic, Land Use, Government

The Town and Village of Dryden are located at the northeastern corner of Tompkins County,
New York, in the Virgil Creek watershed. The town was first settled in 1797 by Europeans, but
was not officially established until 1803 when it was named after English poet John Dryden. The
town was established and set aside by the New York State Legislature for Revolutionary War
veterans in compensation for their services. The village was later incorporated in 1857.

Historically, the land cover of the town and village consisted of expansive white pine and
hardwood forests, resulting in lumbering as its early dominant economic sector. After the forests
were clear cut, agriculture became the economic stronghold and working farms remain a critical
part of Dryden’s identity and community.

The town and village have grown to encompass 100 square miles and are centrally situated
between the City of Ithaca and the City of Cortland and along NYS Routes 13 and 38. Over the
years, the town and village’s development and transportation patterns have been significantly
influenced and pressured by its proximity to Cornell University, Ithaca College, and SUNY
Cortland.

Heavy traffic volumes on NYS Route 13 and 38 reach over 12,000 cars and 700 semi-trucks per
day. The movement of vehicles and people through the center of the town and village create
unique opportunities and challenges for the community.

Our study area, the North Street Neighborhood, is a newly defined area of about 200 acres and
includes portions of both the town and the village. The site is located at the intersection of NYS
Routes 13 (North Street) and Route 38 (Freeville Road) and is surrounded by vital services such
as pharmacies and grocery stores, but also interspersed with several vacant and undeveloped lots,
two existing mobile home communities, and a mix of residential, industrial, and commercial
uses. A vacant 42-acre parcel on the site is currently under contract with a local developer for
development as unsubsidized workforce housing. The site is adjacent to Tompkins Cortland
Community College (TC3), a large subsidized housing community (Poet’s Landing), and Dryden
High School (See Figure 2).

Due to its location and existing amenities, the site is faced with unique opportunities and
challenges. The site’s existing water and sewage infrastructure (See Figure 3) and proximity to
higher education create considerable potential for diverse development and investment to
enhance the existing character and livability of the town and village. However, as portions of the
site are located in both the Town of Dryden and the Village of Dryden (See Figure 3),
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governance challenges are apparent. The development of the site requires the cooperation,
communication, and engagement of town and village governments, as well as threading through
different ordinances, funding streams, and desires.

Figure 1: Cars head northeast-bound towards Cortland on Route 13.
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Figure 2: Map of Project Area (Outlined in Red), Including Adjacent Institutions and
Communities.

Figure 3: Map of the Project Area Showing the Existing Water and Sewer Service Areas and
Town and Village Boundaries.
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Economic Analysis

Population
The Town of Dryden (including the Village of Dryden) is the second most populous town in
Tompkins County. According to the U.S. Census, the Town was home to 13,905 residents as of
April 2020 (See Figure 4). The Village of Dryden, which is also included within the town’s
population count, is home to 1,947 residents.

Figure 4: Historical Population of the Town of Dryden 1990-2020.
Source: Town of Dryden Comprehensive Plan 2045

Between 1990 and 2010, the town and village experienced rapid population growth. From
1990-2010, it sustained a population growth rate of 5%, exceeding the statewide average of
3.27%. The largest increase in population occurred between 2000 and 2010, with 902 new
residents.

However, the 2020 U.S. Census showed a population decline of 3.7% since 2010, with a
cumulative loss of over 600 residents. The U.S. Census estimates an even larger population
decline from 2020 to 2021 as the impacts of the COVID-19 pandemic were layered upon
pre-existing conditions. The town’s population was estimated at 13,841 in 2021.

A May 2022 set of forecasts by the U.S. Census Bureau addressed the economic and
demographic impacts of the pandemic. From 2020 to 2021, small towns in the Northeast
decreased by an average of 0.2%. New York State towns decreased at a rate of 1.6% during the
same period. As the virus appears to be transitioning to an endemic disease, considerable risks
remain: COVID-19 surprises, the Federal Reserve tightening interest rates, and economic fallout
from the Russian invasion of Ukraine.
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However, in the Town and Village of Dryden the declining population trends may be more of a
result of the out-migration of young adults as the share of residents 65 and over have increased.
As shown in Figure 5, Dryden’s population decreased from 14,260 to 13,905 from 2010 to 2020,
but the percentage of residents 65 years and over rapidly increased from 12.9% to 17.8% in the
same time period. This shows a trend of out-migration from Dryden’s younger population,
leaving behind a larger proportion of the elderly population. Further highlighting Dryden’s aging
population, the median age in Dryden increased to 39.7 in the 2020 U.S. Census, which is eight
years older than the median age of 31.4 for the rest of Tompkins County and three years older
than the median age of 36.9 for New York State. This trend could also be compounded by
declining birth rates.

Figure 5: Town of Dryden Total Population Compared to
Percentage of Population 65 Years and Over

Source: 2000, 2010, 2020 U.S. Census

Despite its aging population, the town and village have extensive land and municipal services.
Combined with its proximity to Ithaca and Cortland, it is well positioned to have the capacity to
grow sustainability in the future. The U.S. Census estimates an increase of 1,400 to 1,700
residents by 2045.

Housing and Tenure
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As of 2020, the U.S. Census identified 6,534 housing units in the Town, representing units
available for occupancy as residential accommodations, whether owned or offered as long-term
rentals. This definition excludes group quarters such as prisons, dormitories, nursing homes, and
shelters, as well as hotels, timeshare units, and other units offered on short-term rentals only.

In 2019, the Town of Dryden’s Housing Conditions Survey reported 6,371 units. Among the
occupied units, the survey reported 32.1% of units were rented, and 67.9% of units were
occupied by the owner. There is a 5.7% vacancy rate.

The 2020 U.S. Census estimated that the Town of Dryden was home to 13.9% of Tompkins
County’s households.

Income
Household income is often discussed with reference to the area median income (AMI) as defined
annually by the U.S. Department of Housing and Urban Development (HUD). Figure 6
compares the AMI of the Village and Town of Dryden. The village has higher shares of
households earning less than 50% AMI and the town has higher shares of households earning
over 50% of the AMI. This indicates that the village has a slightly lower income level compared
to the town. As shown in Figure 7, less than 50% of the AMI translates to a median income of
less than $44,800 per year.



13

Figure 6: Household Income Levels (AMI)
Town of Dryden and Village of Dryden, 2020

Source: ACS 2020 5-YR

Income % 30% 50% 80% 100% 120%

Tompkins County $26,900 $44,800 $71,700 89,600 $107,520

Figure 7: HUD AMI for Tompkins County, 2021
Source: FY 2021 Income Limits Documentation System—Median Income Calculation for Tompkins County, NY. Retrieved September 27, 2022,

from https://www.huduser.gov/portal/datasets/il/il2021/2021MedCalc.odn

Housing Cost Burden

A common benchmark for the affordability of housing is the share of household income that is
devoted to shelter, or the shelter-to-income (STI) ratio. When more than 30% of a household’s
income is necessary to secure its housing, the household is said to be housing cost burdened.
When more than 50% of a household’s income is necessary to secure its housing, the household
is said to be severely housing cost burdened. As shown in Figure 8, the 2020 Tompkins County
Housing Snapshot estimated that over 45% of town and 40% of village rental households are
cost burdened and over 25% of town and village rental households are severely cost burdened. In
terms of owner households, over 15% are cost burdened and over 5% are severely cost burdened

https://www.huduser.gov/portal/datasets/il/il2021/2021MedCalc.odn
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in the town and village. In total, over 70% and 65% of rental households in the town and village,
respectively, are cost burdened. In addition, over 20% of owner households in the town and
village are cost burdened.

Figure 8: Cost Burdened Rental and Owner Households
Town of Dryden and Village of Dryden, 2020

Source: 2020 Tompkins County Housing Snapshot

Industries
As the town and village mainly serve as bedroom communities for Ithaca and Cortland, there is a
distinct lack of industry and employment opportunities in the town and village.

Dryden’s largest employers are the school district, nursing home, child care centers, and TC3.1

Demographic Analysis
This demographic and market overview of the Town and Village of Dryden indicates a clear and
substantial need for primary resident-oriented housing and associated infrastructure and
amenities in the North Street Neighborhood. The close proximity of the Town and Village to
higher education centers in Ithaca and Cortland signal future growth and development.
Additionally, given the aging demographic trends, there is a growing need for senior housing.

1 https://www.dryden-ny.org/about-us
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Whether the project site will be developed to include additional affordable or workforce housing,
the North Street Neighborhood can make important contributions to the anticipated regional need
for new resident-oriented housing units. The project site is located within a short drive of Ithaca
and Cortland, which are major employment centers and offer multiple commercial and social
amenities.

Community Engagement

Figure 9: Community Engagement Map

Methodology
To better understand the communities around our site in North Dryden Village, we used a variety
of outreach methods to reach as many stakeholders as possible. While we interviewed a variety
of residents, the people that we targeted and interviewed can be largely grouped into the
following stakeholder categories:

1. Little Creek Manufactured Home Community
2. Poets Landing Apartments
3. Tompkins Cortland Community College Students
4. High School Students
5. Tompkins Cortland Community College Administrators
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6. Business Owners
7. Real Estate Developers

Early-on site visits served as a way for the team to get to know both the site and community
surrounding it. Canvassing served as a way to understand the needs of the Poets Landing and
Little Creek Manufactured Home communities, as well as students at Tompkins Cortland
Community College (TC3). Our teams spent several hours in Poets Landing and Little Creek,
asking residents a variety of questions about Dryden, and took a separate trip to speak with
students at TC3. Focus groups similarly allowed us to reach students at Dryden High School,
TC3 administrators, and more students at TC3. We made a point to interview as many
community members as possible throughout our community engagement process including staff
at the public library, members of local government, and former business owners. In total, we
conducted over 40 individual interviews, in addition to our multi-party focus groups.

Deciding where specifically to conduct community outreach was an early goal of the team. Poets
Landing, a newer, low-income housing development in Dryden with proximity to the site, was
identified as a good starting point. There we could gain insight to the strengths and challenges
for residential housing development in Dryden, and the community needs of the people living
there. Similarly, we identified residents of the Little Creek Manufactured Home community, the
largest residential community within the site, as key stakeholders. TC3 is a prominent institution
in Dryden, and an obvious source of consumers for Dryden businesses, and an important asset
for partnerships. We wanted to be thorough in understanding the needs of TC3 staff and students
and identify better options for accessing the Village of Dryden and becoming more involved in
the surrounding community. Lastly, our outreach efforts at the high school were motivated by a
desire to understand how high school students use the site, what they may want to see there in
the future, and how to connect them to other community resources.
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Figure 10: Members of the Town Planning Board, and the Village Mayor guide our team
down Route 13

Site Visits. Our community engagement process began with two site visits. On our first visit, we
met with members of the Town of Dryden Planning Board, the Town Planner, and the Mayor of
the Village of Dryden. We walked the entire site, learning about its history and key features. Our
second site visit included visits to Clark's Food Mart, downtown Dryden, Dryden Public Library,
and interviews with students walking around TC3.

Targeted Canvassing. Canvassing played a crucial role in understanding the perspectives of the
Poets Landing and Little Creek communities, both of which are either directly in, or adjacent to
our site. On October 23rd, our team split into two to canvas these two communities with open
questions focused on what they thought were the primary community needs, strengths of Dryden,
and goals for the town.
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Figure 11: Students at Dryden high school fill out a map with places they know and would like
to see in Dryden

Focus Groups. To reach students at Dryden High School and TC3, we took a focus group
approach, meeting with students at each location. The goal in both places was to challenge the
students to think of new ways they could engage with Dryden while asking them to reflect on
current strengths and challenges of the Town and Village. We found the insight from the high
school and TC3 students a valuable contribution to our community engagement process as they
provided us with new ideas and surprising observations. For TC3, we set up a focus group of 14
students and members of our team asked them several questions. Our team also met with
students from the Dryden High School Sustainability Club, and through several mapping
exercises learned how the students interacted with the town around them, and some of their
future goals for the community. Finally, we held a focus group meeting for TC3 administrators,
asking questions related to student demographics and needs of the campus community at large.

Summary of Outreach Findings
At the conclusion of each site visit, interview, or focus group event, team members summarized
their findings into Observation and Interview Slides. Key needs and concerns as well as any
insights or surprises were highlighted. The team then considered overlaps in needs and concerns
when brainstorming and making design recommendations in later stages of the process. Our final
Observations and Interview summaries can be found in Appendix B. Additionally, summaries of
our findings for our key stakeholder groups are described below.



19

Little Creek Manufactured Home Park

Residents of Little Creek Mobile Home Community are a mix of renters, owners, newcomers,
and longtime residents. The community is owned by Cook Properties, a large owner of mobile
home communities throughout New York State. Streets within the community are privately
owned, as is the water system.

We heard feedback that the water service was expensive and sometimes unreliable. And, until
recently, the streets were poorly maintained and full of large potholes. Residents expressed a
desire for more resident amenities, including playground spaces and community gathering
spaces, and complained about the park owners doing the bare minimum in maintenance. They
also complained that land rents within the park are very high.

When asked about Dryden more broadly, residents expressed a desire for more dining options
and for more activities for children. We heard specifically about a need for more after-school
care, and for programming to keep teens occupied and out of trouble. Residents also complained
about pedestrian access to their community from Route 13. Some worried about their children
crossing the highway and others related stories of pedestrian deaths along the road.

When asked about the defunct community garden and community center onsite, residents did not
remember a time when they were operational.

Poets Landing Apartments

Poets Landing is a low-income housing tax credit development located across from Dryden High
School. According to government leaders we spoke with, a majority of residents are single
mothers with children. Our canvassing here involved approaching residents and conducting short
interviews. We spoke to a number of older residents as well as parents of young children.

Most of the residents at Poets Landing explained they moved to the community because they
were looking for affordable housing. Accessible housing is essential since many residents are
supporting siblings and family members who need special care. Residents appreciate the
small-town feel of Dryden, and when we asked what their favorite part of Dryden was, many
responded with the natural beauty and trail systems.

We heard feedback from many of the residents at Poets Landing that there was a lack of
affordable grocery stores in the area. Residents reported needing to travel to Cortland to find
cheaper groceries and disliked the local store, Clarks Food Mart, which they said had high prices
and poor food quality. Residents also described a need for more recreational opportunities and
activities for their children.
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Many residents complained about poor property management and upkeep, and one in particular
described piping and sewer issues within the development. Many residents reported concerns
about safety and a perceived increase in drug use in the community.

Tompkins Cortland Community College Students

On November 10, 2022, we conducted a focus group with TC3 students with the help of the
College’s Student Government Association. There were 14 participants. The majority of them
live on-campus and half of them have a job. They had a variety of majors including Computer
Science, Entrepreneurship, Biology, Business, Culinary Arts, Recreation, Exercise, and Social
Science.

Students complained that the transportation services, including Tompkins Consolidated Area
Transit and Cortland Transit, are not always reliable and do not come to campus frequently
enough. Our focus group participants voiced support for a walking trail connecting their college
to downtown Dryden since the two parts are currently disconnected. They are also strongly in
favor of bike lanes. Route 13 was described as inhospitable for students and the winding college
entrance road to Route 13 was a cause of annoyance for some students.

When it comes to infrastructure on their own campus, students were bothered by the potholes on
various roads. Students expressed that parts of their campus had bad lighting and complained
that there is not enough outdoor seating and space, such as a quad, for gathering.

When asked about their access to grocery stores, most students expressed a preference for
shopping in Ithaca and Cortland due to stores being more affordable and convenient in both
places. Many of the students do not have their own vehicles, so they have to make the most out
of their trips and need a store (such as a Walmart) that can accommodate all their needs at once.

Students expressed a desire for more recreational facilities, such as a movie theater, bowling
alley, or trampoline park in Dryden.

Dryden High School Students

As part of the outreach process, team members lead a creative mapping project with Dryden
High and Middle School students in the Leadership and Sustainability clubs. These students are
residents of the Town, the Village, and surrounding communities across the greater Dryden area.
While these students are active members of the community, however, we recognize that they
seem to represent a higher socio-economic status (many were children of Cornell professors) and
might represent a select voice that is non-representative of all Dryden area secondary students.

During our time with the students, we invited them to draw community maps strictly from
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memory, as well as fill a larger map of Dryden with familiar landmarks. Next we asked the
students to add to the map things they would like to see in Dryden in the future. These students
identified similar community needs to other groups in this report. Specifically, they voiced a
need for non-commercialized restaurants, recreation, safety, and a community meeting place.

Community and shared spaces were a common theme throughout our discussion with the Dryden
high-schoolers. Students described a desire for a quiet place to study other than the Dryden
library, as well as a place to spend time with friends after school. They identified Montgomery
Park as a place to spend free time, but also said that the lack of lighting meant it does not always
feel safe to stay in the park at night. The students responded positively to the idea of a new
community center.

Another central concern for these students is protecting the many creeks and bodies of water
against pollution. The students emphasized that the natural creeks, streams, and nature trails are
important community resources. Students pondered on the possibility of making the Dryden
Lake park more accessible, and transforming it into a key attraction for the community. The
students also identified the creeks and ponds adjacent to the High School as a community
resource. They were concerned, however, that the construction of the bus depot upstream
threatened the local ecology due to runoff pollution. This discussion led into a further concern by
students on the impacts of future development on the ecology and natural resources in the
Dryden area.

Tompkins Cortland Community College Administrators

We conducted a focus group on October 19, 2022 with the Tompkins Cortland Community
College (TC3) administrators. It included Deb Mohlenhoff, Associate Vice-President of College
Relations; Bill Talbot, Vice-President of Finance and Administration; Casey Goodwin, Director
of the TC3 Childcare Center; and Seth Thompson, Associate Vice President of Student Services
and Chief Diversity Officer.

When asked about TC3’s student body, the administrators said that its average age is currently
between 19 and 24. They also said that there has been a drop in underrepresented or minority
students due to the COVID-19 pandemic, and the majority of students work part-time jobs. Their
student body is primarily from Tompkins and Cortland Counties. They explained that the three
largest majors are General Studies, STEM, and Healthcare. There are students in residence halls
and commuter students.

We heard feedback that students have to walk long distances to visit restaurants in Dryden. The
administrators expressed the desire for a community area (e.g., a place to picnic) and for a safer
way for students to walk to Main Street and to other community amenities. When asked about
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future plans for a walking trail, Bill Talbot expressed a lack of certainty over future plans.

When asked about the childcare services, Casey Goodwin identified a lack of before and after 
school centers as the community’s primary need at the moment. The childcare center offers full-
time care for infants through preschool aged children. They cater to TC3 students, staff, and 
faculty, and the broader Dryden community. When we spoke, they still had available spaces at 
their center.

About half of the community college’s staff travel from Tompkins County and the other half are 
from Cortland County. Our focus group mentioned that several new and existing employees are 
struggling to find housing nearby. The administrators suggested workforce, single family, and 
affordable housing as key residential needs.

Business Owners

Business owners were the group that we had the most difficulty connecting with. Many of our 
calls and emails went unanswered. However, we managed to conduct interviews with John 
Poulous, the former owner of the now-closed Queen Dinner, and Clinton S. Brooks, the President 
and CEO of The First National Bank of Dryden.

John Poulos and his wife, Maria Poulos, ran the Queen Diner, a beloved restaurant in Dryden, for 
over 20 years until its closure in 2021. COVID restrictions were largely blamed for the closure, 
however, Mr. Poulos reported feeling strains even before the pandemic. Labor needs and 
increasing food costs were the primary stressors on his business.  In the interview, he told us that 
“People don’t want to work. Some people don’t even last one shift.” At one point he reported 
having a help wanted ad in the paper for six months without a single response. He described the 
challenge of trying to increase wages with a need to then raise menu prices. “My customers will 
simply stop ordering drinks to save money; they won’t pay the higher cost.”

According to Mr. Poulos, many businesses struggle with the same problems. He heard that even 
at a franchise, like A & W, they can’t attract employees even with a wage of $18 per hour. He had 
also heard that even the Dryden Hotel had scaled back because of labor challenges.

John believes that Dryden has enough people to sustain another restaurant business but only if 
someone is savvy and can find the right employees.

The First National Bank of Dryden has served the local community since 1902. It also has 
branches in the Cortland and Homer areas. We spoke with CEO and President Clinton Brooks on 
November 18th. According to Mr. Brooks, Dryden is facing high pressures from the City of 
Ithaca in providing additional housing to assist in the spillover of population from Ithaca into
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Freeville and Dryden areas. In order to meet both the Town and County demands, he believes
that the area can support mixed income housing, but discouraged another fully affordable
development.  He also recommended senior housing as a target for new development, due to the
increasing senior population in Dryden and surrounding cities. With regard to commercial
development, he thought more service-related businesses, including physical therapy, would be a
good fit for the community.

Real Estate Developers

We had robust interest and feedback from the developer community and many shared enthusiasm
for the Design Connect project and future of the North Street Neighborhood. From what we
heard, developers are eager to invest in Dryden as they believe there is opportunity for growth in
the area. They want to see more land zoned for multifamily units and specific zoning for
affordable housing if that is a desired housing type. This will lower start-up costs for these
developers and will make hard-to-fund senior and affordable housing possible. Developers also
want to see more land that has access to sewage and water lines. We interviewed four developers:
Rocco Lucente from Lucente, Lisa Kaseman from Conifer Realty, Lynn Truame from Ithaca
Neighborhood and Housing Services and Bruno Schickel from Schickel Construction Co. Their
feedback is as follows.

Rocco Lucente, with his company Lifestyle Properties, recently purchased the 41 acre lot along
Route 13 in North Dryden. Lucente plans to develop workforce housing on the site, using his
Lansing development Solar Village as a model, and he is optimistic about market conditions.
Lucente’s dealings with the Village of Dryden have been very positive and he feels very
supported by the local government. One of the main factors in buying the plot of land was access
to sewer and water lines. It was one of the few lots that had that facility and the savings made it
possible for Lucente to move forward with the project. Lucente sees a demand for workforce
housing and aims to fill that gap in the market. He also hopes to stimulate further retail and
possible office development on the site as the number of residents grows. Currently, the project is
in the early permitting stage.

Lisa Kaseman from Conifer Realty was involved in the Poets Landing project during its
development. Conifer’s experience with the local government was positive and they also felt
very supported. The main factor in Conifer’s development decision was that the land was already
zoned for affordable housing. They cautioned that if made to go through a PUD or other rezoning
process, costs and uncertainty would be too high. Lisa worried that it would be hard to get
another affordable housing project going near Poet’s Landing because the New York State Office
of Homes and Community Renewal (HCR), the low-income housing tax credit allocating agency,
wants to diversify their investments throughout the state.
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Lynn Truame from Ithaca Neighborhood and Housing Services (INHS) is another affordable
housing developer with extensive experience developing housing throughout Tompkins County.
According to Truame, INHS intended to initiate affordable housing projects in Dryden but could
not meet their goal due to high acquisition costs and community push-back on denser housing
types. She stressed the complexity of financing affordable housing, stating that a typical project
can have around 13 different funding sources. Competition for funding is growing at the same
time that costs are going up.

Bruno Schickel from Schickel Construction Co. provided an opposing perspective on
development in Dryden. Bruno is a contractor and developer who built several multifamily
communities. His focus is building in places where there are no zoning restrictions. His
perspective on zoning is that it restricts growth of the town. His solution to the housing shortage
is to build more housing and the rents will drop as supply increases. He provided some insight on
developers’ motivation in factors that lead to them investing in a project. When asked about the
high inflation and resulting construction cost, Bruno said that construction cost is weighed less in
the decision making process. His big concern was high interest rates and that was what a
developer looks into when investing. Currently, developers are on the sidelines waiting for
interest rates to turn around and they will start investing.

Affordable housing requires land zoned for that use before any federal or state funding is
approved. Affordable housing developers typically avoid Planned Unit Development procedures
as it is often long with no guarantee in the end. Therefore, an affordable housing developer must
go through changing the land use before fully knowing the financial feasibility of the project.
Likewise, multifamily developers avoid investing in a project that could take 2+ years to be
approved from the planning board. This combined with fluctuating interest rates and inflation
results in many projects falling through. If Dryden wants to see more housing developed, it
should consider increasing the amount of land zoned for multifamily use.

Another important factor for developers to consider is the access to public facilities like sewage
and water. Lands that have these facilities are sought after by these developers. However, Dryden
has a limited number of parcels with these facilities. More investment into public works and
expanding access to sewage and water will decrease the start-up costs incurred by these
developers. Since municipal works can be done at scale, it can be cheaper if done by the
municipality. One example of this is the lot being developed by Lucente, in which one of the
biggest factors behind the development was the existing access to water and sewage lines.
Development margins can be quite volatile and having public works access to their lands reduces
their risk.

In conclusion, developers are optimistic and want to invest in Dryden. The demand is there but
other factors need to be satisfied before they can invest in a project. Firstly, more land should be
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zoned for multi-family and affordable housing, which can reduce the PUD process time that
developers experience. Secondly, access to public facilities like sewage and water lines in the
land is important. Several projects that went through in Dryden had these facilities in place and
are working quite well. Expanding this access will see more investment in the area.

Recommendations
After reviewing our research and community engagement findings, the team brainstormed a
number of interventions and ideas to achieve our goals of improving infrastructure and
community economic development opportunities within the site. Our final recommendations are
described below, along with additional research that supports the recommendations. These can be
broadly categorized into A) Transportation; B) Public Space & Recreation; C) Community
Center; D) Childcare; and E) DOT Lot.

A. Transportation

Introduction

“Noisy, unpleasant, and unsafe” were all words used to describe North Dryden’s Route 13
Corridor during our September site visit. Both institutional and community sources highlighted
that the corridor was dangerous for pedestrians, and often for drivers too, with a history of traffic
fatalities. Between Mott Road and Freeville Road, Route 13 is lined with residences and
businesses. 20 separate driveways open onto the road. Various community development plans,
such as the proposal for a community center at North Road and Ellis, or the construction of a
new neighborhood by Lucente homes, would further increase the community presence
surrounding the road. And yet, the environment is similar to an open highway. Residents
describe drivers going at high speeds far above the speed limit. Community members say that
safely turning onto the road is often difficult. A TCAT executive said they received complaints
about buses going too slowly. The lacking physical infrastructure of the road exacerbates its
safety concerns. Inconsistent sidewalks force residents onto the shoulder. North of Freeville
Road, no marked crosswalks exist. Residents would have to carefully watch for cars going over
30 miles an hour. These challenges dissuade foot traffic and contribute to increased car use.
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Figure 12: The sidewalk effectively disappears north of Freeville Road, forcing North Dryden
residents traveling on foot onto the shoulder of the vehicle lane.

This lack of infrastructural safety and accessibility bears significant impacts for Dryden’s
community. It dissuades some residents from visiting downtown. Transit-starved TC3 students
report that it’s more efficient for them to drive or bus to large stores in Ithaca or Cortland, rather
than walk down the street to the shops on Dryden’s main street. Disconnection of this customer
base alone deals a huge opportunity cost to downtown Dryden. That impact would grow
significantly with the planned residential development off of Route 13, should weak transit
connections persist. Lacking transportation accessibility would also compromise the
effectiveness of planned community amenities on North Street.

Besides their connections to central Dryden, stakeholders also reported absent feelings of
connection between each other. The lack of reliable infrastructure makes it more difficult to find,
access, and use local amenities like the TC3 swimming pool or restaurants.

One of our primary goals for this project is to reconcile this gap between North Dryden’s strong
community and its incomplete transportation by improving infrastructural safety and
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accessibility for pedestrians and cyclists. This section will explain our proposals for how the
Village and Town of Dryden might do so.

Existing Conditions

The transportation landscape varies significantly in different parts of North Dryden, with three
main sections: the Route 13 Corridor, Freeville Road, and TC3.

Transportation conditions were best on Freeville Road, which connects North Dryden to Poet’s
Landing and Dryden High School. Gaps were present in the sidewalk, but it passed along most of
the streetside. One feature of the site’s western edge is a vacant NYSDOT lot, which local
officials described as currently without a planned use.

Our site visit in early September enabled us to record the experience of walking along Route 13.
One challenge that quickly became apparent was the near-total absence of sidewalk north of
Freeville Road; sidewalk was only present in front of the new Dollar General. Otherwise,
traversing along Route 13 required walking on the shoulder of the road, exposed to collision
from a vehicle.

On the eastern bounds of the site stands Tompkins County Community College, off a winding
entrance road (Bahar Drive). Faculty and students surveyed described a feeling of isolation from
the rest of Dryden. Some noted that, due to many students’ limited access to transportation, it
was more economical for them to hitch rides or ride the bus to shops in Cortland or Ithaca rather
than to visit stores in downtown Dryden. The students expressed complicated feelings about
other Dryden residents, but self-consciously noted that some negative perceptions might be
heightened by a general lack of interaction

Another project described by the Village government to address this issue was a proposed trail
that would improve connectivity between the campus of Tompkins County Community College
and the Village center, via a terminus at Route 13 by the First National Bank of Dryden. The trail
is still in its conceptual phase. While several interested parties have voiced support for it,
including TC3 and a nearby landowner, the details still need to be ironed out. TC3 students
voiced support for the trail, saying it would connect them better to downtown Dryden.

Planned development projects could further complicate the state of transportation infrastructure
in North Dryden, whether for better or worse. A new development proposed by the Lucente
family (Lifestyle Properties & Lucente Homes), with entrance points on Mott Road, Ellis Drive
and Route 13, has the potential to create a new network of neighborhood streets that could offer
safer pedestrian and bicycle pathways than Route 13. A company leader said that the developer
intends to create contiguous streets. The presence of streets would be welcome, but would also
invite the need for more crossing infrastructure on its adjoining roads.
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Community leaders, including Mayor Murphy, described Dryden’s existing policies to remediate
these gaps, such as a mandate for new improvements to include sidewalk construction and active
fundraising efforts to expand the sidewalk. The Town’s grant application for the NY Forward
grant also included several provisions for new improvements, such as sidewalks, crosswalks, and
street trees to service current residents as well as future developments. However, the pace of
implementation for these improvements is precarious. Dryden’s ability to implement
improvements to the built environment is highly dependent on receiving money from programs
like NY Forward; without such awards or another funding source, improvements are currently
unlikely to take place. Different sources estimate different total costs for sidewalk expansion, but
none of them are less than six figures. A funding calculator provided by the New York State
DOT provides an estimated $664,480 price tag for fully implementing sidewalks along the
streets. Onondaga County’s calculator produces a more modest figure of $161,967, and the
Federal Highway Association’s PedSafe source cites a more manageable $145,355. Engagement
with a variety of stakeholders further refined our understanding of the accessibility challenges of
the site. Even if stakeholders did not perceive the area as unsafe, they would sometimes note the
difficulty just of turning onto Route 13, or of finding alternate routes between different parts of
Dryden.

Recommendations

A “Trident” Approach to Transportation

North Dryden’s transportation infrastructure could
be organized according to a “trident” shape, with
three different legs all funneling people into
downtown Dryden in the south.

Route 13 is the most important artery for
pedestrians and vehicles to reach the village center
from North Dryden, represented here as the middle
fork. It makes sense to focus transportation
improvements on Route 13 because it is the central
artery, and a primary location for transportation
conflicts.

However, planning also has to keep in mind TC3 to
the east and Freeville Road to the west, which
connect vital parts of North Dryden’s community
infrastructure. Our transportation plan will combine
these three elements into one cohesive plan.
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Figure 13: Multiple different governments are responsible for maintaining North Dryden’s
streets.

Stakeholders and Landscapes of Action

Legal conditions endow specific stakeholders with the responsibility to fund or organize
improvements for specific components of the site. Most notably, the Village and Town of Dryden
are primarily responsible for sidewalks, crosswalks and other improvements on Mott Road,
Freeville Road, Ellis Drive and Bahar Drive. They are also responsible for funding
improvements to TCAT stations on the site. The TC3 trail, meanwhile, could be funded by a
partnership between the Village, Town and College, or even by a private donor (as has been
suggested to us as a real possibility). On the other hand, NYSDOT officials noted that pending a
specific request, they are required to conduct feasibility studies of all improvements on state
highways like Route 13 and to finance their construction to specifications. What is likely to be
the most consequential stretch of improvements lies outside the local governments’ authority to
unilaterally approve and implement.

Another source of significant change to the transportation landscape of North Dryden is likely to
be Lucente Homes, who have purchased a 42-acre lot bounded by Route 13 and Mott Road with
the intention of developing a residential neighborhood. The planning of roads within the
development, as well as their connections to existing streets, will be Lucente Homes’
prerogative, subject to permitting and approval by the Village.
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Stakeholder Village of Dryden NYSDOT TC3 Lucente Homes

Region Route 13, Freeville
Road

Route 13 TC3 Trail Route 13, Freeville
Road

Responsibility Submitting study
requests to NYSDOT

Organizing
community planning

Evaluating &
installing changes to
state ROW

Partnering to
determine path of
TC3 Trail

Designing residential
streets for new
development

Table 1: Main Stakeholder Responsibilities

While the legal landscape of responsibility in North Dryden is complex, it is in the interest of all
concerned stakeholders to maintain regular communication and seek opportunities for
collaboration, particularly in order to improve accessibility on their site. Legal boundaries are
typically invisible to community members wishing for the option to walk from central Dryden to
the northern edge of town. Serving those citizens is both the duty and best interest of all parties
involved.

Improvement
Type

Purpose Primary Location Secondary
Location

Stakeholders

Sidewalks Separate pedestrian
from vehicular traffic

Along Route 13 and
Freville Road

Ellis Drive, Mott
Road, Bahar Drive

Village & Town of
Dryden, NYSDOT

Crosswalks Facilitate safe
crossings, meter
vehicular traffic

Route 13/Ellis, Route
13/ Brightday,
Freeville/Ellis

Route 13/North,
Route 13/Bahar,
Route 13/Dollar
General Access

Village & Town of
Dryden, NYSDOT,
Lucente Properties

Signage Alert driver to
changed conditions

Route 13 Southbound At crosswalks Village & Town of
Dryden, NYSDOT

TC3 Trail Connect TC3 to
central Dryden

TC3 Campus, First
National Bank of
Dryden

Village & Town of
Dryden, TC3

Bus Stations Improve comfort for
bus riders

Bus stops at Brightday
Road

TC3 Circle TCAT, CT, Village of
Dryden, TC3

Street Trees Protect sidewalks,
insulate noise

Along Route 13 Along Freeville
Road

Village of Dryden,
NYSDOT

Table 2: Improvements Listed by Type
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In-Depth Descriptions of Improvements

Sidewalks
Sidewalks increase safety for pedestrians walking along busy streets like Route 13 and Freeville
Road by creating pedestrian right-of-way separate from vehicular traffic. They are a basic
element of pedestrian infrastructure, and the North Dryden project should focus much of its
efforts on patching holes in the existing inconsistent sidewalk. However, sidewalks are most
useful when pedestrians have somewhere to walk to, so it makes sense to start from the direction
of amenities in central Dryden, to the south.

Crosswalks
While sidewalks provide lateral safety for pedestrians, crosswalks enable them to safely bridge
vehicular traffic. The presence of pedestrians crossing the street could also help to moderate
vehicular traffic and reduce speeds by forcing vehicles to slow down and yield; however, this is
also dependent on proper signalization.

Signage
Signage is essential to protecting the value of basic improvements like sidewalks and crosswalks
by making it clear those elements exist and must be respected by travelers. Signage must clearly
reflect rules governing the space and its usage. Improved signage can help mark more clearly
speed limits and pedestrian crossings.

TC3 Trail
A pedestrian trail that more directly connects TC3 to central Dryden, via an access point on
Route 13, would significantly improve accessibility between the two areas. The plan for the trail
is supported by students.

Bus Shelters
Bus shelters improve comfort and safety for community members awaiting buses. Since both
TCAT and Cortland Transit buses serve areas of North Dryden, it is worth coordinating with both
agencies to determine minimum standards for the bus shelters, which Dryden is responsible for
funding. At minimum, shelters should provide comfortable seating space and protection from
inclement weather. TCAT is currently facing a driver shortage that is significantly affecting their
available frequency in rural areas like Dryden, so it may not be worth investing in bus shelters
until frequency recovers.

Street Trees
Besides improving the aesthetics of the site, street trees would also provide real benefits for
pedestrian safety conditions along Route 13. They could further divide the pedestrian space from
vehicular traffic, making a collision less likely to occur. Street trees also narrow drivers’
perception of the roadway, influencing them to decrease their speed. Mature trees would also
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provide shade from the elements that could make the sidewalk more safe in a broader variety of
weather conditions.

Phase Phase 1 Phase 2 Phase 3 Phase 4 Phase 5

Key
Improve-
ments

Brightday Rd &
Ellis Dr
Crosswalks

Sidewalk to Ellis
Drive

Southbound
warning signage

Complete Freeville
Rd and North St
Crosswalks

Sidewalk to
Brightday Rd

Mark out TC3 Trail
path

Signalize existing
intersections, with
priority for Bahar
and Ellis Drives

Patch sidewalk on
Freeville Road

Lay gravel for TC3
trail

Place crosswalks at
entrance points to the
Lucentes’
development on Mott
Rd, Route 13 and
Ellis Drive

Sidewalk to Dollar
General

Plot culverts, street
trees and other
infrastructure along
sidewalk

Sidewalk to North
Street

Purpose Install basic safety
infrastructure,
sidewalks and
crossings

Add safe crossing
points and start
plotting TC3 Trail

Increase crossing
safety and
formalize TC3 trail

Coordinate design
with new
development

Increase sidewalk
functional and
aesthetic
infrastructure

Table 3: Recommendations for Phasing Improvements

Figure 14: Phasing of Improvements Would Help to Distribute Them More Evenly Across the
Site Over Time.
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In-Depth Descriptions of Phasing

Phase 1
The first phase focuses on improving the central artery of North Dryden, Route 13. Its goal is to
establish basic pedestrian safety infrastructure running along the highway from south to north
that would connect existing commercial and residential uses to the rest of town, while also
providing signals for drivers to slow down as they enter the town. Because Route 13 is a state
highway, NYSDOT is responsible for all approval and implementation along its side. It is
essential that the Village submit an itemized list of all improvements it seeks to make to the
corridor. Due to the lengthy waiting times for approval, we believe the Village should see this
submission as its first priority.

Key improvements to include in the submitted plan include a full sidewalk extension on both
sides of the road, from Freeville Road to Bahar Drive; crosswalks at Route 13’s intersection Ellis
Drive, Brightday Road, Quounist Road, North Road and Bahar Drive; and signalization at the
Brightday Road and North Street intersections. The contiguous sidewalk is essential for
establishing a safe pedestrian connection to the rest of Dryden. The well-signalized crosswalks
would also assist in moderating car speeds and traffic, reducing the risk of collision. The
installation of a Brightday Road crosswalk may necessitate moving the existing bus stop a bit
further northwards. The Village could also include proposals for bike lanes on Route 13 in its
submission; this could help strengthen connectivity for TC3 students.

Phase 2
In collaboration with TC3, the Village should also begin charting a specific course for the
proposed pedestrian trail and begin marking the course.

Phase 3
Meanwhile, laying gravel on the designated path of the TC3 trail would formalize it as a
pedestrian access route.

Phase 4
Pending the final approval of Lucente Homes’ designs, it will be essential for the Village to
integrate crosswalks and other pedestrian safety features at entrance points along Mott Road,
Route 13 and Freeville Road. The Village should coordinate with the Lucentes on the possibility
of including more bike and pedestrian infrastructure inside the development.

Phase 5
Phase Five would mostly consist of aesthetic and comfort improvements that are contingent on
previous improvements to provide utility to the community. Street trees should only be paid for
after sidewalks; bus shelters after TCAT frequency recovers, and dependent on ridership at the
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site. The Village could submit a proposal for street trees along Route 13 to the DOT once
previous work is completed.

Programming Recommendations

Our survey of the site revealed use-cases for several intangible programs to help facilitate
community interactions in Dryden.

Bus Service Coordination
North Dryden receives service from both TCAT and Cortland Transit, mostly focused along
Route 13 and at TC3. For some sectors of North Dryden’s population, this service is highly
significant; TC3 students noted that bus transportation was important to facilitate access to
commercial venues in Cortland and Ithaca. However, one challenge is that since Dryden lies
outside both agencies’ core service area, its service frequency is rarely optimal for Dryden users.
A driver shortage originating in the pandemic has significantly reduced TCAT’s ability to
provide high-frequency service for the foreseeable future, and the same is likely true for Cortland
Transit.

In the face of these conditions, it is worth attempting to coordinate service between TCAT and
CT in Dryden so they could provide complimentary service that increases the overall frequency
of bus traffic in the corridor. The village should explore the potential of sharing bus stops in
North Dryden, especially at Brightday Road, between the two.

Service Line Average Weekday Service Average Weekend Service

TCAT 43 17 10

TCAT 75 N/A 8

CT 6 4 4

CT 7 2 2

Table 4: Existing Public Transit Services for North Dryden
Source: TCAT and Cortland Transit

Pedestrian Wayfinding

Community members repeatedly emphasized that even amenities already present in the
community can be missed, if they aren’t made visible enough to pedestrians on the street. This is
a particularly important observation given the planned addition of community centers and other
social spaces in North Dryden. Beyond just improving accessibility to those amenities, it is also
important to improve their visibility. One potential approach might be to develop a pedestrian

https://tcatbus.com/about/ridership-and-statistics/routes/
https://www.way2gocortland.org/local-transit
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signage system, interwoven with signage for vehicles, that points in the direction of restaurants,
public amenities or significant institutions.

How this plan meets stakeholder needs

We are confident that this 5-phase outline would best serve the needs of our interested
stakeholders by emphasizing a focus on improving pedestrian safety along the primary corridor
of Route 13, while also organizing the development of alternative, more pedestrian-friendly
pathways to both the east and west of the main thoroughfare.

If realized, the improvements outlined in this plan would transform the Route 13 Corridor from a
state highway surrounded by buildings into a well-metered village street more comfortable for
pedestrians. Pedestrians would be able to walk from Freeville Road to North Street on
continuous sidewalks insulated from the street by healthy trees and shrubs. They would be able
to cross the street at regularly spaced, well-marked crosswalks that would moderate vehicle
speeds. Bus connections would allow neighborhood residents easy access to Dryden and to
employment centers in Ithaca and Cortland; reciprocally, they would provide easier access to the
corridor’s businesses.

By prioritizing improved pedestrian connections to the south, this plan focuses on better
connecting residents of North Dryden with amenities in the village center. Stakeholders such as
TC3 students have cited the poor accessibility of downtown as a key factor that dissuades them
from shopping there and pushes them out to Cortland and Ithaca. With increased security on
Route 13, an alternative pedestrian trail to TC3, and effective connections for new residential
development, North Dryden residents would have more opportunities to safely walk into town
and participate in the village economy.
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Project Financing

Phase Range 1 Range 2 Range 3 Range 4 Range 5 Total

Extent To Ellis
Drive

To
Brightday
Rd

Freeville
Road

To Dollar
General

To North
Street

In Linear Feet 1,012 790 797 868 686 4,153 lft

NYSDOT Quick
Estimator
(Average:
$160/lft.)

161,920 126,400 127,520 138,880 109,760 $664,480

FHWA PedSafe
(Average;
$35/lft.)

35,420 27,650 27,895 30,380 24,010 $145,355

Onondaga
County
(average: $39/lft.)

39,468 30,810 31,083 33,852 26,754 $161,967

Average $78,936 $61,620 $62,166 $67,704 $53,508 $323,934

Table 5: Cost Estimates of Sidewalk According to NYSDOT Cost Calculator2

Source: NYSDOT Cost Calculator, FHWA, and Onondaga County

The NYSDOT estimate is significantly higher than the others provided by the FHWA and
Onondaga County; while this might reflect the costs of working on a state highway, it may be
useful to seek out additional local sources, and see if their quote for a 5-foot-wide asphalt
sidewalk is closer to the $35 to $39 per feet mark described by the other sources. Cost records
from the Dollar General and Pine Ridge Grocers regarding their sidewalk expansions could be
particularly helpful, because they would provide a highly localized account. A road’s function
and ownership could significantly influence how expensive it is to improve it.

2 The standard unit is a 5-foot-wide asphalt sidewalk.

https://www.dot.ny.gov/programs/completestreets/funding
http://www.pedbikesafe.org/pedsafe/countermeasures_detail.cfm?CM_NUM=1&lngFlag1=1&X=1,6,54
https://smtcmpo.wpenginepowered.com/wp-content/uploads/2019/12/20140617_FINAL-REFERENCE-MANUAL.pdf
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Improvement Type Ladder-Style
Crosswalk

Multi-Use Asphalt
Path

Warning signage

Count Needed (Unit) 12 ~0.575 miles (3063
feet)

4

NYSDOT Estimate $800 each $59 per linear foot $520 per sign

Total Costs $9600 $180717 $2080

Onondaga County
Estimate

$770 each $74 per linear foot Not Provided

Total Costs $9250 $226,662 N/A

FHWA Estimate Not Provided $256,000 Not Provided

Total Cost N/A $148,509 N/A

Summary Total: $254,797

Table 6: Cost Estimates for Other Improvements
Source: NYSDOT Cost Calculator, FHWA, and Onondaga County

Item
Number

Item Type NYSDOT Serial
Number

Use Location Estimated Cost
(NYSDOT)

1. Sidewalk 608.01100015 Route 13 & Freeville Rd 664,480

3. Ladder-Style
Crosswalk

685.20000015
(Pavement
Markings)

Route 13 7,200

4. Multi-use Asphalt
Path

608.0111002 TC3 Trail 180,717

5. Warning Signage 645.86000015 Route 13 2,080

Summary Total: $854,477 (Per NYSDOT)

Table 7: Cost Estimates for All Transportation Improvements

https://www.dot.ny.gov/programs/completestreets/funding
http://www.pedbikesafe.org/pedsafe/countermeasures_detail.cfm?CM_NUM=1&lngFlag1=1&X=1,6,54
https://smtcmpo.wpenginepowered.com/wp-content/uploads/2019/12/20140617_FINAL-REFERENCE-MANUAL.pdf
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How Would These Items be Covered if Dryden Receives the NY Forward Grant It Requested?

The NYSDOT, Tompkins DOT and USDOT could all contribute resources to the redevelopment
of the Route 13 corridor. Since the corridor is a state highway, NYSDOT holds primary
responsibility for leading evaluation and implementation. The Village of Dryden should focus on
maintaining communication with the Department of Transportation so that they can begin
planning on the highway expansions. It should also appeal to the USDOT for grant money, citing
its high daily ridership and the economic impact it has on local communities.

The Village of Dryden should seek cost estimates and contractor recommendations from other
municipalities in the region, such as Ithaca or Varna, that are either currently or previously
engaged in highway improvement projects like the Route 13 corridor. This step could help
village officials and partners evaluate what costs to expect. Village officials should leverage their
relationships with other local government leaders in the area to gather information.
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B. Public Space & Recreation
Among the most common feedback we heard from residents was a desire to have more places to
gather, to recreate, and to entertain their children. While restaurants and other private businesses
can provide these services to some extent, nothing can compete with public space and
recreational amenities that are open to all. We have identified two primary sites for potential
development as recreational amenities in North Dryden. The first is a large passive park that
emphasizes the natural resources of the area, including a stream and wooded area to the east of
the Dryden High School. The site is already used informally, as evidenced by foot trails and
interviews with High School students. By adding additional trail infrastructure and possible
viewing platforms, this could be a major feature of the community. The second recommendation
is for the community to work with Little Creek ownership to restore the now defunct community
garden along Route 13.

Figure 15: Proposed Site Plan Public Spaces, Recreation Areas, and Trail
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Design Goals

The proposed Passive Park is designed to address the goals of proximity, connectivity, and
recreation for North Street’s residential communities. As such, the location of the park builds on
proximity to Dryden’s local educational institutions of Tompkins County Community College
(TC3) and Dryden High School (DHS).  The proposed system of linear parkways and
community spaces would provide recreation opportunities for residents, students, and local
workers.

Proximity

Proximity to communities and institutions was a key design consideration for the Passive Park.
Dryden has an ongoing relationship with natural areas and trails. These trails provide essential
access to open and public green spaces. While the Dryden Rail Trail and Cayuga Trails act as
pull factors for the Town they lack immediate proximity. In conjunction with community
outreach, our design analysis has identified a gap in close pedestrian-oriented public spaces. The
central location of the 70.1-acre park is identified in this report’s plan as a tentative solution for
the community’s desire for a new third space.

Connectivity

Fragmentation of the neighborhood compounds community isolation. Suburban parking lots and
car-oriented facilities disincentivize pedestrian activity within the neighborhood. The lack of
consistent and narrow sidewalks created design opportunities for the utility of additional green
space. The passive park conjoins a system of proposed linear parkways to address a lack of
connectivity between the four extant communities and the new proposed workforce housing
community. These green pedestrian ways would allow residents, workers, and micro-mobility
users (e.g. bikers, skateboarders, etc.) to traverse across the neighborhood without needing a car.

Recreation

This proposal identifies several spatial interventions that might serve as recreational amenities
for the community. The western edge of the site has several water features including two streams
and three ponds that bound the western and eastern edges of the 70-acre site. Students at DHS
have identified concern over the health of this localized ecosystem. School projects have used
these sites, and have introduced informal, small-scale interventions including the provision of
two running trails by the Science and Sustainability club.
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Leverage Designed Externalities

Proximity Central location;
community and
institutional anchors

Passive park Equitable access

Connectivity Existing usage; plans
to expand TC3 Trail;
municipal ownership
and design
regulations

Linear parkways;
community anchors

Pedestrian friendly
spaces, third spaces
for community
interaction

Recreation Existing water
features, arboretums,
and creeks

Observation
boardwalks; nature
trails; pavilion spaces

Educational
opportunities,

Table 8: Design Goals, Proposed Idea, and Outcomes

Park Elements

Trails

Proposed elements for the passive park include a series of trails that connect Dryden High
School and other pedestrian users from the Freeville Road area to the Northern Mott Road area
and the future development on the 41 acre parcel. We have heard positive feedback from Rocco
Lucente about putting trails on the western portion of their parcel, in furtherance of their open
space requirement. The trail system would provide an enjoyable recreational amenity for
exercise, socializing, and even possible educational opportunities. It would also have the benefit
of serving as pedestrian infrastructure to connect Dryden High School and Poets Landing
Residents with the eastern section of the site, eventually feeding into a proposed trail to TC3 by
way of enhanced sidewalk infrastructure.

Water Feature Access

One of the best features of the wooded area adjacent to Dryden High school is the attractive
creek. In one area, the creek widens to the size of a small pond. We believe that adding a viewing
platform and elevated trails could increase access to this site and make it a destination for
residents.

Community Anchors
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Community anchors are spaces, buildings, and places that provide visual and active endpoints to
the trail system. While Dryden High School is an obvious anchor, we have also identified a
potential community garden, a new community center (as proposed later in this report), and a
future TC3 trail as additional anchors.

Community Garden
Residents have identified a desire for community gardens. At the entrance of the Little Creek
Manufactured Homes community, a sign reads “Little Creek Community Garden” in an
overgrown lot. Besides this sign is a historic Quonset farm building. This report identifies these
two and Provides a visual and active community anchor for the site. Conjoined with improved
bus stops, pedestrian crossings, and a shared pedestrian walkway, our plan suggests the
refurbishment of these existing social infrastructures.

Community Center
Proximity to the community center. The Passive Park system builds off of proximity to the
proposed community center on Freeville road. Residents can find entrances, information, and
programming in the park at the community center. This design aims to connect the social
infrastructure found in community spaces with the added public green space of a local park
system.

Figure 16: Rendering of Trail Environment
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Figure 17: Rendering of Proposed Water Feature Access

Figure 18: Rendering of Proposed Community Garden and Community Center
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C. Community Center & Business Incubator

In our outreach efforts it was clear that the residents of Dryden have a strong desire for a place to
gather and host events. Currently, community spaces are split up and scattered around the
Village, many of which are religious spaces which have the possibility of excluding members of
the community.

Case Study/Previous Community Centers

In 2008, the Dryden Community Center Cafe opened its doors to the public with the goal of
creating a cafe and gathering space for everyone of all ages and backgrounds. It was the space
for special events and community meetings and a venue for the arts. This cafe was run by the
501-C3 non-profit organization Dryden Community Center Cafe (DC3), and was a huge success.
Unfortunately, the cafe had to close in 2020 due to impacts from the pandemic. Residents and
organization members are determined to create a new community center to serve Dryden.

In November 2021, the hamlet of Whallonsburg opened their new community center after three
years of a community effort to repurpose an abandoned garage into a center for arts and culture.
This center, according to The Preservation League of New York, is home to a commercial
workshop, a ceramics studio, a multi-use community space, and a retail store.3 The community
center, known as The Whallonsburg Grange Hall, is a non-profit organization and is run by a
small group of dedicated volunteers. A similar project in Dryden would be an amazing
opportunity for the Village of Dryden, for families and students alike.

The Village of Dryden is already making an effort to open a new community center. In
September 2022, the Village submitted The NY Forward Grant application, which included a
request for funding to create a large community center and business incubator in Dryden. We
wholeheartedly support this effort and would like to include our recommendations for this
proposed community center.

Proposed Community Center

There are some excellent locations for a community center in Dryden that are very centrally
located. These locations include the lot currently owned by NYSDOT, the Queen Diner, and the
Dryden Dollar Store. These are all potential locations because they are centrally located, nearby
to many communities and important locations such as Poet’s Landing, the Dryden High School,
TC3, and the Little Creek Manufactured Home Community. They are also all only a short walk
away from Main Street.

3 https://www.preservenys.org/blog/excellence-award-spotlight-whitcombs-garage-adaptive-reuse-project
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Figure 19: Street View of the Abandoned Building Where the Proposed Community Center
Could be Located

Source: Google Earth

The community center site proposed by the Village in their NY Forward Grant application is the
site for the former Dryden Dollar Store, located at 12 Freeville Rd. near the intersection of North
Street. Given the central location and large lot size, we agree that this site has great potential as a
community center. This proposed building has a prime location, being situated at 12 Freeville
Road (Rt. 38) right near the intersection of North Street (Rt. 13), the north/south arterial through
Dryden. It is very near to Main Street, Little Creek, Poet’s Landing, and the Dryden Central
School. If our transportation recommendations for expanded sidewalk access and safer crossings
along North Street, then it will be very easy and safe to walk to this center. If a pedestrian path is
built connecting North Street to TC3, then it would also be easy for the college students to reach
the proposed community center. The site is also nearby to the planned new development by
Lucente, which would provide a huge population growth and increase the need for a large
community space.

This proposed building would also be large enough to host community events. According to the
NY Forward Grant application, the building is 17,000 square feet and has 1,000 square feet
available for parking. The front yard is much larger than just the parking lot and can
accommodate more cars if necessary. We support the plan to use a portion of the proposed yard
and building to host the Dryden Farmer’s Market. We also support the plan for the major portion
of the proposed building to be dedicated for a community multipurpose meeting space as well as
a recreation space, for example a basketball court.
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We also recommend that a side yard of the community center could be turned into a community
garden with benches. This could act as an outdoor gathering space for the warmer months and a
place for the community to even host events such as outdoor movie nights if they choose to. This
garden could be a project of the workers at the community center and the Sustainability Club at
the Dryden High School, who have shown interest in a community garden within Dryden during
our outreach efforts with the high school.

Business Incubator

Over the years, a number of Dryden restaurants and cafes have closed, including the Queen
Diner. According to those we spoke to about these closings, labor and food costs are major
concerns. At the same time, there seems to be strong demand for additional food options in
Dryden. The desire for additional restaurants and eating experiences was one of the most
consistent comments we received. The Director of TC3’s culinary program has expressed interest
in connecting more with the community in Dryden. In addition, the TC3 student restaurant is in
Ithaca, which is far and can sometimes be difficult for students to access.

This leads to an opportunity to grow the restaurant business in Dryden in collaboration with
TC3’s culinary program. As a part of the proposed community center, we recommend a
community commercial kitchen be installed inside the proposed community center and we
recommend installing water and/or electricity hookups for food trucks in the front lot. This
kitchen could be run collaboratively by TC3, volunteers from the community, and other food
businesses in need of commercial kitchen space. The TC3 culinary director has even expressed a
willingness to add a food truck curriculum to their offerings, in conjunction with other TC3
programs (marketing, business, etc). She also mentioned a willingness to host community classes
for Dryden residents about important topics such as food preservation in a community center
space so long as it has a licensed commercial kitchen.

This proposed kitchen and food truck incubator could act as a business incubator to help launch
any restaurant ideas that cannot afford the high start-up costs of opening a new business. Food
trucks can be incorporated into an indoor farmer’s market and other community events. They can
also be an incentive for people to visit the community center on a regular basis. Food trucks are
also cheaper than setting up an official retail location in Dryden, and are an excellent stepping
stone to creating permanent new food businesses in Dryden. We believe there is already a market
for this food truck venture operation. In our conversations with the Director of TC3’s culinary
program, we learned that most TC3 culinary students have a desire to open up a food truck
business. Food trucks are required to be connected to a licensed commissary kitchen to operate.
By making the community center the “home base” for these food trucks, it incentivizes the
students to remain in Dryden and grow their businesses in the Village. If the community wishes
to streamline this proposal, the Queen Diner could be a possible interim location for a
community commissary kitchen for any student/community programming. This project could
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bring together TC3 and the Dryden Community and help boost Dryden’s economy for
generations to come.

Figure 20: Proposed Site Plan for Community Center
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Figure 21: Renderings for the Proposed Community Center
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Operations

The proposed community center could be operated in cooperation with the Village of Dryden,
the Town of Dryden, and TC3’s Culinary Program, but will likely need a coordinating entity to
keep it operating. We recommend that the Village and Town form a working group to get the
project started, with eventual formation of a non-profit organization that is supported by the
aforementioned entities, along with grant funding and donations.

Funding

We are excited to see the Dryden Apartment Company has a vested interest in the proposed
community center. Private funding, along with the hopefully approved NY Forward Grant
application grant funding, would be a huge step forward into bringing a community center – and
the Dryden community – to life. However, It is likely that additional funding will be needed to
complete this project. TC3’s culinary director has expressed a willingness to help write grants for
funding related to sustainable food systems, which have been well-funded in recent years. We
have also included a few possible sources to obtain this additional funding to help jumpstart the
process.

The U.S. Department of Agriculture hosts a number of Rural Development funding programs.
The Community Facilities Direct Loan and Grant Program would be the most applicable to this
project.4 This program is intended for cities and villages with populations of fewer than 20,000,
but does prioritize villages with 5,500 or fewer people. Funding is intended to provide
community services such as community centers, childcare centers, and community kitchens, two
of which directly apply to this project. However, this is not solely a grant funding application.
This application also includes loans, and without a set plan for repaying these loans, it is not very
helpful. The application must be submitted by a public body; private entities cannot apply for
this program.

T-Mobile also offers Hometown grants of up to $50,000.5 T-Mobile has partnered with Main
Streets America and Smart Growth America to provide grants with the intention of being used to
bring together communities of small cities and villages with populations less than 50,000. These
grants are awarded on a quarterly basis. The website states that local and civic leaders can apply
for the grant.

5 The website can be found here: https://www.t-mobile.com/brand/hometown-grants.

4 The website for this program is found here:
https://www.rd.usda.gov/programs-services/community-facilities/community-facilities-direct-loan-grant-program/ny
. The person to contact is Brian Murray, State Director. His address is The Galleries of Syracuse 441 South Salina
Street, Suite 357 Syracuse, NY 13202-2541. His phone number is  (315) 477-6400 and fax number is (315)
477-6438.

https://www.rd.usda.gov/programs-services/community-facilities/community-facilities-direct-loan-grant-program/ny
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D. Childcare
Based on the data we have collected from the variety of community engagements and outreach
methods, it is clear that there is a strong demand from the community for additional childcare
centers for the Village of Dryden. We’ve identified that most of the demand comes from the
critical need for before- and after-school child care for elementary school students up to 5th
grade. Combined with Dryden’s growth trajectory and proximity to both Ithaca and Cortland, we
anticipate that this demand will continue to increase over the next few years and hence requires
immediate attention.

Substantiated by the US Census Bureau report, it is essential to highlight that 22% of the overall
Dryden Town population has children under 18 years of age, with 25.5% of that percentage
caring for children under 6 years old. However, with the demographic reports of the
out-migration trend from Dryden’s younger population and declining birth rates, we may see a
further increase in the demand for programs for children above the age of 6 years old.
Additionally, with 22.6% of the population living in poverty (above the national county average),
it is critical that we program childcare centers with affordability and childcare subsidy
availability in mind.

Our findings on the critical demand for before- and after-school child care for elementary school
students up to 5th grade were further supported by our community engagement feedback and
interview with FSA Childcare Center’s Director. We’ve determined that many of the community
residents are struggling to find suitable before and after-school care due to the lack of such
services in the town of Dryden. The municipality and local childcare centers have reported
frequent and large demands for before and after-school programs by families in the community.
Not only that, but FSA also reported that the waitlist for their service has remained constant
year-over-year, of about 20 families. Notably, of the 20 waitlisted this year, only two families are
from Dryden.

FSA-Childcare
Center

Arthur Kucked
Childcare Center

Tompkins Community
Action, Inc

Age 6 weeks - 4 years 6 weeks - 5 years 12 months - 5 years

Other
Information

Priority to TC3
students and staff

Community-focused
services

Income-based care
services

Capacity Total of 102 Children6 68 Children

Table 9: Summary of Local Major Childcare Centers

6 Tompkins Cortland Community College (TC3) houses two childcare centers, namely the FSA-Childcare and
Arthur Kucked Childcare Center which are both located on the TC3 campus.
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We have also identified the following in-home and group home daycare in Dryden:

Heart and Home
Daycare

Nemecek, Cheryl Paul, Jane

Type Group Family Day Care Family Day Care Family Day Care

Location 4 Evergreen Street Lewis St Cappa Street

Capacity 16 (Max) 7 (Max) 5

Age
Range

6 weeks to 12 years old 6 weeks to 12 years old 6 weeks to 12 years old

Table 10: Summary of Local In-Home and Group Home Daycare Centers

Possible Child Care Center Locations

In this section, we will also be studying two (2) possible locations for a childcare center. The two
locations are either within the NYSDOT Development Site or at the former Queen Diner.

Figure 22: Possible Child Care Center Locations
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Location 1: Queen Diner Conversion

Village of Dryden recently submitted an NYS Forward Grant Application for funding of various
transformative project opportunities, one of which is a conversion project of the former Queen
Diner into a child care center. In the grant application, it is proposed that the Healthy Children
Program will run the center and provide before and after-school programming. The building will
accommodate 8 infants, 20 preschool/kindergarten, and 20 1st to 5th-grade children. We highly
support this proposal due to the site’s prime location, accessibility for easy pick-up and drop off,
and construction cost / time efficiency due to the existing structure. Our phased sidewalk
improvement proposals will also ensure that the area around the site is safe for children and
pedestrians crossing the street.

Location 2: DOT Lot

As described in further detail in the section below, there is a large 10.8 acre vacant lot within the
North Street neighborhood. It is owned by the New York State Department of Transportation
(NYSDOT), which has no plans for future use of the site, making it a good candidate for transfer
back to the Village. If the Village succeeds in getting this site, it could be an excellent location
for a childcare facility within a larger residential project. We propose 15,000 sq ft of space within
the DOT Lot as a potential alternative childcare facility. The site is anticipated to be able to care
for 80+ children of all ages, with a programming focus on alleviating the critical before-and-after
child care for children ages of elementary school to 5th grade. We believe this is also an
attractive site due to its close proximity to the potential future community center, and is tucked
away off a less congested road. We also designed this site to be located close to Enterprise Drive
for ease of pick-up and drop-off. Additionally, by co-locating senior housing and childcare
facilities in one site (as proposed below) we can introduce intergenerational living and learning
opportunities which will benefit the community as a whole.

E. NYSDOT Lot
The purpose of this section is to provide real estate development recommendations for 10.8 acres
of vacant land located on Ellis Drive. The vacant land is currently owned by the New York State
Department of Transportation (NYSDOT) and has remained vacant for several years. Our
analysis of the parcel (“NYSDOT Development Site”) includes a comprehensive study of the
land size, location, market analysis, feasibility, and financial back-of-envelope underwriting. In
addition to that, we also take into consideration the feedback and input we retrieved from our
community engagement efforts when providing our recommendations for this development.

Our recommendation for the NYSDOT Development Site is to build an integrated mixed-use
development that encompasses various real estate product mixes such as mixed-income housing,
senior housing, a childcare center, and a community park. Our land area matrix assumptions are
as follows:
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Land Use Land Use Area (Sqft) %

Mixed-income Housing 79,953 18%

Senior Housing 67,000 15%

Childcare (Optional) 15,000 3%

Park / Future Uses 273,647 63%

Total 435,600 100%

Table 11: NYSDOT Development Site Land Use Mix

We believe this product mix is optimal to resolve the current critical issues such as the demand
for affordable housing, senior housing, before and after child care support and community parks.
Further details on our demand analysis, reasonings, and financial analysis can be found on the
next following pages.

Figure 23: Land-Use Recommendations
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Site Information

NYSDOT Development Site highlights:

Lot Area (ac) 10.8

Lot Area (sqft) 470,012

Tax Map Parcel Number 8.1-1-1.2

Current Owner The People of the State of NY,
New York State Department of Transportation
(NYSDOT)

Address Ellis Dr, Dryden, NY 13053

Property Classification 330 Vacant Commercial

Land Assessment Value $275,000

Current Site Condition Flat and well-maintained vacant land.

Table 12: NYSDOT Development Site Highlights

Figure 24: Proposed Site Location Figure 25: Current Site Condition
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Figure 26: Infrastructure Map

Economic Analysis

Mixed income housing is a type of development that aims to integrate different income levels
into one development. These may range from 30% AMI to 120% AMI in one project. Integrating
the income levels have a lot of benefits such as better amenities and higher tolerance for different
socioeconomic groups. Mixed income projects are more feasible as they can combine state and
private funding for projects, giving a wider source of capital. This will have a larger effect on the
economy as restaurants and grocery stores can be sustained as they have a larger population to
cater to.

Mixed Income housing has a wide range of benefits both economic and social. Lower income
households have access to better amenities and better quality of housing which 100% affordable
housing developments frequently lack. Studies have shown lower income households have
successfully climbed the income ladder being in a mixed income development. This is because
they have a better opportunity to build wealth and expand their professional network. Social
benefits for higher income households include more tolerance for lower income people and
appreciation of their wealth. The long term effectiveness of these developments has yet to be
seen.
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Dryden could apply this development type in their DOT lot. It could become a part of a larger
development aimed to revitalize the community and the economy. The Town’s 2040 plan wants
to see more senior and affordable housing in the area. There is already an affordable housing
project in Dryden (Poet’s Landing) and securing additional state or federal funding could prove
difficult. This development could benefit the community with affordable housing units as well as
attract private investment from developers.

Our proposed development includes 60 market rate housing units with 40 affordable units
targeting 70%-120% AMI. A floor-area-ratio (FAR) of 10 units per acre was used to determine
the number of units with an average size of 720 square feet. It has a mix of 1, 2 and 3 bedroom
units aimed to accommodate families. The rest of the land could be used as a park or for other
community amenities. Market rate housing could target TC3 and Cornell faculty and students in
addition to other long-time residents. A higher income group can stimulate the economy and has
a benefit of supporting the local businesses with an increase in foot traffic.

Table 14: Proposed Number of Units
Senior Living

We recognize the potential of senior housing development on our site based on Dryden’s existing
neighborhood characteristics and Tompkins county’s regional demand.
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Demographic

Figure 27: Population Pyramid for Dryden, NY
Source: ACS 2016-2020

Both the U.S. Census and the American Community Survey(ACS) indicate a growth in the aging
population and empty nesters for the Village of Dryden (including the town).

As for 2020, 18 to 24 years old is the dominant age group of Dryden, which could be a result of
including a total of 1500 TC3 students in the data-gathering process of ACS. Besides the large
TC3 student body, the senior group (over 62 years), especially females, is the second largest
portion of the total population of the town and village (Figure 27).

Within the aging population exists a growing number of empty nesters: out of 1774 occupied
housing units, 309 units have a single householder with no wife/husband present and 8.7% of
them are over the age of 65. From our interview with Deb Fisher, deputy mayor of the village of
Dryden, we understand that there is “pent-up demand for senior housing, especially for smaller,
downsized homes tailoring to empty nesters.”

Neighborhood Infrastructures

The existing commercial development in Dryden indicates potential for housing development.
Dryden’s neighborhood-serving commercial developments vary from healthcare offices (Dental
Clinic) to grocery stores (Pine Ridge Grocery). This is critical especially for senior housing
which usually requires a more functional neighborhood to support residents with low mobility.
Residents have expressed the need for community event centers and curated public spaces. The
large square footage of the vacant land can easily be transferred into open spaces for social
activities among the senior community and local residents to strengthen Dryden’s social fabric.
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Market Trend and Regional Demand

Outside the Village of Dryden exists a regional demand for senior housing. In Tompkin County’s
2020 Housing Snapshot, the report points out that “older adults now account for nearly 14
percent of the county’s population, compared to 10.8 percent in 2010”. And as for 2020, there
still exists a deficit of 32 to 132 subsidized senior apartments.

Figure 28: Development Focus Areas in Tompkins County
Source: 2019 Tompkins County Nodal Development Plan

The town of Dryden is considered an Established Node by Tompkins county due to its
advantages in commercial and highway development compared to other rural municipalities
around Ithaca, the urban center (Figure 28). Dryden’s geographical proximity to Ithaca makes
future housing development essential to not only the local residents but also to people who are
pushed out or displaced from Ithaca due to the continually increasing rent. As indicated in the
snapshot, the median rent for all unit sizes experienced a growth of 18% for the past decade, with
the rents of two-plus bedrooms rising more than those of studios and one-bedrooms.
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Financial Analysis

Product Number of Units/Area Other Information

Mixed-income Housing 100 Units Will include 1 bd, 2 bd and 3
bd units.

40% of units allocated for
80% AMI residents.

Senior Housing 25 Units -

Childcare (Optional) 15,000 Square Feet 80+ Children Capacity

Cost of Building

Product Estimated Total Costs

Mixed-income Housing $15,300,000

Senior Housing $17,700,000

Childcare (Optional) $7,500,000

Park/Miscellaneous $1,000,000

Total Cost $41,500,000

Funding Sources

Product Potential Funding Sources

Mixed-Income Housing Loans, Private Funding, LITHC, SLITHC

Senior Housing Loans, Private Funding

Child Care NY Forward Grant, NYSRDA, Restore NY, Community
Facilities Direct Loan and Grant Program

Table 15: Financial Analysis for Proposed Development Plan on the DOT Lot



60

Process of Land Transfer

Originally the DOT lot on Freeville road was slated for a combined maintenance site, however
there are no further plans for the vacant lot. The NYSDOT has no current plans for expanding
service in the Tompkins-Cortland area. The NYSDOT “[doesn’t] want to bother people,” and are
open to the sale of the vacant land via public auction, pending a formal request.

The New York State Department of Transportation (NYSDOT) offers the sale of property and
property rights of land acquired initially for transportation right of way but are no longer
required. These surplus properties are available to private landowners, public entities, and the
general public through auction. Government entities in NY State however maintain the right of
first refusal for all DOT surplus auctions, putting them in line as the first party for the sale of the
land granted they meet all the requirements listed below.

The NYSDOT can sell parcels in three ways: by title transfer to a public entity, directly to a
private landowner, or through public auction at fair market value. For the Village of Dryden, the
sale of a vacant lot on Freeville Road can be initiated through an application to the NYSDOT
Region 3 Office of Right of Way headquarters based in Syracuse, NY. While the Village of
Dryden’s Mayor’s Office has indicated the submission of an application for the purchase of said
parcel on Freeville Rd, there has been no certified response by the NYSDOT.

The sale of surplus land typically requires the approval of several third parties, including but not
limited to the Federal Highway Administration, the NYS Office of the Attorney General, and the
Office of the NYS Comptroller. Furthermore, a deposit of 10% of the agreed sale price is
required for the final purchase of a surplus lot.

Contact Location Phone Email Website

NYSDOT
Region 3 Office
of Right-of-Way

333 East
Washington
Street, 6th Floor

Syracuse, NY
13202

(315) 448-7315 Dot.sm.R3.ORO
W.PropertyMgm
t@dot.ny.gov

Region 3

Office of
Right-of-Way

Table 16: Contact Information for Land Transfer

https://www.dot.ny.gov/regional-offices/region3/other-topics/surplus-property
https://www.dot.ny.gov/divisions/engineering/real-estate/propertyforsale
https://www.dot.ny.gov/divisions/engineering/real-estate/propertyforsale
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Conclusions and Acknowledgements
Our goal in this project was to present a site plan that would enhance the connectivity and
economic vibrancy of the North Street Neighborhood. Future development is on the horizon, and
with it comes an opportunity to create new pedestrian infrastructure (sidewalks and trails),
community amenities (parks, gardens and community centers), and to set the course for future
development (to include appropriate housing types and childcare facilities).

We want to express our gratitude to the Dryden community at large for their willingness to share
their time, expertise, and vision for the future. We give special thanks to the staff and students at
both TC3 and Dryden High School for putting their trust in us and engaging in valuable focus
group sessions. We hope our vision accurately reflects the desires and values of the Dryden
community and that some form of this vision will come to fruition one day.

Finally, we are grateful to Ray Burger, John Kiefer, and Craig Anderson with the Town of
Dryden for entrusting us with this project, and to Debbie Fisher with the Village of Dryden for
her insights and help along the way.
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Appendix B: Observations and Interview Summaries From Community 
Engagement
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9-11-22 @ 1:30PM / Observation / Route 13 Shoulder on East side           Completed by: Josephine Ennis

Needs/Concerns
No Pedestrian Infrastructure
● When walking North up Route 13 I had to use the 

highway shoulder. It felt unsafe and hostile.
Limited Businesses/Destinations
● I didn’t see many businesses within walking distance
● Need for other options for shopping and activities; “Shops and 

stuff more likely to visit town/village”; Three people stated that 
there is basically: “nothing to do” (Josh add)

Needs/Concerns

Insights/Surprises
● The road is very noisy
● The shoulder is really wide
● The wildflowers are beautiful

Pedestrian Infrastructure Limited Retail/Food



9-11-22 @ 1:30PM / Observation / Route 13 Shoulder on East side           Completed by: Josephine Ennis

Needs/Concerns
No Pedestrian Infrastructure
● When walking North up Route 13 I had to use the 

highway shoulder. It felt unsafe and hostile.
Limited Businesses/Destinations
● I didn’t see many businesses within walking distance

Needs/Concerns

Insights/Surprises
● The road is very noisy
● The shoulder is really wide
● The wildflowers are beautiful

Pedestrian Infrastructure Limited Retail/Food



9-11-22 and 9-16-22  / Observation /Housing/More options        Completed by: Josh Washington

Needs/Concerns
Housing
● There is a lack of affordable, workforce, and senior living 

housing

Grocery Stores 
● More (healthy) grocery stores needed 

Needs/Concerns

Insights/Surprises
● There are not huge grocery chains, like WalMart,  

Target, Wegmans, or ALDI
● There are two dollar stores
● Our site/Village/Town is a food desert 
● I was shocked that more housing was requested by 

officials 

Housing Grocery



Visibility

The Southworth Library 
seemed to have good 
attendance from the town and 
surrounding community, 
however A student at TC3 
mentioned wishing there was a 
library in town to go study at. 
This shows that perhaps 
outside the Dryden community, 
the Southworth Library is not 
as well know, despite its 
potential to be a draw to the 
downtown.

9-16-22 @ 5PM / Observation / Southworth Library           Completed by: Cameron Howland

Needs/Concerns

Needs/Concerns

Insights/Surprises
● Beautiful building, plenty of space and large 

childrens section when first entering the building.
● Program to check out kitchen supplies, cooking 

classes part of previous programs hosted at the 
library.

● Plenty of resources and tech available, including 
computers, a printer, and a 3D printer.

● Friday morning family/youth programing, around 40 
in attendance

● Teen movie nights
● Monthly book clubs

Community Centers Education



9-11-22 @ 1:30PM / Observation / Supporting Small Businesses          Completed by: Dahlia Idris

Needs/Concerns
Limited Businesses 
● Lack of grocery options and other vital retails. All of 

them are either very spread out or out located outside 
the village. 

Improve Aesthetics, Visibility and Accessibility
● Help out small businesses by improving their road 

infrastructure (refer to picture above - gravel roads), 
signages, and facade. 

Needs/Concerns

Insights/Surprises
● The shops are very small but cute. Could be easy to 

miss. 
● There aren’t a lot of foot traffic anywhere, but it is 

probably due to the rain. 
● Cars go super fast through the Route 13, and hence 

will likely miss the shops. 

Pedestrian Infrastructure Limited Retail/Food

Parking Small Businesses



9-11-22 @ 1:30PM / Observation /Intersection of Route 13 and Freeville Road   Completed by: Ethan Ordower

Needs/Concerns
No Pedestrian Infrastructure
● There are limited pedestrian crossings across a major 

arterial road
● Intersection seems to be designed to move vehicles 
● Pedestrians signals are not well times for safe 

pedestrian crossings at the spot on the intersection 
where there are crossings.

● TCAT stops seem to be thoughtlessly placed down 
with no access to sidewalks or crosswalks.

Needs/Concerns

Insights/Surprises
● The nearby residential streets have tree-lined 

sidewalks
● There are two beautiful houses (now multifamily) 

along North Street
● Sidewalk south of intersection is well maintained
● Few desire paths indicate not many people actually 

walk, or those who do use the shoulder on the road 

Pedestrian Infrastructure Safety

Transportation



9-11-22 @ 1:30PM / Observation / Lack of Restaurants           Completed by: Matt Nakamoto

Needs/Concerns
Limited restaurants 
● Limited restaurants within Dryden, I believe there is just 

a McDonalds, Subway, and Dunkin Donuts along Route 
13 walkable to the project site

● People on the street said they wish there were local 
restaurants, coffee shops

● Market seems to be being filled by Food Trucks 
(Doug’s Fish Fry, Amish Food Stand)

Needs/Concerns

Insights/Surprises
● Seems to be demand for restaurants/coffee shops, 

especially for Town residents and TC3 students
● There are many recently closed restaurants, empty 

business space
● Dryden official mentioned the need for sit-down 

seating and parking (Josh add) 

Limited Food



9-11-22 @ 1:50PM / Observation / Behind Dryden A1           Completed by: Dante del Vecchio

Needs/Concerns
No Pedestrian Infrastructure
● Even when we got off of the patchwork of sidewalks 

into retail space, going to and from one parcel to the 
next offered limited pedestrian access.

Limited Pedestrian Access to and from services
● With the lack of clear connectivity, traversing from 

grass paths to asphalt across different grades was 
difficult for pedestrians with limited mobility.

Needs/Concerns

Insights/Surprises
● Even businesses have no pedestrian infrastructure.
● A task as simple as going to the ATM favored vehicle 

right of way with no formal pedestrian support

Pedestrian Infrastructure Access to services



9-11-22 @ 1:35PM / Observation / Crossing Route 13 @ 163           Completed by: Dante del Vecchio

Needs/Concerns
No Pedestrian Infrastructure
● The north side of the site is bordered by an 

intersection of a two-laned highway and county road. 
There is no crosswalk from one side to the other. The 
closest is 300 yards south.

Dangerous Crossing and uncertainty 
● This crossing has opportunity for a protected crossing 

and pedestrian island. 

Needs/Concerns

Insights/Surprises
● Dryden has a strong car culture
● This however doesn’t mean that there can’t be 

functional pedestrian, cyclist, and mobility 
infrastructure in place.

Pedestrian Infrastructure Hostile streetscapes



10-23-22 @ 1:45PM / Observation / Site Wandering           Completed by: Dante del Vecchio

Needs/Concerns
● Evidence of foot traffic

○ The north east side of these woods has 
evidence of foot traffic through them. While 
other parts are overgrown. 

● Manufactured litter and quarried stones
○ On parts of the site there are numerous large 

metallic objects, glass, and other 
miscellaneous objects. Cleanup would be 
costly.

Needs/Concerns

Insights/Surprises
● I was surprised to see a hunting tower. The water 

moved quickly in some areas even during the fall. 
Some of the ground was dry, while others were 
muddy indicating some seasonal flooding/

Litter and overgrowth Opportunity for trails



10-23-22 @ 2:15 PM / Observation / Site Wandering           Completed by: Dante del Vecchio

Needs/Concerns
● North side nature area

○ By Mott road there was the most interesting 
topography located in the site. With a large 
creek basin and tall banks. On the other side 
was a large open wooded area.

● Engaging elevation and forested area
○ Also close to the road, so easy to create an 

access point

Needs/Concerns

Insights/Surprises
What would be the point in suggesting trail development? 
Depending on our future recommendations a small 
community nature area, with defined trails might prove as 
an attractor for a mixed-income community.

Trails and water feature



Teens
● “Opportunities to study, worship, and socialize 

with others close to their ages”

            Attendance
● Attract younger families with children (2 kids 

currently - pastor) 
● Pop decreasing which makes it difficult to pay for 

expenses to maintain an old church 
           
             Transportation/Parking 

● Biggest and most pressing challenge is parking 
at church 

● Need car to get to activities 
● Limited street parking 
● Nearby city parking lot if needed (about 5 min 

walk), which can be dangerous and icy in winter; 
shuttle from lot to church 

Tags for Needs / Concerns

● Several activities and services
● Elderly serve on one of various committees 

(at least 8), such as Membership, Nurture and 
Care

● Elderly make up the majority of their pop
● Women participate in My Brother’s Keeper 

(put together “sleeping bags,” which includes 
socks, gloves, and hygiene kits, for homeless; 
also, help with taxes)

● Average age of people who attend 70-75
● Sunday service aired on FB

Needs/Concerns Insights and surprises

11-15-22 / Email Interview w/Jennifer Dick/ United Methodist Church    Completed by Josh Washington

Activities for 
Teens

Parking

Population



Grocery Accessibility
● Mentioned that she avoids Clarks because of 

high prices and expired food.
● New Pine Ridge store does not accept food 

stamps
● Travels to the Cortland Walmart for Groceries

Security
● Cited concerns about increased drug use in 

Poets landing, “going down hill”
Housing

● Was homeless until got into Section 8 voucher, 
Poets Landing affordable

Tags for Needs / Concerns

● Clarks is a store she mentioned that people 
avoid because a bad reputation with expired 
food.

● Enjoys Dryden’s small-town feel

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 1 Mother at laundromat / Poets Landing    Completed by Cameron Howland

Food Access

Safety



Racial Intolerance
● This woman told us she “hated Dryden” and 

was “Moving as soon as she could.” When I 
asked what was the worst part, she told a 
story of overhearing offensive comments in a 
Dunkin Donuts. She said this kind of 
intolerance was common in Dryden.

Security
● She also cited concerns about increased drug 

use in Poets landing, and similarly said the 
community was “going down hill”

Housing
● Poets Landing was her first housing after 

being homeless for a period Tags for Needs / Concerns

● Dryden, like most other places with a level of 
diversity faces problems of racial intolerance

● Dunkin’ as community gathering space

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 2 older woman(60s) / Poets Landing    Completed by Cameron Howland

Intolerance

Safety



Clean Water Accessibility
● She showed us a video of her bathtub, with 

brown water spilling out of the faucet. All 
drinking water she says she gets from bottled 
water she purchases.

Food Accessibility
● Food is too expensive in Dryden, so shopping 

at the Cortland Walmart.
Housing

● Thinks housing is too expensive around 
Dryden

Tags for Needs / Concerns

● Clark’s and other food options are too 
expensive in Dryden

● Water issues present for some residence
● Trails are nice in Dryden (her favorite part of 

Dryden)

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 3 Woman by her car/ Poets Landing    Completed by Cameron Howland

Food Access

SafetyClean water



Food Accessibility
● Drives to shop in Cortland

Housing
● Lives in Poets Landing because it is affordable

Tags for Needs / Concerns

● Appreciates the scenery in Dryden
● Dunkin’ is the community meeting place in 

the village, McDonalds is the only restaurant

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 4 Older Couple outside unit / Poets Landing    Completed by Cameron 
Howland

Food Access

Housing



Sewer Issues
● Did not say there was problem with water, but 

said that there are sewer issues

Tags for Needs / Concerns

● Shops at Clark’s and Dollar General as they 
mostly meet people’s needs

● Queen’s Diner closed down after COVID, 
owner returned to Greece

● Poets Landing is affordable, but she sees it 
going downhill as nothing is kept up → points 
to plants as example

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 5 Dog Walker / Poets Landing    Completed by Cameron Howland

Sewer



Grocery
● Clark’s gets expensive so she would shop 

elsewhere

Tags for Needs / Concerns

● Thinks Poets Landing is a nice community 
where people of different races can come 
together 

○ Quiet compared to Ithaca’s craziness

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 6 Pregnant Woman / Poets Landing    Completed by Cameron Howland

Grocery



Park
● Said that Dryden could use another park

Water and Sewer
● Highlighted water issues at the trailer park, 

with new owner charging for water

Tags for Needs / Concerns

● Thinks Poets Landing is generally a safe 
place

Needs/Concerns Insights and surprises

10-23-22 @ 11PM / Interview 7 Disabled Young Man / Poets Landing    Completed by Josey and Edward

Park

Water / Sewer



Activities for Kids
● She wishes there were more activities for kids 

3 and up to do, like skating
Childcare/Education:

● She needs more support for kids with special 
needs (autism)

Pedestrian Infrastructure
● The sidewalks are uneven 

Tags for Needs / Concerns

● Dryden is easy to walk
● She has 4 kids
● Poets Landing is convenient; there is a bus 
● She goes to the Science Center in Ithaca; it 

seems like this is the only close city (Ithaca, 
Cortland) that she goes to 

● She has no car 

Needs/Concerns Insights and surprises

10-23-22  / Heather (saw her on the way to the cars/with another lady and her kids)/ Poets Landing Completed by Josh 
Washington

Childcare/EducationPedestrian Infrastructure

Activities for Kids



Food Choices:
● He would like to have something similar to the 

old Queens diner back in Dryden (both for food 
variety and a place to gather)

● He wishes there were more restaurants and 
food choices

Public Transit:
● He doesn’t use public transit but hears that 

TCAT service is very limited 

Tags for Needs / Concerns

● His neighbors are friendly and Dryden is safe 
(he has lived here for 12 years) 

● Dryden is in between two cities, which he 
likes 

● He thinks Ithaca is unsafe
● He drives pretty much everywhere
● He lives on Main street (near Rite Aid) but 

does laundry at Bright Day Laundromat (on 
North Street)

Needs/Concerns Insights and surprises

10-23-22  / Christopher Losinger (1st interview/middle aged man)/ Bright Day Laundromat Completed 
by Josh Washington

Food Choices

Gathering Spaces

Public Transit



Food Choices:
● He wishes there were more food options in 

Dryden  

Tags for Needs / Concerns

● He is from Ithaca 
● Lived in Dryden (Downtown) for 1 ½ to 2 

years 
● Nice, quiet, safe in Dryden (safer than Ithaca)
● He gets around by car 
● He has one kid on the way and a step 

daughter who is 2 years old but doesn’t need 
childcare (relies on family)

● There are nice parks 
● People are nice around Dryden 
● He shops at Clarks 

Needs/Concerns Insights and surprises

10-23-22  /Shaquille Richardson (kid on the way)/ Mobile Home Laundromat Completed by Josh Washington

Food Choices



Pedestrian Infrastructure
● Wants sidewalks on Route 13
● She has heard of a couple of deaths on route 

13 while people were walking/crossing   
Amenities in Little Creek

● Rent is too high in the mobile home park; $475 
for land per month, plus utilities

● Water is owned by a private company
● Wishes there was a resident association at the 

park

Tags for Needs / Concerns

● She has been in mobile home community 
since 2007; owns her home 

● She likes that the mobile home community is 
quiet and takes pride in her home/garden

● She goes to Ithaca and Cortland for shopping 
● She moved to Dryden from NYC in 1979
● Had to advocate for road repair within the 

park (recently happened). The potholes were 
terrible.

Needs/Concerns Insights and surprises

10-23-22  /Mimi (Older lady who wanted to get to her pet)/ Little Creek MH Park Completed by Josh Washington

Pedestrian Safety

Amenities in Mobile Home Park



Food Choices:
● Wishes there was more food in Dryden 

Amenities in Little Creek:
● Wishes there was a play area in mobile home 

community
● Wishes management would fix up trailers in 

disrepair
● Management only fixes things up when they 

are really urgent (not proactive)

Tags for Needs / Concerns

● He has been in Dryden for 7 years 
● He likes that Dryden is away from Ithaca; 

bunch of druggies in Ithaca 
● Drives or scoots around Dryden
● Cook properties is the owner of trailers (Jim 

Cummings) 
● There are no community events
● Feels like his kids can safely walk back from 

Dryden HS after football practice 

Needs/Concerns Insights and surprises

10-23-22  / Lawrence Jordan (Son in car with Pine Ridge Manager)/ Mobile Home Completed by Josh Washington

Food Choices

Amenities in Mobile Home Park



Safety, Amenities
● Very worried about lack of childcare and youth 

activities in Dryden
● Thinks child care ought to be prioritized over 

restaurants, and that kids should have a 
variety of different choices.

● Need something for the kids (teens) to stay 
out of trouble

● Need crosswalks with countdowns for kids to 
get home

● Drug issues

Future
● Doesn’t really like Dryden, but is still worried at 

the prospect of it shriveling away.
Tags for Needs / Concerns

● Grew up in Dryden and is now raising kids in 
the town

● Doesn’t want kids to turn out like him

Needs/Concerns Insights and surprises

10-23-22  / Older man (Titans Shirt) / Mobile Home                                           Completed by Liam & Matt

Childcare

Parent

Safety



Safety
● There is a drug problem

Transportation
● Considers the bus reliable enough for getting 

around.

Tags for Needs / Concerns

● Grew up in Dryden and is now raising kids in 
the town

● Dryden is quiet

Needs/Concerns Insights and surprises

10-23-22  / Older man (Grandpa Shirt) / Mobile Home                                           Completed by Liam & Matt

Safety Transportation

Childcare



Safety
● Says the highway is very dangerous, difficult 

just to turn around in a car (multi-step 
process)

Food Choices
● Wants more restaurant options, particularly 

fast food and coffee

Tags for Needs / Concerns

● Does not like going into Ithaca, sticks to 
Dryden and Cortland

● Is not from Dryden, but uses the laundromat 
because it’s the closest option.

Needs/Concerns Insights and surprises

10-23-22  / Older Woman / From Richford                                                                 Completed by Liam & Matt

Food Choices

Services

Transportation



Safety
● Doesn’t perceive the area as particularly 

dangerous
● Nephew goes to school via bus, which they 

consider reliable enough.
● Agrees with idea for more restaurants, but not 

enthusiastically

Tags for Needs / Concerns

● Does not like going into Ithaca, sticks to 
Dryden 

● Considers Dryden pretty safe

Needs/Concerns Insights and surprises

10-23-22  / Middle-Aged Man (Whitling Guy)                                                           Completed by Liam & Matt

Safety Food Choices



Tags for Needs / Concerns

● Wishes Dryden was how it was when he was 
young, community oriented, when people 
were less transient, and everyone knew 
everyone

Needs/Concerns Insights and surprises

10-24-22  / Bob Watros from Dryden Historical Society                                     Completed by Matt & Season

Future Transient

History of Site
● In the 40s and 50s our site was primarily 

sparse residential, always little activity on 
North St

○ Had gas station, auto garage, and dentist
Future of Dryden is Bleak

● Commerce outlook is bleak, everything keeps 
closing

● Affordable housing communities have 
negative impact on communities, high 
turnover, highly transient Town

● TC3 no impact to community because most 
people are commuters



Connector Trail from TC3:

● TC3 wants and needs a safer and lighted way for students walk downtown 
● Connector trail is not an option, they do not have permission to build to Route 13 because it 

is a right of way. They don't see a way to put in the trail unless something with the Town or 
right-of-way changes.

Transportation:

● TC3 recently did a student transportation survey

Childcare:

● Expanded childcare centers in September to meet demand, open to community but 
prioritizes TC3 students

● Is mostly funded through SUNY, but also through parent tuition and external grants
● Mayor and President have spoken to Casey about opening another center, but she is maxed 

out but willing to help someone else open one
● She sees a bigger need in a before and after school center

○ She and the mayor identified parcel in the old Queens Diner site and they have 
already applied for a grant (they wanted to keep us in the loop about this)

TC3 wants to help us get student participation:

● Want full representation of students reflected in our plan but realize it might be most relevant 
to dorm students

● Want us to post a survey flyer with a QR code in their student lounge, dorms, and they will 
post in their student newsletter

Tags for Needs / Concerns

● More of a need for pre- and post-school child 
care (for elementary/teens)

● No permission for connector trail 
(right-of-way) but huge need for lighted trail 
to reach downtown

Needs/Concerns Insights and surprises

10-19-22  / TC3 (Deb, Casey, Bill, Seth)                                               Completed by Matt, Dahlia, Shunyi

Safety Childcare



Staffing Problems
● TCAT is suffering from a driver shortage that is 

forcing them to pare down frequency. Dryden’s 
service is likely to be affected by this.

Long-Term Goals
● TCAT wants to facilitate 5.5 million rides per 

year by 2030, and 60% of all Tompkins County 
trips by 2050.

Lacking Growth
● Dryden hasn’t been growing very rapidly, so 

TCAT sees little reason to expand service, 
particularly given forced rationing.

Tags for Needs / Concerns

● Due to driver shortage, TCAT is only operating 
at roughly 60% of 2019 service levels

● The Village is responsible for maintaining and 
improving transit stops, and has expressed 
interest in doing so.

● Most complaints  say that TCAT busses are 
going too slow.

Needs & Concerns Insights and surprises

October 6th, 1:15pm  / Interview with Erik Amos / TCAT            Completed by: Liam Anthony

Transportation

Infrastructure

Employment



Sewage Access
● Sewer Access in all parts of Dryden. 

Developers are not willing to take the cost
● Our land parcel was one of the few which had 

sewage systems
Workforce Housing Undersupply

● Housing is in very short supply and currently 
rent is expensive. 

● The solution is to build more to drive the rent 
down.

Restoring Vacant Retail and Storefronts
● Lucente plans to have a retail section but that 

would be after he builds the multifamily to see 
the market

● Route 13 can be revitalized with better retail
Tags for Needs / Concerns

● Sewer access was an important determinant 
for choosing the site- apparently it’s rare 
enough that sewered Dryden plots are 
competitive for value with unserved lots 
closer in to Ithaca.

● Developers are optimistic about developing in 
Dryden. They see a big market for this.

● Route 13 can be revitalized with better retail

Needs & Concerns Insights and surprises

Date & Time / Interview with Rocco Lucente/ Lifestyle Properties            Completed by: Adnan & Liam

Infrastructure

Retail

Sewage Route 13



Lack of food options in Dryden
● On that Friday evening the largest crowd we 

saw (6-8 people) was outside the seafood 
truck, and there were no more than two or 
three people sharing the downtown sidewalks 
at once.

Difficult for businesses to stay open
● Several “for lease” signs up in downtown on 

main street. “All the other restaurants closed.” 
a customer at the food truck told us.

Tags for Needs / Concerns

● Several restaurants closing downtown in 
recent years

● Fast restaurant turn over rate in downtown 
Dryden

● Cortland based seafood truck the “best food 
in town,” stops by town once every other 
week

Needs & Concerns Insights and surprises

9-16-22 @ 4PM / Interview with Seafood Truck/Customer /   Completed by: Cameron Howland  (Matt interviewed customer and Cam the truck)

Food Access Restaurant Survivability



Need More Housing 
● “I aspire to see more SFH. There are also pent 

up demand for senior housing, smaller 
downsizing homes for empty nesters too.”

Limited Access to Groceries
● Too few grocery store

Route 13 & Crossing Concerns
● Too much traffic and trucks going through the 

area. Would like more crossings and lights. 
Safety Concerns

● Putting in more lights at the road going up to 
the high school. 

Community Centers
● There is a strong need for a community center. 

10 years of planning never got executed. 
Small Businesses

● Need to attract more small businesses such 
as by providing better parking in the old 
downtown area.  

Tags for Needs / Concerns

● There are close-knit relationships between 
kids in the neighbourhood. They often either 
walk to school together or play with other 
kids their age. 

● Surprised to hear there is a 24/7 police force 
as crime prevention for the small village. 

● Village and Town of Dryden do housing 
studies and initiatives together. They have a 
reputation for lack of cooperation. 

● Montgomery Park is well-used. 

Needs/Concerns Insights and surprises

10-10-22 @ 10AM / Interview with Deb Fisher/ Village of Dryden     Completed by Shunyi & Dahlia

Housing

Businesses

Safety

Community Amenities



Limited Access to Amenities
● Most students go to Ithaca or Cortland for 

groceries, recreation, and restaurants
● If no car, students have to use TCAT (some 

have semester pass), but bus can be unreliable 
and infrequent

● Not much to do in town
● Many students work at Coltivare (TC3’s 

restaurant in Ithaca) and find it difficult to get 
to work

Tags for Needs / Concerns

● About 270/1500 students live in dorm
● Majority of students are commuters and 

come from a 50 mile range

Needs/Concerns Insights and surprises

9-16-22 @ 4PM / Conversation with Jessica Allen and Shannon / TC3 Admissions          Completed by Matt N

Food Access

Employment Access

Transportation Access



High Acquisition Cost for New Development
● Ex. The acquisition cost for 2 acre land is as 

high as 1 million dollar for a recent project in 
Ithaca.

Difficulties in Public Funding Allocation
● On average, a new project needs to allocate 

funding from 13 different sources to ensure 
feasibility, and the whole process usually takes 
up to 2 years to complete.

● Applications for each funding are getting more 
and more competitive.

Common Funding Resources
● Major Resources: LIHTC, Subsidy Mortgages, 

New York Forward Grant, Tompkins County 
Community Housing Development Fund.

● For special-need units: HHAP (Homeless 
Housing and Assistance Program) Grant, 
OPWDD  (Office for People With 
Developmental Disabilities) Grant.

Tags for Needs / Concerns

● INHS (Ithaca Neighborhood Housing Service) 
intended to initiate affordable housing 
projects in Dryden. However, this goal has not 
been met due to the high development costs 
(acquisition + construction) and community 
push-backs on density housing.

● For the future, INHS would like to incorporate 
better design to improve walkability, while 
provide more amenities on site.

Needs/Concerns Insights and surprises

10-14-22 @11AM / Interview with Lynn Truame/ INHS                     Completed by Shunyi & Dahlia

Acquisition Cost 

Infrastructure 

Public Funding

Healthy Design



Dryden Location 
● “The village of Dryden is ideally situated between Ithaca 

and Cortland.”
● “Many of the residents of Dryden are similar to our 

current target customer.” (I am guessing similar to 
Bainbridge store location) 

Food Stamps 
● They “should be accepting food stamps soon. [They] 

have been waiting on our Authorization through NYS. 
[They] just received that over the weekend, and should 
be set up with our card processor soon”

Target Market 
● Females over 40 are the main target audience 
● They seek tourists more than a traditional grocery store

Competition 
● Even though they see themselves “as a supplemental 

stop to someone's normal grocery store stop,” they do 
have plans to provide a more complete line of grocery 
products

● They usually are not trying to compete with traditional 
grocery stores, like Clarks Food Mart

● They offer different and “hard to find” goods 
● They want to compete with subs and deli meats 

Economy
● “Dryden seems to be a relatively stable economy, 

without much growth or retraction in the future”

No tags (no needs/concerns)

Team/Hiring
● “We have been able to put together an excellent team in 

Dryden. The search definitely took some time, we are very 
excited about the individuals we have on our team.”

Store Hours
● The store hours will be “reviewed in the spring” AND his 

inlincation is that the hours will be extended further into the 
evening (Not sure why: Maybe to accommodate people? 
Maybe people complained?) 

Insights and Surprises Insights and Surprises

11-05-22  Michael Kauffman/Owner Pine Ridge Grocery                                  Completed by Josh Washington 



Zoning Restriction
● No space to built apartments apart from 

special permits. Town and Village are very 
restrictive

All housing instead of Affordable
● Generally apartments would be cheaper if 

there is more supply
Construction

● Hard to find labor for work. Cost of material 
went up. 

Comprehensive plan is a facade
● Town and Village find a lot of development not 

go through because people oppose it
Tags for Needs / Concerns

● Taxes are 30-50% higher in Dryden than 
Ithaca

● Interest rate not construction cost the limiting 
factor to build more

● Town is very hard to work with. Too many 
restrictions.

● TC3 trail is going to happen. One party is 
using it as leverage against the town to make 
other things happen

Needs/Concerns Insights and surprises

10-27-22 @ 10:30AM / Interview with Bruno Schickel / Schickel Const          Completed by Adnan Solanki

No Zoning

High Const. Cost

More Housing



Learning Opportunities for Students
● TC3’s Culinary program would love to offer 

experiences for their students closer to 
campus (the TC3 restaurant in Ithaca is 
difficult to get to for some students).

● Many students start program with goal of 
having a food truck - they don’t have a 
curriculum for this or a food truck.

Financial
● Community colleges are struggling right now 

and have limited resources; TC3 probably 
couldn’t contribute many resources to a 
collaboration at this time.

Labor Shortage
● The hospitality industry is struggling to find 

labor; this would impact a food truck too (still 
need employees)

Tags for Needs / Concerns

● TC3 would be enthusiastic about partnering with 
the community on a food truck incubator - Amanda 
would build a curriculum around this and pull in the 
entrepreneurship and marketing departments as 
well.

● Food trucks need a commissary (commercial 
kitchen) to operate (lack of them in this area); this 
could be used by food entrepreneurs who want to 
make value added products (pickles, etc)

● Would love to offer community classes as 
well–food preservation is a popular one.

● There are grants they could pursue to help make 
this possible–especially around sustainable food 
systems, which is a focus of TC3’s program.

Needs/Concerns Insights and surprises

11-7-22 / Interview with Amanda Boisson, Director, Culinary Program/TC3           Completed by Josey

Financial Support Opportunities for Culinary Students

Labor Shortage



Labor Shortage
● Had a hard time finding help, even before the 

pandemic (1996 was like this too).
● “People don’t want to work”
● Some people only last one shift.
● This is especially hard in small towns- can only 

survive if family can help operate (like his did).
● Heard from friend at A&W that they can’t find 

anyone even at 18/hour
● TC3 students and High School students don’t 

want to work.
Food Costs

● Food costs are too high now; if you raise menu 
prices, people just don’t buy a coffee or soft 
drink.

● To be successful you have to know where to 
buy your supplies and get a good price.

Tags for Needs / Concerns

● Believes that Dryden has enough people to 
sustain a business but only if you are savvy 
and can find the right employees

● “I miss the diner. My heart is there. I like 
people.”

● A diner is a really good restaurant business 
b/c people eat there for all meals of the day.

● They leased the building.
● Dryden Hotel used to be very active but they 

also seemed to have scaled back b/c of labor 
challenges.

Needs/Concerns Insights and surprises

11-6 / Interview with John Poulos (former owner) / Queen’s Diner        Completed by Josey

Labor Shortage Food Costs



Labor Shortage
● “Most people don’t last a week”
● He worked at the pizzeria for almost a year 

and was one of the longest working 
employees.

● It’s a hard job; a lot of work.

Tags for Needs / Concerns

● He is a student at Dryden HS and gets around 
the village/town by bike, as do many of his 
friends.

● He seems very motivated–runs track multiple 
nights a week and has a job.

Needs/Concerns Insights and surprises

10-23 / Interview with employee / Carrozza’s Pizzeria        Completed by Josey

Labor Shortage Food Costs



Community Center and Safe spaces
● Students need for a community center were 

focused on activities: pool, study areas, 
meeting spaces. 

Tags for Needs / Concerns

● Students were concerned with an increase in restaurants 
in the town. 

○ Many students were vocal against an increase in 
fast food restaurants

○ Chick Fil A was a hot topic for political reasons
■ Some students were vocal against a Chick 

Fil A because it would attract “more 
people.”

● “Times Square” is a grass field on the “four corners”  was 
identified as a de-facto community space. 

● Montgomery Park acts as another community space for 
students. However concerns of safety were a push factor 
for a new community center.

● Dryden cemeteries often came up in conversations as 
landmarks

● The sustainability club had a vested interest in 
maintaining the usage of creeks in the area against 
pollution.

Needs/Concerns Insights and surprises

11-08-22 @ 2:30-4PM / Community Mapping/ Dryden HS              Completed by Dante del Vecchio

Entertainment

Safety

Food Access



Community Spaces
● “People of Dryden need spaces to do 

connection”
● Asbury Church does it best to provide a space 

to people in a religious context
Economic Opportunities

● There’s not a lot of economic opportunity in 
Dryden

● Unsure if David was aware of NY Forward 
Grant

● Mentioned that Dryden Schools Struggle 
sometimes (has not been explored by us)

● Volunteers in Dryden would likely help with 
community center

High Taxes/Mandates/Regulations Cause Issues
● State Safety Mandates raise construction 

costs for renovation and expansion of 
campuses

● High taxes and moratoriums on natural gas 
are burdensome to Dryden Families 

Tags for Needs / Concerns

● David lives in Freeville
● “Lansing has best school district in Tompkins 

County” (?)
● Asbury Church was able to sustain all covid 

programming through pandemic 
● yard sales, dinners, movie nights, concerts, 

face painting 
● There was an annex of the Church in Dryden 

that was a rental property (commercial?) but 
Church wanted to take it back to grow 
programming and services, but to do so 
would remove grandfather clause of church

Needs/Concerns Insights and surprises

11-07-22 @ 4PM / Interview with Pastor David Quigley        Completed by Josh Washington and Ethan Ordower

Religion

Community

Economic Opportunities

Pedestrian Safety



Proposed housing development
● Previous development was in review for 2 

years and it went away

Tags for Needs / Concerns

● Al Crager was representing a developer and 
trying to get hotels and commercial 

● It was less dense than current development 
by Rocco. 

Needs/Concerns Insights and surprises

11-8-22 @ 4PM / Interview with Ray Burger/ Dryden Town        Completed by Adnan Solanki

Entertainment

Employment

Food Access

Pedestrian Safety



More Zoned Land
● Affordable housing can only be done on land 

zoned for Affordable
● Very complicated (and constantly shifting!) 

restrictions based on government goals and 
land values

30% AMI Housing
● Poets Landing was 30-60% AMI housing

More Zoned Land
● Affordable housing can only be done on land 

zoned for Affordable
Tags for Needs / Concerns

● HCR won’t invest in more Affordable housing 
in the same area

● Size is determined by the amount of funding
● Size and amenities requirement by Homes 

and Community Renewal

Needs/Concerns Insights and surprises

11-15-22 @ 9:30AM / Interview with Lisa Kaseman/ Conifer Realty        Completed by Adnan & Liam

Affordable Housing



Trail 
● The bank is aware of the walking trail.
● They think it’s a great initiative to for the 

community.

Real Estate Development
● Highly recommend senior and mixed-use housing. 
● Would not recommend affordable housing, as he 

believe there should be more diversity in house 
types. 

● Dryden is facing high pressures from Ithaca. 
Ithaca’s population, having high median income, is 
spilling over into Freeville and Dryden area and 
hence require more MR housing.

Businesses
● Suggests to lean toward service-related 

businesses. (e.g. Physical therapy + SL) 

Tags for Needs / Concerns

● The bank is founded in 1902 and owned by 
residents. Aims to serve the community. 

● There is an existing senior housing next to the 
fire department called Willowbrook.

● There are about 200 local businesses in Dryden. 
● A1 went down due to failed expansion. 
● There will be a new coffee & bagel shop opening.

They are having a 120th year anniversary event on 
Dec 1st from 9am to 5pm & invited us to join. 

Needs/Concerns Insights and surprises

11-18-22 @ 2:30 PM / Interview with Clint Brooks / First National Bank of Dryden    Completed by Shunyi & Dahlia

Housing Senior Living

Trail
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