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Offered at: $675,000

Versatile mixed-use commercial property with excellent visibility on one of Ithaca’s
busiest corridors. Located just 2.8 miles from Cornell University between NY Route 13
and NY Route 366, the site benefits from traffic counts exceeding 20,000 vehicles per
day. Previously operated as a nursery and greenhouse, the property includes
approximately 2,400 SF of retail/workshop space, a 600 SF one-bedroom apartment,
4,500 SF warehouse, and roughly 4,000 SF of greenhouse structures. The existing layout
offers flexibility for owner-operators, investors, or redevelopment opportunities.
Mixed-use commercial zoning allows for a wide variety of potential uses including
housing, mixed-use commercial, restaurant or brewery concepts, garden center,
retail, workshop space, community or event venue, and more. Excellent access,
strong visibility, and proximity to Cornell University make this a unique opportunity in
the Ithaca market.
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Investment Highlights

e 2.63 Acre Development Site

* Mixed-Use Commercial Zoning

* Approximately 11,500 SF Existing Improvements

* Located 2.8 Miles from Cornell University

» High visibility along Route 366 and Route 13 corridor- 20,000+ DOT
Count Per Day

e Existing Retail + Warehouse + Greenhouse infrastructure

* Significant redevelopment potential

Retail Space — approximately 3000 SF
Warehouse — approximately 4,500 SF
Greenhouses — approximately 3,600 SF
Residential Apartment — approximately 600 SF

Existing Improvements

The property was historically operated as a greenhouse and nursery
business and includes multiple structures supporting a wide range of
commercial uses.

The retail building provides customer-facing commercial space ideal
for garden center retail, farm markets, or specialty retail.

The workshop and warehouse structure provides flexible production
and storage space suitable for fabrication, contractor operations, or
light industrial uses.

The greenhouse facilities offer significant infrastructure for horticultural
production or agricultural retail.
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Strong Demand

Given the prominity to

Cornell University and the world
renowned Veterinary School the
property lends itself well to mixed
residential and commercial uses.

One Bedroom Apartment

The current configuration includes
a one bedroom apartment which
offers immediate cashflow or an

) opportunity for an owner operator

to utilize for their own purposes.




Development Opportunity

With more than two and a half acres of land and flexible zoning, the
property offers

multiple redevelopment opportunities.
Potential concepts include:

e Residential ftownhome development
* Mixed-use commercial campus

e Garden center or farm market

e Restaurant or brewery destination

e Community event venue

The property’s proximity to Cornell University and the Ithaca market

provides strong underlying demand for both residential and commercial
uses.



Allowable Uses- Town of Dryden

Use Table
[Amended 3-17-2016 by L.L. No. 1-2016; 2-16-2017 by L.L. No. 3-2017; 11-19-2020 by L.L. No. 4-2020]
LIO, LIO-
A
NR RR RA MC Light
Neighborhood  Rural Rural Cv Mixed-Use Industrial/
Uses Residential Residential Agricultural Conservation Commercial Office
Agricultural use P P P P P P
Farmstand P P P P P P
Adult use (see § 270- X X X X X SUP only
13.2) permitted
in LIO-A
Agriculture-related X SUP P P P SUP
enterprise
Artist studio/craft X P P P P P
workshop
Automotive repair X SUP SUP SUP SUP SUP
garage (see § 270-
13.10)
Automotive sales X X X X SUP SUP
Automotive salvage X X SUP SUP SUP SUP
and junkyards
Automotive towing X X SUP X SUP SUP
service (see § 270-
13.6)
Bed-and breakfast X P P P P SUP
establishment
Boarding house X SUP SUP X X X
Campground X SUP SUP SUP X X
Car wash X P P P SUP P
Contractor's yard X SUP SUP P P P
Day-care center, child X SUP SUP X P P
Drive-through facility X X X X SUP SUP
(see § 270-13.9)
Gasoline station X X X X SUP SUP
General office building X X X X P P
Hotel/motel X X X X P SUP
Industry, light X X X X P P
Industry/manufacturing X X X X SUP SUP

(see § 270-13.3)


https://ecode360.com/34362949
https://ecode360.com/34362949
https://ecode360.com/34363135
https://ecode360.com/34363135
https://ecode360.com/34363062
https://ecode360.com/34363062
https://ecode360.com/34363122
https://ecode360.com/34362961

Use Table

[Amended 3-17-2016 by L.L. No. 1-2016; 2-16-2017 by L.L. No. 3-2017; 11-19-2020 by L.L. No. 4-2020]

Uses
Inn

Kennel (see § 270-
13.8)

Large-scale retail
development

Mining (see § 270-
13.4)

Nursery/greenhouse,
retail

Professional office
Restaurant
Retail business

Retail shopping
centers/plazas

Retreat or conference
center

Self-storage
Service business
Short-term rental
Theater
Warehouse

Bed-and-breakfast
home

Congregate care
facility

Day-care home, family
Day-care home, family
group

Dwelling, accessory
unit (see § 270-13.11)

NR
Neighborhood
Residential

X
X

XXX X X X

R R e B S

<

P
P

P as per § 270-
13.11

LIO, LIO-
A
RR RA MC Light
Rural Rural CvV Mixed-Use Industrial/
Residential Agricultural Conservation Commercial Office
SUP SUP SUP P X
SUP SUP SUP SUP X
SUP X X SUP SUP
X SUP; see SUP; see X SUP; see
§ 270- § 270- § 270-
13.4 for 13.4 for 13.4 for
restrictions ~ restrictions restrictions
SUP P SUP P X
SUP P SUP P P
SUP SUP X SUP
X SUP X P P
X X X SUP X
SUP SUP SUP SUP X
X X X SUP SUP
SUP SUP X P P
P P P P
X X X P P
X X X SUP P
P P SUP P X
P P P P X
P X
X
P as per P as per P as per P as per X
§ 270- §270-13.11 §270-13.11 § 270-13.11

13.11


https://ecode360.com/34363118
https://ecode360.com/34363118
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34362969
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141
https://ecode360.com/34363141

Uses

Dwelling, multifamily

Dwelling, single-
family

Dwelling, two-family

Dwelling, upper-floor
apartment(s)

Elder cottage see
§ 270-13.5

Home Occupation:
Level 1

Home Occupation:
Level 2

Manufactured home

Manufactured home
park

Mobile home

Senior housing, family

Senior care facility

Solar energy systems

Workshop/garage,
noncommercial

Cemetery
Educational use
Library

Lodge or club
Municipal use
Public safety use

Public utility

NR

Neighborhood

Residential

X

See § 270-6.8

X

X

See § 270-13.5

P

X
SUP
X

See § 270-
13.12

P

XKoo X X X X

Use Table
[Amended 3-17-2016 by L.L. No. 1-2016; 2-16-2017 by L.L. No. 3-2017; 11-19-2020 by L.L. No. 4-2020]

RR
Rural

Residential Agricultural Conservation Commercial

See § 270-
6.7

See § 270-
6.7

See § 270-
6.7

X

See § 270-
13.5

P

SUP

P

SUP only
with
municipal
water and
sewer

X
SUP
SUP

See § 270-
13.12

P

SUP
SUP
SUP

SUP
SUP

RA
Rural

See § 270-
6.7

See § 270-
6.7

See § 270-
6.7

X

See § 270-
13.5

P

SUP

P

SUP only
with
municipal
water and
sewer

X
SUP
SUP

See § 270-
13.12

P

SUP

SUP

SUP
SUP

Cv
X
See § 270-6.8
See § 270-6.8
X
See § 270-
13.5

P

SUP

X
SUP
X

See § 270-
13.12

P

SUP

SUP

SUP
SUP

MC

LIO, LIO-
A

Light

Mixed-Use Industrial/

SUP

P

P

SUP

See § 270-
13.5

P

SUP

SUP

SUP only
with
municipal
water and
sewer

X
SUP
SUP

See § 270-
13.12

P

SUP
SUP

SUP
SUP

Office
X

X

X
X
X

See § 270-
13.12

P

X X X T

SUP
SUP


https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362533
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362533
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362529
https://ecode360.com/34362533
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363029
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158
https://ecode360.com/34363158

Use Table

[Amended 3-17-2016 by L.L. No. 1-2016; 2-16-2017 by L.L. No. 3-2017; 11-19-2020 by L.L. No. 4-2020]

Uses

Religious institution
Recreation, active
Recreation, passive

Recreation facility,
amusement

Recreational facility,
athletic

Recreational facility,
motorized

Any accessory building
or use determined by
the Planning
Department or Zoning
Board of Appeals to be
customarily incidental
to a permitted use,
including detached
garages and sheds

Accessory recreational
uses, such as
swimming pools and
sports courts, provided
that they are in
compliance with the
setback requirements
for the principal use

Off-street parking
facilities

NR RR RA
Neighborhood  Rural Rural CvV
Residential Residential Agricultural Conservation Commercial
SUP SUP SUP SUP
X SUP SUP SUP
P P P P
X X SUP X
X SUP SUP SUP
X X SUP SUP
PA PA PA PA
PA PA PA PA
PA PA PA PA

§ 270-5.3Prohibited uses.

A.

MC

LIO, LIO-
A

Light

Mixed-Use Industrial/

SUP
SUP
P
SUP

SUP

X

PA

PA

PA

Office
SUP
SUP

P
SUP

SUP

X

PA

PA

PA

Prohibition against the exploration for or extraction of natural gas
and/or petroleum. No land in the Town shall be used: to conduct
any exploration for natural gas and/or petroleum; to drill any well
for natural gas and/or petroleum; to transfer, store, process or treat
natural gas and/or petroleum; or to dispose of natural gas and/or


https://ecode360.com/34362501#34362514
https://ecode360.com/34362501#34362515

petroleum exploration or production wastes; or to erect any
derrick, building, or other structure; or to place any machinery or
equipment for any such purposes.

B.

Prohibition against the storage, treatment and disposal of natural
gas and/or petroleum exploration and production materials. No
land in the Town shall be used for: the storage, transfer, treatment
and/or disposal of natural gas and/or petroleum exploration and
production materials.

C.

Prohibition against the storage, treatment and disposal of natural
gas and/or petroleum exploration and production wastes. No land
in the Town shall be used for: the storage, transfer, treatment
and/or disposal of natural gas and/or petroleum exploration and
production wastes.

D.

Prohibition against natural gas and/or petroleum support
activities. No land in the Town shall be used for natural gas and/or
petroleum support activities.


https://ecode360.com/34362501#34362516
https://ecode360.com/34362501#34362517
https://ecode360.com/34362501#34362518
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Former Site Plan for Mixed-Use Redevelopment
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Sketch Plan For Apartment Conversion
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Proposed Tiny Home for Site
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KYLE STEELE

710 Hancock St | Ithaca, NY 14850 | ¢: 607.342.2148

New Yor!( St?te Licensed Real Estate Asspciate Broker

All information is from sources deemed reliable but not guaranteed and is subject fo errors, omissions, changes in price, prior sale or withdrawal
without notice. No representation made as to the accuracy of any description. All measurements and square footages are approximate and alll
information should be confirmed by customer. All rights to content, photographs and graphics reserved to Broker.





