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ZONING BOARD OF APPEALS
STAFF REPORT

N January 21, 2016

Area Variance

Case # 1:

File Number:
Applicant:
Project Address:
Zoning District:
Section of Code:

Request:

Background:

Code Compliance:

Code Enforcement:

Staff Reviewer: Jill Symonds
V-039-14-15
Waled Alsalahi
1168 Dewey Avenue
C-1 Neighborhood Center District
120-199
To legalize the conversion of approximately 600 square feet of
Laundromat space to high-impact retail space, an expansion of a
nonconforming use.
The subject property is consists of a Laundromat and a take-out deli,
which is a high-impact retail store. The applicant moved the dividing
wall between the Laundromat and the high-impact retail store in order

to enlarge the retail store by approximately 600 square feet.

Section 120-199 provides that a legally existing nonconforming use
cannot be expanded or enlarged (area variance required).

The subject property is in code enforcement.



PROJECT INFORMATION

PLEASE TYPE OR PRINT

1. PROJECT ADDRESS(ES): g‘ ég Necwe /

2. APPLICANT: /1/ gled zﬁ ﬁﬁ& / COMPANY NAME: K\QWJ"@W&Q@{/
avoress: | [ 65 De ek / CITY: %&&@ﬁl@/ 21p CODE: / /% K
PHONE: 5 55 28 (/- T7CH A pax
E-MAIL ADDRESS _¢.¢/ 7 [ eds @20-c o
INTEREST IN PROPERTY: Owner ____ Lessee Otherwvé“z f

3. PLAN PREPARER:

ADDRESS: CITY: ZIP CODE:

PHONE: FAX:

4. ATTORNEY:

ADDRESS: CITY: ZiP CODE:

PHONE: FAX:

E-MAIL ADDRESS

5. zonNINGpisTricT: (. -\

6. DETAILED PROJECT DESCRIPTION (additional information can be attached):
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7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:)

APPLICANT: I certify that the information supplied on this application is complete and accurate, and
that the project described, if approved, will be completed in accordance with the conditions and terms of
that approval.

SIGNA@WM% pate: [ /31 /&

OWNER (if other than above): I have read and familiarized myself with the contents of this application
and do hereby consent to its submission and processing.

SIGNATURE: DATE:
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STATEMENT OF DIFFICULTY

Section 120-195B(4)(b)
City of Rochester, NY

§ % AREA VARIANCE

An area variance shall be granted only if the applicant can establish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare of
the neighborhood or the community by the granting of the variance.

There is no detriment to the neighborhood in any aspect of the project while the benefits to the
business is from increased sales by providing more inventory for sale as well as placing the kitchen
at the front of the store which creates a more efficient layout for the takeout area, more space for
inventory and for clientele. More customers can wait inside the store, especially at night and during
the winter with the expanded space.

B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.

There will be no undesirable changes to the facade of the property except for distribution of doors.
The grocery doors will expand while the laundry doors will be made smaller.

C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.

The laundry business has declined over the past several years so often there are no customers and
no use of the facility, whereas the store has gotten busier. However, the old setup of the store was
inefficient, and since the kitchen was in the back of the store, some customers did not know we had
prepared foods available. In order to increase traffic to the store and increase income to make up for
the loss in laundry business, the store expands to bring the kitchen to the front of the store and
widens to add more space for more inventory and customers.

0172011



D. Significance. The requested variance is not substantial.

There are still two businesses, a coin operated laundry and a grocery store with prepared foods.
The space remains in use; however, the distribution between the businesses changes with this
variance. The laundry is reduced and the store is expanded and re-arranged. The character of the
facade remains relatively untouched. Now customers of both businesses have an available lavatory
in the front of the store.

E. Physical and environmental conditions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or district.

This variance will have no significant and/or adverse affects on the neighborhood. All the same
activities will go on. The laundry is reduced and the grocery store is expanded. The kitchen goes
from the back of the store to the front but utilizes the same type and quantity of equipment. Using
less washers and dryers in the laundry and adding newer more efficient freezers and coolers to the
store will actually reduce electric costs.

F. Not self created. The alleged difficulty was not self created, the consideration of which shall be
relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of the
variance.

The business was purchased in the same setup. The reality is that the laundry business has
‘reduced over time and it is expensive to maintain the equipment. Previously, there was a Puerto
Rican restaurant located down the block and this has actually left a vacuum we can fill by making
the store more inviting through the expansion and moving the kitchen to the front. We should be
able to recoup renovation costs through greater sales of groceries and prepared foods. We should
receive an increase amount of traffic from not only the students and personnel at Aquinas institute
across the street, but more neighbors who will be able to purchase a wider array of groceries,
including fresh meats, as well as our expanded menu of prepared foods. A lot of the local traffic that
visited the Puerto Rican restaurant is visiting the store and we believe the new layout and offerings
will bring more traffic into the store.

01/2011
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ZONING BOARD OF APPEALS
STAFF REPORT
January 21, 2016

Area Variance

Case # 2:

File Number:
Applicant:
Project Address:
Zoning District:
Section of Code:

Request:

Analysis:

Code Review:

Code Enforcement:

Staff Reviewer: Jill Symonds
V-040-15-16
Bill Burdwood
715, 731 and 737 West Main Street
C-2 Community Center District
120-45B; 120-44C; 120-159

To construct a high impact retail store (Family Dollar) that exceeds
the maximum 6,000 square foot permitted for a principal structure
in the C-2 zone, and that does not meet the rear yard setback
requirement nor certain city-wide design standards.

Preliminary Site Plan Review Findings (SP-022-14-15) for the
project analysis are attached. On December 21, 2015, the City
Planning Commission reviewed a special permit request to
establish a high-impact retail store (Family Dollar) and to provide
more than 110% of the required parking. The request was
approved on condition that a 6’ board on board fence is installed
on the south property line adjacent to the R-2 Medium Density
Residential District.

120-44 provides that the minimum rear yard setback is zero feet
unless adjacent to a residential district, in which case the rear
yard setback is the same as the adjacent residential district (i.e.
20’). The building is located on the south lot line of 737 W. Main
Street and has a zero foot setback. An area variance is
required as the building is adjacent to an R-2 residential
district (i.e. 4 Edgewood Park), thus requiring a 20’ setback.
See the Site Plan Review Findings for more information.

120-45 provides that the maximum square footage for a principal
use in the C-2 District is 6,000 sq. ft.; 9,054 sq. ft. is proposed
(area variance required).

120-159 requires new construction along the street to provide
transparency equal to 70% of the wall area between the height of
two and eight feet from the ground (area variance required for
the Edgewood Park elevation).

The subject property is not in code enforcement.



PROJECT INFORMATION

PLEASE TYPE OR PRINT
1. PROJECT ADDRESS(ES): 715, 731 & 737 West Main Street and 4 Edgewood Park

3 APPLICART: Bill Burdwood Rochester FDS 712852, LLC

COMPANY NAME:
ADDRESS: 5500 Brooktree Road, Suite 303 CITY: Wexford — 15090

pHONE: 24-759-2680 FASE

E-MaIL appREss Pill-burdwood@durbangroup.com

INTEREST IN PROPERTY: Owner [:I Lessee |:| Other

3. PLAN PREPARER: B€rdmann Associates // Andrew Hart
ADDRESS: 28 East Main Street, Suite 200 o Rochester 1P CODE 14614
PHONE: 089-232-5135 ext. 422 rax. D85-232-4652

4. ATTORNEY: N/A

ADDRESS: CITY: ZIP CODE:

PHONE: FAX:

E-MAIL ADDRESS

5. ZONING DISTRICT: C-2&R-2

6. DETAILED PROJECT DESCRIPTION (additional information can be attached): | e 9SVEloper

would like to raze the existing structure on site and construct a new one-story 9,054 sf Family Dollar.

The project will require two area variances. One for a structure larger than 6,000 sf,

one for transparency on the Edgewood park elevation of the building and the one for reduction

is setback from a C-2 to R-1 parcel form 10' to zero feet.

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:) 9 months

APPLICANT: I certify that the information supplied on this application is complete and accurate, and
that the project described, if approved, will be completed in accordance with the conditions and terms of
that approval.

e —— patg: 0/19/15

SIGNATURE:

OWNER (if other than above): I have read and familiarized myself with the contents of this application
and do hereby consent to its submission and processing.

SIGNATURE: DATE:
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7§ Bergmann
. associales
architects // engineers // planners

m
West Main Street ZBA Statement of Difficulty

Benefits

The granting of the variance will be a benefit to the neighborhood and the community. The
existing parcels are currently vacant and were most recently used for automotive repair. The new
Family Dollar project will enhance the aesthetics of the neighborhood by creating a new building
that meets the City Design Standards with building materials and elements that blend in with the
area architecture and improves the site’s overall appearance with landscaping, lighting and new
pavement. The larger store will allow Family Dollar to provide an expanded merchandise offering
including a full array of refrigerated and frozen foods for the benefit of the community shopping in
the store. The larger store will also provide much needed storage which will eliminate excess
inventory in isles providing a cleaner and safer shopping experience.

The new proposed building will require an area variance for transparency on the Edgewood Park
side of the building. While this fagcade does have some clear glazing a majority of the glazing will
be frosted. The overall look of the building will be consistent with the West Main Street facade
which will have the required transparency.

The proposed building will require an area variance for a reduction in the setback from C-2 to R-
1 from 10 feet minimum to 0 feet. The residentially zoned parcel to the south that we are asking
a setback reduction from is located at 4 Edgewood Park and will be purchased as part of the
overall Family Dollar project. The lot is 35’ x 55’ and is an existing non-conforming lot in the R-2
district. This property will never be built on and will act as a 35’ buffer to the next residential parcel
to the south at 6 Edgewood Park. We feel this reduction in setback will be a benefit to the
neighborhood providing a buffer of 35 feet instead of the required 10 feet.

Essential Character of the Area

No undesirable change will be produced in the character of the neighborhood by granting the
construction of the store with the larger square footage. From the street the frontage of the
proposed building is 78 which is consistent with building across the street at 200 and 206 Lyell
Avenue.

The reduced transparency on the Edgewood side of the building will not create an undesirable
change to the area. With the use of frosted glass the building will still have the appearance of full
glass transparency like the West Main Street side of the building. Also, we feel since the
Edgewood Park side of the building faces the residential neighborhood it will actually benefit the
neighbors to not have as much clear glazing to reduce the amount of light coming out of the
building during the evening hours when the store is open.

The proposed setback reduction from 10 feet to 0 feet will will not create an undesirable change
in the character of the neighborhood. The parcel that is effected the most by this reduction will
be owned by the Family Dollar and will have the underground utilities servicing the proposed
Family Dollar building basically rendering the parcel undevelopable in the future.

After attending numerous meetings with local neighborhood and business associations as well as
one on one meetings with abutting neighbors and based on their feedback and concerns, the site
plans have been modified to add security fencing, relocation of the trash enclosure and cut-off
fixtures for parking lot lighting.

28 Easl Main Street /200 First Federal Plaza 7/ Rochester, NY 14614-1808 # teh 585.232.5135 www, bergnunnpe.cont
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7R Bergmann
Py associates
architects // engineers // planners
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No Other Remedy

The proposed 9,180 square feet building is the required square footage Family Dollar needs to
safely and effectively operate a store of this volume. There is no other remedy that will allow the
store to operate at maximum efficiency other than constructing the larger store.

Family Dollar requires a certain amount of shelving in the store to display their goods and
backroom to store inventory. They need to have areas in the building that have shelving on the
outside building walls. Because this building is on a corner, Family Dollar is required to have
transparency on two outside walls. This impacts the amount of the shelving they can have.

Family Dollar did try to have the parcel at 4 Edgewood Park rezoned from R-1 to C-2. The
proposed zoning amendment was not recommended for approval by the Planning Commission
and City Council did not render a decision on the matter. Because of this the applicant redesigned
the site, at the recommendation of the Planning Commission, to move the proposed building off
the residentially zoned parcel and reduce the square footage. This redesign required an area
variance for a reduction in setback.

Significance

The requested variance to allow for the construction of the additional 3,054 square feet above the
allowable 6,000 square feet by code. While somewhat larger than allowable, we feel that the
potential positive benefits this new store will represent in terms of product offerings, aesthetics,
job creation and convenience for the neighborhood shopper will out weight the increase in square
footage.

We feel the reduction in transparency from the required 421.05 sf to 288 sf along the Edgewood
Park side of the building will still appear to have the required transparency by utilizing the frosted
glass and will allow for light transmission during evening hours.

The applicant does not feel the request for the reduction in setback is significant since they control
the parcel and it would be providing a setback that will be 3 times the required buffer to the abutting
residential site. This parcel is an existing non-conforming site and will facilitate the underground
utility services to the proposed Family Dollar making the site undevelopable.

Physical and Environmental Conditions

The requested variances will not have an adverse effect on the physical or environmental
conditions in the neighborhood. The project will enhance a vacant property and actually improve
any existing sub-surface environmental impacts that exist today from the years of the site being
used as a fuel station and automotive repair shop. The project will include the installation of the
required landscaping, mitigation of storm water run-off through detention in over-sized pipes, and
enhance the aesthetics of the neighborhood.

28 East Main Steeel /1 200 First Federal Plaza /1 Rochester, NY 146141808 #/ iel 5852325135 www. bergmannpe.cons
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/% Bergmann
. associales
architects // engineers // planners

Not Self-Created

In order to continue to service customers efficiently with the product offerings and at the current
sales volume a larger store is necessary however there are no C-3 zoning district in the immediate
area which would allow this size store.

For the transparency issue the variance is not self-created. The parcel selected for the site
happens to be a corner lot and the building is being placed on the corner to help block the parking
lot from view and the placement of the building at the corner is a preferred location per the City
Design Standards. The placement of the building requires undue hardship on Family Dollar as
they need to have twice the amount of transparency than would be required if the building were
placed on the east side of the site.

The setback variance is a necessity due to the City not accepting the rezone of the residential
parcel. If the parcel had been rezoned the setback would not be required.

I\Durban Development\010231.00 DURBAN - FAMILY DOLLAR STORE ROCH, NY\3.0 Design\West Main Street ZBA Statement
of Difficulty - BB Comments.docx

28 East Main Street // 200 First Fedaral Plaza /1 Rochester, NY 148141808 7/ el 5882325138 Wivw Rerema nnne con
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D>, City of Rochester

‘Cg- . e R e Bureau of Planning
a / g Neighborhood and Business Development and Zoning

City Hall Room 125B, 30 Church Street
Rochester, New York 14614-1290
www.cityofrochester.gov

July 13, 2015

Mr. Bill Burdwood

Rochester FDS 712852, LLC
5500 Brooktree Road, Suite 303
Wexford, PA 15090

Re: Preliminary Site Plan Findings (SP-022-14-15)
715-723, 731 and 737 West Main Street (C-2 Community Center District)
4 Edgewood Park (R-2 Medium Density Residential)

Dear Mr. Burdwood:

The preliminary review of your application for site plan review to redevelop the subject
site by demolishing the vacant former gas station, including a 4-bay vehicle repair and
14-bay storage garage, to construct a 9,054 square foot high-impact retail store (Family
Dollar) with related parking. The following findings/recommendations have resulted
from this review. Please call or email Zina Lagonegro, at (585) 428-7054 or
zina.lagonegro @ cityofrochester.gov if you have any questions.

Existing Conditions:

The subject properties are located at the southeast corner of West Main Street and
Edgewood Park on the south side of West Main Street, a total of 0.837 acres. They are
currently owned by the Haag Family who operated a gas station, vehicle repair and
storage operation, Haag’s Service Station, from 1922 until November 2013 at 715-723
West Main Street. The owner of the property has accepted a purchase offer to sell the
subject parcels for redevelopment.

West Main Street is a four-lane major transportation corridor which connects the west
side of the city to the Center City downtown. The area is characterized by a mix of
large-scale, 2-story commercial uses built up to the street along the south side of West
Main Street, and multi-story, high density residential, a church and rectory, and funeral
home, rooming house and converted residential structures on the north side of West
Main Street, some of which are also large-scale. West Main Street does not exhibit a
consistent or cohesive array of architectural styles, mass, scale, materials or colors, but
there is a predominance of high quality brick, block and cultured stone.

Edgewood Park is a 12 foot wide one-way street from Troup Street north to West Main
Street. This area saw resurgence in the 1950’s and 1970’s when all of the structures on
Edgewood Park were demolished and the property lines were reconfigured. The three
properties on the east side (even numbers) of Edgewood Park were redeveloped in the



Preliminary Site Plan Findings (SP-022-14-15)
715-723, 731 and 737 West Main Street and 4 Edgewood Park
Page 2

mid 1980’s with single family dwellings, which exist today. The three properties on the
west side (odd numbers) of Edgewood Park are used commercially for parking in
conjunction with the existing businesses located along West Main Street, to the west of
the subject property.

715-723 West Main Street (C-2):

The property at 715-723 West Main Street is the location of the former Haag’s Service
Station. The existing buildings are located at the rear of the site and other than one
small landscaped island along the street frontage the entire site is asphalt covered.

This property was reviewed in 2012 by the Bureau of Planning and Zoning with regard
to a request to abandon the gas sales portion of the operation by removing the gas
pumps, tanks, canopy and detached pole sign. All permits referred to a service station,
but made no reference to vehicle repair or the existing storage building. A site visit and
a conversation with the garage operator revealed that Haag’s Service Station was a full
service neighborhood operation offering storage of winter/summer tires and vehicles for
some of their clients. Framed articles regarding Haag's hanging in the office confirmed
the long company history and the use of the site. The legal use of the property, once
the gas sales was eliminated, would be a 4-bay vehicle repair facility with an accessory
outdoor lift (the only one in Rochester) and a 14-bay storage garage.

At the time, it was understood that the storage garage was used in conjunction with the
vehicle repair operation. However, a Phase | Environmental Site Assessment identifies
the garage as self-storage units not related to the vehicle repair. The vehicle repair
operation and self-storage uses are prohibited in the C-2 district, and are therefore
nonconforming. Due to the period of vacancy since 2013, the vehicle repair and
storage operations have lost their nonconforming rights. Even though the permit
associated with the 2012 review was never issued, the underground tanks, gas pumps,
canopy and detached sign have been removed.

The property is listed with the New York State Department of Environmental
Conservation (NYSDEC) as an active spill location. A soil and groundwater
management plan (SGWMP) or site management plan (SMP) was prepared by Fisher
Associates, dated January 2014, and approved by the NYSDEC, a condition of the
inactivation of the spill file.

731 and 737 West Main Street (C-2) and 4 Edgewood Park (R-2):

These properties are identified on the 1938 Sanborn maps as a single parcel and
labeled “auto sales”. A small 1-story structure, which remains today, is labeled “office”.
Assessment and permit records indicate that this structure was moved from 758 West
Main Street in 1957. Variances were granted in 1962, 1964, 1970 and 1986 to use the
site for vehicle sales. It is unclear if the vehicle sales operation was conducted in
conjunction with Haag’'s Service Station or if it was a separate operation. Google
historical imagery suggests the site was used for vehicle sales until about 2005.

There is a driveway curb cut on Edgewood Park which currently provides access to the
rear of 737 West Main Street and 4 Edgewood Park. Since there has been no activity
on the site since 2005, the property has no legal use, and is considered to be vacant



Preliminary Site Plan Findings (SP-022-14-15)
715-723, 731 and 737 West Main Street and 4 Edgewood Park
Page 3

land. Other than a landscaped setback along West Main Street, the site is a mix of
deteriorated asphalt and grass up to the property line in common with 8 Edgewood
Park. There is an existing chainlink fence on the property line between 4 and 8
Edgewood Park. Historic assessment records indicate this property was a paved
parking lot and was assessed as part of 737 West Main Street, even though it was a
separate parcel. -

Project Scope:

The proposal is to demolish the existing structures totaling approximately 6,000 square
feet to construct a 9,054 square foot structure at the corner of West Main Street and
Edgewood Park for a Family Dollar, which will be relocating from the Bulls Head Plaza
at 40 Genesee Street (aka 835-845 West Main Street). Three of the existing driveway
curb cuts located on West Main Street will be reduced to a single driveway curb cut
providing access to the 25-space parking area, and to the rear of the building for
deliveries and refuse removal. The fourth curb cut on Edgewood Park will be closed.
There will not be access to the site from Edgewood Park. The parking lot will be paved
and striped, and drainage and lighting will be provided. A perimeter landscaped
setback will be provided to screen the proposed use from the neighboring residential
properties.

The project will eliminate vacant nonconforming structures and uses and will make use
of underutilized vacant land along West Main Street; a main transportation corridor
leading to Center City.

Utilities to serve the site, electric, gas and water, are available on Edgewood Park,
which will be brought onto the site through the property at 4 Edgewood Park.

City Council adopted Ordinance No. 2015-195 on June 18, 2015, accepting the
donation of an easement at 737 West Main Street to protect and maintain public
improvements and utilities installed on private property under the Edgewood Park
reconstruction project in 2001.

The West Main Street properties will be combined into a single tax parcel by
resubdivision. The Edgewood Park parcel will remain in the R-2 District and cannot be
combined with the C-2 parcels.

State Environmental Quality Review (SEQR)/Chapter 48 Compliance:

In accordance with Article 8 of the New York State Conservation Law and Chapter 48 of
the Rochester City Code, this project has been classified as an Unlisted Action. A
negative declaration was issued on June 16, 2015, indicating that the proposed action is
one which will not have a significant effect on the environment.



Preliminary Site Plan Findings (SP-022-14-15)

715-723, 731 and 737 West Main Street and 4 Edgewood Park

Page 4

Code Compliance:

1.

Minor Site Plan Review approval by the Director of Planning and Zoning is required
for development or redevelopment of a site devoted to vehicle related uses, and for
installation of a new curb cut in the public right-of-way on a minor arterial; West

Main Street.

Special Permit Approval by the City Planning Commission (CPC) is required for:

2.

The establishment of high-impact retail sales and service in the C-2 District with
hours of operation between 6:00 AM and 2:00 AM. High-impact retail sales and
service is defined as any establishment offering for sale any product or service
which requires an owner, operator or employee to obtain...any county or state
license or registration for tobacco, beer, wine coolers, or lottery, or offering for sale
tobacco, tobacco paraphernalia or smoking paraphernalia. (Note: Based on a
recent court opinion and on other relevant case law, the City Law Department has
concluded that we will not enforce our current Zoning Code requirements related to
bars and restaurants, full-line food stores and high impact uses where hours of
operations is an issue, or where a use is categorized as a high impact use
because of its sale of alcohol, or where a full-line food store chooses to sell
alcohol, until a permanent decision has been made on how to address this issue).

High-impact retail sales and service establishments are subject to additional
requirements for specified uses, Section 120-146.1. Where the following
requirements cannot be met, the CPC may consider granting a waiver:

Requirement of 120-146.1:

In Compliance?

Distance separation requirement: The 500 foot
distance separation requirement is measured
from any lot line on the same or an adjoining
frontage of one high-impact retail sales and
service business to the lot line of another high-
impact retail sales and service business or a
protected use (school, library, museum, park,
government building, community center or
private school).

No. According to City records the
proposed Family Dollar is within
500 feet of the following existing
high-impact sales and services
locations (see attached map and
Finding #5):

a. Smart Mart, 795 West Main Street
b. Rite Aid, 792 West Main Street

Design Standards:

a. In new construction, areas of transparency
shall be provided along the primary street
frontage and shall be equal to 70% of the
wall area between the height of two and
eight feet from the ground.

b. In all retail sales and service uses, blocking
the windows with interior shelving, or the
like, thereby reducing the transparency, is

strictly prohibited.

Yes. The proposed building meets
this requirement.

N/A. Proposal must comply.
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3.

Exceeding the maximum number of parking spaces allowed for the retail use. No
use shall provide more than 110% of the required parking, except through the
submission of a parking demand analysis.

The 9,054 square foot retail store requires 18 spaces up to a maximum of 20
spaces at 110%. The proposed development will include 25 spaces, including two
handicapped spaces. The CPC will need to consider accepting a parking demand
analysis for 5 additional parking spaces.

Area Variance Approval by the Zoning Board of Appeals (ZBA) is required for:

2k

Side yard setback. The minimum rear yard setback is zero feet unless adjacent to
a residential district, in which case the rear yard setback shall be the same as the
adjacent residential district.

The subject property is a corner location and so has two front yards. The yards
between the building and the side property lines are side yards, the balance of the
yard is the rear yard. When adjacent to a residential district, the setback standards
of that district apply to buildings constructed in an adjacent nonresidential district.
The side yard setback in an R district is a minimum of 5 feet with a combined side
yard setback of 15 feet. It should be noted that the rear yard setback is 20 feet.
The proposed structure will be constructed on the property line adjacent to 4
Edgewood Park, a 30 foot wide parcel that is part of this development proposal, but
which will remain in the R district. The entire width of the parcel will be landscaped
fo provide a buffer to the neighboring residential properties, which exceeds both the
side yard and rear yard setback requ:rements

Maximum square footage. The maximum square footage for a principal use in the
C-2 District is 6,000 sq. ft.; 9,054 sq. ft. is proposed.

Windows and transparency. All new construction along the street shall pride areas
of transparency equal to 70% of the wall area between the height of two and eight
feet from the ground. The West Main Street elevation exceeds this transparency
requirement; the Edgewood Park elevation provides 0% transparency. See Finding
#4 for transparency analysis on Edgewood Park.

Findings:

1.

The C-2 District provides diverse commercial development along gateway
transportation corridors and neighborhood or village centers with a dense mixture
of uses such as housing, retail and other complementary uses that serve the
adjacent neighborhood and the community at large. The C-2 District is preserved
through appropriate design elements, amenities or treatments that create, enhance
and reinforce the design relationships between the buildings, sites and streets and
still establish an ambience that is uniquely urban and pedestrian-oriented.

The site planning is somewhat challenging given that the right-of-way taking and
easement along the west property line (Edgewood Park) pushed the building four
feet to the east, and the contamination holds the easterly wall of the building as far
east as possible. It is encouraging that the developer has overcome these
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challenges through siting of the building and parking area, while maintaining a
pedestrian-friendly environment.

3. West Main Street does not exhibit a consistent or cohesive array of architectural
styles, mass, scale, materials or colors, but the proposed building and site
improvements complement both the commercial and residential uses along the
corridor. The proposed building conforms to the City’s design guidelines and
standards through the use of brick panels, clear glazing which exceeds the 70%
transparency requirement on the West Main Street elevation, and it will meet the
minimum building height requirement. The building and parking relate to
pedestrians by placing the building close to the sidewalk and providing human
scale architectural features, such as, windows, doors, fabric awnings and light
fixtures, with the parking to the side of the building, consistent with good urban
design practices. The building massing and scale continues the street wall and
strengthens the focus of the commercial corridor. A single curb cut to the parking
area minimizes vehicular conflicts with pedestrians, and the proposed perimeter
landscaped setback along West Main Street softens the streetscape, which is
consistent with the church and residential properties on the north side of West
Main Street. Perimeter landscaping will be provided along all property lines to
screen the proposed use from the nearby residential uses. Deliveries and refuse
storage areas occur at the rear of the property out of sight of neighboring
properties.

4. The pattern of windows on the Edgewood Park elevation is similar to the West
Main Street elevation in that it maintains the pedestrian scale along the street.
However, the lower windows will be frosted glass, which do not meet the
transparency requirement. The transom windows will be clear glazing, which will
provide for some natural light into the space, but are too high to be counted toward
the transparency requirement. Since Edgewood Park is a one-way residential
street, the frost glass is a reasonable screening solution to mitigate views to and
from the residential neighborhood. The frosted glass windows can easily be
changed to clear glazing if the floor planning changes in the future or if a new use
occupies the building and clear glazing is determined to be better suited for that
use, which is encouraged.

5. The property at 4 Edgewood Park is 30 feet x 55 feet, approximately 1,650 sq. ft.
The minimum lot size for single family construction is 5,000 sq. ft. A substandard
parcel is regulated as a nonconforming lot of record, which permits the
construction of a single family dwelling meeting all of the lot size, setback, and lot
and building coverage requirements. Because of its small size, it is impractical to
meet these requirements, therefore this property is considered to be unbuildable.
Unbuildable parcels are typically combined with adjacent parcels to facilitate land
assembly for potential development or redevelopment. In this case, 4 Edgewood
Park is located in an R-2 District; the West Main Street properties are in the C-2
District. Properties which have different zoning classifications cannot be
combined. An earlier request for a Zoning Map Amendment to rezone the property
at 4 Edgewood Park from R-2 Medium Density Residential to C-2 Community
Center District was met with opposition and subsequently withdrawn. Therefore
the C-2 properties along West Main Street are eligible to be combined into a single
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parcel by resubdivision (combination), but the Edgewood Park property will remain
in the R-2 District and will be retained as a landscaped buffer adjacent to the
residential district.

6. High-impact retail sales and service requires special permit approval by the CPC in
the C-2 District. There is a 500 foot distance separation requirement from other
high-impact uses, as well as from public and semi-public uses. There is a higher
concentration of high-impact uses surrounding the current Family Dollar location,
approximately seven. The relocation of the Family Dollar to the subject site will
place the retail store within the outer limits of the 500 foot buffer of two existing
high-impact uses; 795 West Main Street (Smart Mart) and 792 West Main Street
(Rite Aid). These two existing locations are also within 500 feet of the currently
Family Dollar location.

A letter was received from Family Dollar, dated May 6, 2015, advising that they sell
tobacco at their current location, and not beer, wine coolers or lottery tickets. The
letter further identified that sale of beer, wine coolers or lottery tickets, may be
added at a later date. It should be noted that by definition, it only takes the sale of
one of these items to meet the definition of high-impact retail sales and service,
when not full-line. Therefore, a high-impact establishment can sell one or all of
these items.

7. The site plan indicates that the proposed utilities will be brought onto the site from
the Edgewood Park side where the mains are readily available. The utilities along
West Main Street are located on the north side of the street and would require
open trenching to connect long side services to the gas and water mains. A
conscious effort was made to tie into the Edgewood Park utilities to protect the
integrity of West Main Street by reducing the amount of trenching, and to minimize
disruption to pedestrian and vehicular traffic along the West Main Street corridor.

8. The redevelopment will remove large amounts of asphalt and the existing vacant
structures, which are located on or near the property line in common with the
residential district to the south. The proposed structure will be located along the
street with the rear of the structure on the south property line with 4 Edgewood
Park. The proposed perimeter landscaping treatment meets or exceeds the zoning
code requirements; 30 feet along the south property line adjacent to 8 Edgewood
Park (20 feet is required for buildings adjacent to residential uses); a minimum of
10 feet along the south (rear) lot line adjacent to the properties which face Troup
Street (10 feet is required for parking lots adjacent to residential); an 11.9 foot
setback will be provided along the east property line adjacent to a vacant mixed-
use building (10 feet is required for parking lots); and a 10.5 foot wide landscaped
setback is proposed along the West Main Street frontage (10 feet is required for
parking along a street frontage.

9. The C-2 District permits signs which include 0.5 square foot in area for every foot
of the building frontage along the street frontage, and no more than one detached
sign per parcel. Detached signs are to be located in the front yard and shall not
exceed 25 square feet in size per side of sign and posted no more than 4 feet in
height above the finished grade of the lot. Internally illuminated signs are
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permitted. The proposed sign package is in compliance with the Zoning Code,
which includes:

Building
Location Sign Type Frontage '?SOV\;?(; P(rgpoficid
(feet) q. T q.- T
West Main Street Attached 92 46 33.6
West Main Street Detached N/A 25 20
Edgewood Park Attached 100 50 30

10. A Phase | Environmental Site Assessment was conducted by Terracon

11.

12.

Consultants, Inc., in December 2014. The report identified subsurface impacts to
soil and groundwater as the result of two existing hydraulic lifts; a floor drain in the
service garage; an oil/water separator; the long term use of the site as an
automotive repair garage and petroleum storage facility; and the presence of a
groundwater monitoring well at the site, for which no documentation was reviewed.
It was also noted that a release was detected at the site during the removal of two
underground tanks in 2013. The on-site environmental representative, Fisher
Associates, recommended the preparation and implementation of a soil and
groundwater management plan for the site (SGWMP) in accordance with New
York State Department of Environmental Conservation regulations. A SGWMP
provides guidance for the management of soils and groundwater in the event of
future construction activity that would result in exposure to subsurface soil and
groundwater contamination.

This project was referred to the NYSDEC, who confirmed there is an approved
SGWMP in place. The document, prepared by Fisher Associates dated January
2014, requires the presence of qualified personnel on the site during any intrusive
work to ensure compliance with the terms of the document. Compliance with the
SGWMP, under the jurisdiction of NYSDEC, will be a condition of Site Plan Review
and Building Permit approval. A copy of the SGWMP will be retained in the Site
Plan Review file.

This project was referred to the Department of Environmental Services (DES). A
copy of their February 27, 2015 correspondence is attached. With regard to
project specific concerns outlined in the correspondence, the following are being
addressed by the developer and/or property owner:

a. As part of the Edgewood Park reconstruction project in 2001, it was proposed
to widen the existing public right-of-way from 22 to 24 feet. At the February
2001 City Council meeting, Council approved Ordinance No. 2001-52,
authorizing the dedication of additional public right-of-way for Edgewood
Park, with the dedication taking effect upon acquisition of the land or
easements by the City. The ordinance included a two foot wide taking along
the west property line adjacent to 737 West Main Street and 4 Edgewood
Park, a seven foot triangle at the corner of West Main Street to install and
maintain a handicap ramp, and an additional easement area to protect and
maintain a city streetlight pole, hydrant and stop sign. The property taking
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was unacceptable to the adjacent land owner at the time and was supposed
to be acquired through a condemnation proceeding, which was never
completed. A review of Ordinance No. 2001-52 indicates that the City may
commence with the fee taking, however the easement was never properly
described, and thereby requires City Council authorization to accept the
donation of the easement from the developer and/or landowner.

b. The Edgewood Park infrastructure is designed for low traffic volumes to serve
a residential neighborhood and is not designed to support the traffic load
associated with a Family Dollar.

13. A referral was sent to Monroe County Department of Transportation and Monroe
County Pure Waters. Neither agency had significant concerns regarding the
project. Their correspondences are attached.

14. Rochester-Genesee Regional Transportation Authority (RGRTA) indicated via
email on May 11, 2015, that the existing bus stop will not be relocated under the
scheduled September service changes as originally thought, and will remain at the
corner of West Main Street and Edgewood Park.

15. David Hawkes, Administrator, Southwest Neighborhood Service Center (SW-NSC)
facilitated a neighborhood meeting on February 10, 2015, in which he noted that
representatives from Neighborhood United, Susan B. Anthony, Jefferson Avenue
Business Association, Block Club Captains (Cottage Street) and Quadrant Team
members attended; approximately thirteen total. A follow up meeting was
requested. One letter of opposition was received from the Susan B. Anthony
Neighborhood, copy attached.

Applications have been submitted for the Special Permit and Area Variances to be
heard at the July 20, 2015 and July 23, 2015 CPC and ZBA hearings, respectively.

A copy of these findings will be forwarded to the CPC and the ZBA so they may be
taken into consideration while making a determination on your applications. Site Plan
Review will not be concluded until all decisions and/or notice of decisions have been
filed with the City Clerk’s Office.

If you have any questions related to these findings call or email Zina Lagonegro,
Development Review Coordinator, at (585) 428-7054 or zina.lagonegro @cityofrochester.gov.

/

Sincerely,

Marguerite Parrino

Interim Director of Planning and Zoning
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Fouvily VPolax - W Main St
July 3, 2015

Zoning Board of Appeals
Dennis O'Brien, Chair

City Hall - Room 125B
Rochester, New York 14614

Dear Zoning Board of Appeals Chair Dennis O’Brien:

My husband and | own and live in the home at 8 Edgewood Pk. Our home was built in 1987 and
we have lived in our home since 1988. We acquired our home through the City’s Home Expo
program in 1987 and our home is one of three houses on Edgewood Pk. and for the past 27
years we have enjoyed living here. Our street has been peaceful and we have not experienced
any major concerns regarding our neighborhood until now.

We were made aware on May 28, 2015 of the proposal to close the Family Dollar in Bulls Head
Plaza and build a new Family Dollar store adjacent to our home! | learned that this proposal has
been in the works since March and | am not sure why we were not informed of this proposal
until the latter part of May, considering we are the homeowners who will be most directly
impacted by this project. My husband and I are utterly outraged and strongly oppose building a
high impact retail store right next door to our home. This proposed project brings with it
multiple concerns for us.

The developer plans to position a dumpster near our backyard. Dumpster contents breed rats
and roaches and having a dumpster near our backyard allows these critters to have easy access
into our home. We never had rats and roaches in our home and we certainly don’t want to start
a trend now. We don’t want to endure smells coming from the dumpster and we don’t want to
be disturbed by the loud noise of the dumpster being emptied early in the morning.

The back of the store will be the store’s delivery area and will be facing our house. So we will be
expected to endure the constant sight and the loud noises of delivery trucks and inhale truck
fumes which could impact our health. <

My husband and | work at trying to keep our yard looking nice. We don’t want trash from the
store’s parking lot blowing around and landing against our fence and in our yard.

The Family Dollar in Bulls Head Plaza has people who constantly loiter in the area, use foul
language, beg for money, sell stolen goods, deal drugs, and sell illegal cigarettes outside of the
store. All of this negative activity contributes to a distressed environment and definitely an
environment that my husband and | don’t want transferred from Bulls Head and right next door
to our home! We're concerned about the potential increase in crime. There’s a Family Dollar
store in the Tops Plaza on West Avenue (less than a mile from the Family Dollar in Bulls Head)
and in 2013 there was an armed robbery at the store. We don’t want crimes like this happening
right in our backyard. '

Currently our street is quiet after 6pm. The Family Dollar will be closing 10 o’clock at night
which we feel will have a significant impact on the character and quality of our street and

neighborhood. We'll be disturbed by cars pulling in and out of the store’s parking lot and by



loud-talking customers until late at night. Even after the store closes, people can still loiter in
the parking lot. Security is a key issue. The dumpster area near our backyard and the evergreen
trees that the developer plans to have serve as a “fence” between the store and our house can
provide a shield for drug activity, prostitution and a place for people to relieve themselves,
especially at night. There are plans to open up an alley that is currently blocked off. Opening up
the alley will give people easy access to walk across our property and that of our neighbors’.
The developer said that surveillance cameras will be put in place. We know that security
cameras do not deter crime. It they did, banks would not be robbed and stores would not have
problems with shoplifters. People commit crimes even though they know that cameras are
watching them.

As mentioned previously, there is a Family Dollar store less than a mile from Bulls Head in the
Tops Plaza and another Family Dollar on Genesee Street. There’s no need to have the
community saturated with Family Dollar stores. We are the only house in our neighborhood
where consideration is being given to building a store in its backyard!

We are not able to come in person to the next scheduled meeting but would like to submit
these comments for review and consideration.

The developer stated that the Family Doilar store in Bulls Head is very profitable, but the
present store doesn’t conform to the format of the newer Family Dollar stores. It goes without
saying that for this reason they want to build a bigger store with greedy expectation that
greater profits will be derived from the neighborhood.

Although we were told that the intent is for the store to only sell cigarettes, | feel certain that if
Family Dollar is allowed to build the store, cigarette sales will be the stepping stone to the sale
of alcoholic products and lottery tickets. Please give thoughtful consideration to the concerns
my husband and | have expressed regarding building a high impact Family Dollar store next
door to our home and | urge you to please vote against the proposal.

Sincerely,

(e M {MJQ

Rosa M. Lioyd

8 Edgewood Pk.
Rochester, NY 14611
585-235-4779



Symonds, Jill

From: Lagonegro, Zina B.

Sent: ; Friday, September 18, 2015 11:21 AM
To: Haremza, Jason P.; Symonds, Jill

Cc: Parrino, Marguerite V.

Subject: W. Main Family Dollar

Jason and Jill,

For CPC and ZBA. It is more relevant to the Special Permit, but Zoning Board should have
knowledge of this info as well.

Zina

From: Donna Bazer [mailto:dbaze5@hotmail.com]
Sent: Friday, September 18, 2015 7:04 AM

To: Lagonegro, Zina B. :

Subject: FW:

Hi Zina - | am forwarding some pictures that perhaps you can pass onto the planning board in regards to 715
West Main St/Family Dollar.

In order they represent:

Picture 1, 2, 4 and 6 are pictures of ayard behind the wall that is being discussed - neighbors are saying
that the development of our property will ruin their yards.

Picture 3 is of the homeless camp that is ever present since our closing.
Picture 5 is the alley where we find much evidence of drug use.

Pictures 7 and 9 are of one of the attempts to gain entry to the property. We have had to board up all access
to the main building due to other attempts to gain entry.

Picture 8 is of the dumping on the property that is beginning since being vacant.

THANK YOU for any help you can provide in getting this information to the planning board members.

Date: Fri, 18 Sep 2015 02:40:36 +0000

From: mbazerl3@yahoo.com

To: donna_bazer@gateschili.org; dbaze5@hotmail.com
Subject:

e from Dropboy
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December 18, 2015

Zoning Board of Appeals
Dennis O'Brien, Chair

City Hall - Room 125B
Rochester, New York 14614

Dear Zoning Board of Appeals Chair Dennis O’Brien:

My husband and | own and live in the home at 8 Edgewood Pk. Our home was built in 1987 and
we have lived in our home since 1988. We acquired our home through the City’s Home Expo
program in 1987 and our home is one of three houses on Edgewood Pk. and for the past 27
years we have enjoyed living here. Our street has been peaceful and we have not experienced
any major concerns regarding our neighborhood until now.

We were made aware on May 28, 2015 of the proposal to close the Family Dollar in Bulls Head
Plaza and build a new Family Dollar right next door to our home! By living right next to the lot
where the proposed store will be built, we are the ones who will be most directly impacted by
this project! This proposal has been in the works since March of this year and my husband and |
and our neighbors have appeared several times at previous public hearings to voice our
opposition to this project.

| am writing to express strong opposition to the proposal to establish a high-impact retail store
right next door to our home. This proposed project brings with it multiple concerns for us.

The developer plans to position a dumpster near our backyard. Dumpster contents breed rats
and roaches and having a dumpster near our backyard allows these critters to have easy access
into our home. We never had rats and roaches in our home and we certainly don’t want to start
a trend now. We don’t want to endure smells coming from the dumpster and we don’t want to
be disturbed by the loud noise of the dumpster being emptied early in the morning.

The back of the store will be the store’s delivery area and will be facing our house. So we will be
expected to endure the constant sight of delivery trucks and the loud noises of the trucks.

My husband and | work at trying to keep our yard looking nice. We don’t want trash from the
store’s parking lot blowing around and landing against our fence and in our yard.

The Family Dollar in Bulls Head Plaza has people who constantly loiter in the area, use foul
language, beg for money, sell stolen goods, deal drugs, and sell illegal cigarettes outside of the
store. All of this negative activity contributes to a distressed environment and definitely an
environment that my husband and | don’t want transferred from Bulls Head and right next door
to our home! We're concerned about the potential increase in crime. There’s a Family Dollar
store in the Tops Plaza on West Avenue (less than a mile from the Family Dollar in Bulls Head)
and in 2013 there was an armed robbery at the store. We don’t want crimes like this happening
right in our backyard. :



Currently our street is quiet after 6pm. The Family Dollar will be closing 10 o’clock at night
which we feel will have a significant impact on the character and quality of our neighborhood.
We'll be disturbed by cars pulling in and out of the store’s parking lot and loud-talking
customers until late at night. Even after the store closes, people can still loiter in the parking
lot.

Security is a key issue. The dumpster area near our backyard and whatever fence is erected can
provide a shield for drug activity, prostitution and a place for people to relieve themselves,
especially at night. There are plans to open up an alley that is currently blocked off. Opening up
the alley will give people easy access to walk across our property and that of our neighbors’.
The developer said that surveillance cameras will be put in place. We know that security
cameras do not deter crime. It they did, banks would not be robbed and stores would not have
problems with shoplifters. People commit crimes even though they know that cameras are
watching them.

As mentioned previously, there is a Family Dollar store less than a mile from Bulls Head in the
Tops Plaza and another Family Dollar on Genesee Street. There’s no need to have the
community saturated with Family Dollar stores. There is also a Rite Aid right across the street
from the proposed site for the Family Dollar. We are the only house in our neighborhood where
consideration is being given to building a store in its backyard!

At a previous public hearing the Family Dollar representative stated that new jobs will be
created by building the new store. When one of the City Planning Commission members
directly asked the representative how many new jobs would be created, he admitted that the
current store employees would be maved down to the new store and new jobs would not be
created right away, but hopefully at sometime in the future. So the statement that this project
will create new jobs has no solid backing.

The developer also stated that the Family Dollar store in Bulls Head is very profitable, but that
the present store doesn’t conform to the format of the newer Family Dollar stores. it goes
without saying that for this reason they want to build a bigger store with greedy expectation
that greater profits will be derived from the neighborhood.

Although we were told that the intent is for the store to only sell cigarettes, | feel certain that if
Family Dollar is allowed to build the store, cigarette sales will be the stepping stone to the sale
of alcoholic products and lottery tickets. Please give thoughtful consideration to the concerns
my husband and | have expressed regarding building a high impact Family Dollar store next
door to our home and | urge you to please vote against the proposal.

Sincerely,

& ;
Rosa M. Lioyd
8 Edgewood Pk.
Rochester, NY 14611

585-235-4779
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Changing of the Scenes Neighborhood Association

John Lightfoot, President
52 Cunningham Street
Rochester, NY 14608
585-260-7475

December 29, 2015

Bureau of Planning & Zoning
City Hall - Room 125B
Rochester, New York 14614

Re: Opposition to 431-441 West Main Street

Dear Zoning Board,

On Tuesday, July 21, 2015, Changing of the Scenes Neighborhood Association held its monthly
neighborhood meeting. One of the topics of discussion was the development of a new Family Dollar Store
on West Main Street. It was decided by members, not to support the new development and relocation with
a vote of five opposed and one abstention.

Prior to the July meeting, COTSNA members met with Family Dollar representatives to discuss its
proposal for rezoning. Other interested residents also participated in the meeting. It was decided at the
June meeting that members would take additional time to gather more information regarding the request.
COTSNA members discussed the issue amongst themselves. An informal survey was conducted on Troup
Street (The rode directly south and parallel to the proposed site) in which two home owners and two
renters were also in opposition. The question asked was, “Family Dollar wants to move their store to the
lot on West Main Street. What do you think?”

Changing of the Scenes Neighborhood Association has been in existence for over 20 years. Members of
the organization have worked on issues such as the displacement of F.L.G.H.T residents, the development
of Anthony Square, Jefferson Avenue Revitalization, The Voter’s Block Development and various social
programs that engage residents to improve the quality of life within its boundaries. COTSNA was
formerly known as Mayor’s Heights.

Changing of the Scenes Neighborhood Association is in opposition in the rezoning and development and
relocation of the Family Dollar to 431 West Main Street. COTSNA has been in existence for over 20
years. COTSNA, its members and the residents that it represents believe that the relocation of the Family
Dollar to 431 West Main Street will not be beneficial to the immediate area and will only increase
unwanted foot traffic, motor vehicle traffic and undesired neighbors.

Respectfuﬂj submitteds

s
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ZONING BOARD OF APPEALS
STAFF REPORT
January 21, 2016

Area Variance

Case # 3:

File Number:
Applicant:
Project Address:
Zoning District:
Section of Code:

Request:

Analysis:

Code Review:

Code Enforcement:

Staff Reviewer: Jill Symonds
V-041-15-16
Joseph Santacroce
1661 North Clinton Avenue
M-1 Industrial District
120-173

To expand the existing driveway of a two family dwelling on a
parcel that also contains an auto repair shop in the rear yard,
thereby creating front yard parking.

The subject property has a two-family in the front and a detached
three-bay garage for auto repair in the rear yard. The proposal is
to pave an area that is approximately 30’ x 20’ in front of the
two-family to provide a parking area for tenants.

In accordance with section 120-173, parking for residential uses
shall not be located in the required side or front yard setback
except in a legal driveway that provides access to the rear yard, a
detached or an attached garage. An area variance is required
for the creation of the front yard parking area.

Note that there are no lot coverage limitations in the M-1 District.

The subject property is not in code enforcement.



PROJECT INFORMATION

PLEASE TYPE OR PRINT
l. PROJECT ADDRESS(ES): 1661 N. Clinton Avenue

2. APPLICANT: Joseph Santacroce onypany NamE: 1070 Real Estate Dev LLC
ApprEss: PO Box 77339 crry: Rochester ., CODE: 14617
proNE: 989-734-1358 o

E-MAIL ADDRESs JO€Santa@ymail.com

INTEREST IN PROPERTY: Owner Lessee | I Other | |

3. PLAN PREPARER:

ADDRESS: CITY: ZIP CODE:

PHONE: FAX:

4. ATTORNEY:

ADDRESS: CITY: ZIP CODE:

PHONE: FAX:

E-MAIL ADDRESS

M-1

5. ZONING DISTRICT:

6. DETAILED PROJECT DESCRIPTION (additional information can be attached):

Develop Two (2) Off-Street Parking Spaces in Front of Existing Dwelling

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:) 3 months

APPLICANT: I certify that the information supplied on this application is complete and accurate, and
that the project described, if approved, will be completed in accordance with the conditions and terms of

SIGNATURE:_"_ "~

> 7

that approval.
/L / i / 2o l5
7 7

OWNER (ifother than above): I have read and familiarized myself with the contents of this application
and do hereby consent to its submission and processing.

SIGNATURE: DATE:
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<D - AREA VARIANCE

VAV STATEMENT OF DIFFICULTY
° Section 120-195B(4)(b)

City of Rochester, NY

An area variance shall be granted only if the applicant can establish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare of
the neighborhood or the community by the granting of the variance.

The variance being sought will allow for the efficient and organized operational senaration between the auto facility in the rear and the

residential property in the front. The proposed parking spaces are designed to allow for safe parking, back-up and manuevering within

the property and the proposed landscaped setback is intended to minimize the visual impact along the north and east property lines

B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.

The subject property is located in the M-1 Zoning District and adjacent to similarly zoned properties with

considerable asphalt coverage to serve the respective uses of each property. Proposed setbacks will
serve to minimize impacts.

C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.

There is no other remedy that will not adversely impact the existing auto repair facility at the rear.

01/2011



D. Significance. The requested variance is not substantial.

Given the M-1 Zoning District classification, the requested variance should be considered minor in nature.

E. Physical and environmental conditions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or district.

The proposed spaces will be designed to provide for proper back-up and manuevering and will be setback from the
north and east property lines.

F. Not self created. The alleged difficulty was not self created, the consideration of which shall be

relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of the
variance.

The auto and residential uses were both legally established prior to my ownership. This is an attempt
to provide for greater compatibility of the uses while still trying to be respectful of the area.

0172011
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ZONING BOARD OF APPEALS
STAFF REPORT
January 21, 2016

®
Area Variance
Case # 4: Staff Reviewer: Jill Symonds
File Number: V-042-15-16
Applicant: David Blauth

Project Address:
Zoning District:
Section of Code:

Request:

Analysis:

Code Review:

Code Enforcement:

320 Castleman Road

- R-1 Low-Density Residential District

120-173

To legalize the driveway expansion of a two-family dwelling,
thereby resulting in front yard parking.

The subject property is a two-family dwelling with a detached
two-car garage facing Edgemont Road. The property is on the
corner of Castleman and Edgemont Road and thus has two front
yards. The applicant repaved the driveway, including the area to
the east of the garage that is approximately 12’ x 45’.

In accordance with section 120-173, parking for residential uses
shall not be located in the required side or front yard setback
except in a legal driveway that provides access to the rear yard, a
detached or an attached garage. An area variance is required
for the portion of the driveway to the east of the garage.

The subject property is in code enforcement for the driveway.



PROJECT INFORMATION

PLEASE TYPE OR PRINT

-~

1. PROJECT ADDRESS(ES): 0 Castle nya Ré Roch, / Y607

2. APPLICANT: _ Davdl  Blasth COMPANY NAME: __ R/~n9 0
ADDRESS: 15% g clgp me = R4 crTy: Rk ZIP CODE: __ Y60
PHONE: - as9s~ FAX: —
E-MAIL ADDRESS -
INTEREST IN PROPERTY: Owner ﬁﬁ_{_ Lessee Other

3. PLAN PREPARER: @{\;‘G(j{, NV, 7‘“‘/} W;Qlcu@mm!~
ADDRESS: 193 Edo 0c pmat RL crty: Rod«\ z1p CODE: /707
PHONE: Y42~ 594~ FAX:

4. ATTORNEY:

ADDRESS: CITY: Z1P CODE:

PHONE: FAX:

E-MAIL ADDRESS

5. ZONING DISTRICT:

6. DETAILED PROJECT DESCRIPTION (additional information can be attached):

N wc\x/ ﬁfn{w /’/Le/\-/l'

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:) =) a4

APPLICANT: I certify that the information supplied on this application is complete and accurate, and
that the project described, if approved, will be compieted in accordance with the conditions and terms of
that approval.

SIGNATURE:___ .~/ [ [yzzed DATE: __ [Q-9-3D45

OWNER (if other than above): I have read and familiarized myself with the contents of this application
and do hereby consent to its submission and processing.

SIGNATURE: DATE:
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‘CQB AREA VARIANCE
W

A STATEMENT OF DIFFICULTY

Section 120-195B(4)(b)
City of Rochester, NY

An area variance shall be granted only if the applicant can establish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare of
the neighborhood or the community by the granting of the variance.
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B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.
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C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.
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D. Significance. The requested variance is not substantial.
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E. Physical and environmental conditions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or district.
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F. Not self created. The alleged difficulty was not self created, the consideration of which shall be
relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of the
variance.
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ZONING BOARD OF APPEALS
STAFF REPORT
January 21, 2016

Area Variance

"Case # 5:
File Number:

Applicant:

Project Address:

Zoning District:

Section of Code:

Request:

Analysis:

~Staff Reviewer: Jill Symonds

V-043-15-16

Matthew Denker & Laura Beth Lincoln

37 Eagle Street

R-3 High-Density Residential District

120-28

To waive certain lot, area, and yard requirements associated
with the construction of a two-family dwelling and a two-car
garage with a studio apartment above.

Preliminary Site Plan Review Findings (SP-008-15-16) for the
project analysis are attached.

This proposal went before the Zoning Board on October 22, 2015.
The Board failed to reach four concurring votes, and the request
was therefore deemed a denial. The proposal has been revised
and the changes are listed below (those most applicable to the
variance request are highlighted):

1.

Moved the garage to the east 4 feet (and the house 2 feet
to the east) to create a parking space on the West side of
the garage. Designed pavers on the west and north side
of the garage.

Creates a lawn area where the Asphalt driveway was.
Shrunk the porch on the west side of the house and put stairs
off the North side with pavers to Beaver street to increase the
size of the lawn space.

Added storage space to the garage. Mech. Space would be
under the stairs.

On the house we dropped the upper roof one foot and
increased the window sizes to minimize the space between
the window head and the roof line.

Made the triangle window smaller and also added that to the
carriage house.

Cut outs in the stair guardrails are a lilac pattern which we feel
is appropriate for the area.

Removed the clevis and pin rods for the canopies.



V-043-15-16
37 Eagle Street
Page 2

Code Compliance:

Code Enforcement:

Next Steps:

Section 120-28 provides the following requirements:

1.

2,

The lot of a two-family dwelling must be 6,000 sq. ft., where
4,117 sq. ft. is provided.

The front yard setback along Eagle Street must be 20’, where
10’-6” is proposed.

The side yard setbacks for the 2-family dwelling must be a
minimum of 5’ with a combined total of 15’. In this case, 7’-4”
and 5’-1” is proposed.

The side yard setbacks for the 1-family dwelling must be a
minimum of 5’ with a combined total of 15’. In this case, 5’
and 10’ is proposed. An area variance is no longer required
for this item.

The rear yard setback for the 1-family dwelling must be 20’,
where 9’ is provided.

Both the single family and the 2-family dwellings require
building coverage of no more than 35% and lot coverage of
no more than 50%. In this case, building coverage is 42%
and lot coverage is 56%.

The subject property is not in code enforcement.

Should the Zoning Board approve this variance request, the
Rochester Preservation Board must review the design of the two-
family dwelling, which is located in the Cornhill Preservation
District.
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September 17, 2015

Mr. Robert Fornataro
SWBR Architects

387 E. Main Street
Rochester, NY 14604

Site Plan #008-15-18 Preliminary Findings
37 Eagle Street

Dear Rob:

We have completed a review of your proposal to construct a two-family dwelling and a separate
garage with a single-family dwelling above. Our review is mandated by section 120-191D(3)[10]
of the Rochester Zoning Code because the project is within a district listed in the National
Register of Historic Places.

Our review is intended to define our understanding of your project and to identify any concerns
pursuant to the zoning code and environmental regulations. Please read this carefully, and
please contact Peter Siegrist at peter.siegrist @cityofrochester.gov or 428-7238 with any
questions, concerns or comments.

Project Scope:

The proposal is to construct a 2% story house with a one-bedroom apartment in the basement
and a three-bedroom apartment on the upper floors, and a separate building in the rear
containing a two-car garage with a studio apartment above. The empty lot is about 4100SF and
sits on the comer of Eagle and Beaver Streets in the Com Hill Preservation District. City
records show that a building was demolished here in 1968.

Findings:
1. The proposed level of density meets the purpose statement for the R-3 zone:

“The R-3 High-Density Residential District protects, preserves and enhances existing
residential areas of higher density which include multifamily dwellings mixed with other
housing types. The R-3 High-Density Residential District is intended to provide residential
areas that accommodate higher-density housing while protecting, maintaining and
enhancing existing residential areas. The R-3 District may include various housing types
ranging from single-family detached to high-density apartments. The district adds to the
urban character of Rochester and provides diversity in housing types particularly in proximity
to Community Center and Village Center Districts.”

2. Muttiple principal uses are permitted on a single parcel in a residential zone, per Zoning
Code section 120-26. Both the one-family and two-family dwellings are considered principal
uses; that is, the one-family house and garage is not accessory to the two-family house and
does not meet the definition of an accessory structure.

Phone: 585.428.6526 Fax: 585.428.6137 TTY: 585.428.6054 EEQO/ADA Employer

®
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This distinction is important relative to setbacks and heights. In an R-3 zone, a building
accessory to a principal use may be built up to side or rear property lines, rather than set
back. This would eliminate two required area variances. However, if the building is
considered accessory to the front house, an area variance would be needed for the
building's height: the maximum allowable height of an accessory building in an R-3 zone is
15, where that of the proposed building is 22' to the midpoint of the roof.

3. At 4156SF, the parcel is nonconforming for a single-family (S000SF are required) and a two-
family (6O00OSF are required). Section 120-201 limits use of a nonconforming lot to a single-
family dwelling:

§120-201 Nonconforming lots of record.

A. In any district in which single-family dwellings are a permitted use, notwithstanding the
regulations imposed by any other provisions of this chapter, a single-family detached
dwelling which complies with the yard, space and bulk requirements of the district in
which it is located may be erected on a nonconforming lot.

The parcel is conforming for a multifamily dwelling, defined as “a dwelling designed for or
occupied by more than two families”. 1If they occupied a single building, the proposed two
one-bedroom units and one three-bedroom unit would require a parcel size of 3800SF. By
definition, however, the two buildings cannot be considered a multifamily dwelling.

4. Since Beaver Street meets the definition of an alley, not a street, the lot has one front yard
facing Eagle Street, side yards on the north and south, and a rear yard on the west.

To set the required minimum front yard setback, the zoning code allows a choice between
the average setback on the two adjoining lots, the average setback of the lots on this side of
the block, or 20°. On this short block of Eagle Street there is just one house, and its primary
facade faces another street. Its setback from Eagle Street varies along the length of the
building, with about one-third of the wall coming to within 5’ of the right-of-way. The house
just to the north—but across narrow Beaver Street and thus not adjoining or on the block—
also faces another street, and is set back from Eagle Street about 10’. Therefore, an
average setback does not extst so the mlmmum requured setback is 20°, whlle only 12'-10”
is proposed. A forn hing th Since shallow
front yards are vefy common in this neighborhood, this variance is not substant:al

The allowable maximum front yard setback is a choice between the average of the two
adjoining lots or the lots on this side of the block (the code does not give a fixed number as
an option). Since an average setback does not exist, the proposed setback is sufficient.

5. Each side yard setback for the two-family house must be at least &', and the setbacks
together must be at least 15". The proposed setbacks of 5'-1” and 7°-4” exceed the &'
minimum but total only 12'-5". An area variance is requir rmit the substan

combined setbacks.

6. The side yard setbacks for the one-family house must meet the same 5/15’ rules. Again,
both yards exceed the 5’ mlnlmum but together total only 13'-8”. An area variance is
ir mi n mbin ks.

7. The rear yard setback for the two-family house is sufficient. The rear yard setback for the
one-family house must be the greater of 20’ or one-third the height of the building. The



SP-008-15-18, 37 Eagle Street
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height of the building, measured to the midpomt of the sloped roof is 22’ one-thlrd of which
isjustover 7. Th 3 IS ( DroK ar ya a

of 5'-1” rather than _2_32

8. Both buildings are much shorter than the maximum allowable building height, which is two
times the lot frontage, or 2 x 41.56’ = 83".

9. Inthe R-3 zone, unlike cther residential zones, there is no limit on the amount of a lot that
may be covered with buildings, pavement, decks, pools, etc.

10. Off-street parking is required at the rate of one space per dwelling unit, or three spaces
here. Three spaces are shown: two in the garage and one on a 9-wide paved driveway.

11. The driveway opening to Beaver Street is proposed to be 32’ wide, which is permissible onto
an alley. Beaver Street has no curbs, so no work is needed in the public right-of-way.

12. The boundary of the Com Hill Preservation District bisects the parcel, which was two parcels
when the district was created in 1977. City Council records show the line was established
by metes and bounds, not by parcel address, so the front half of the project is in the district
and the back halif outside. Therefore, the Preservation Board must review the design of the
two-family house but not the one-family.

Environmental Review

Pursuant to New York State Environmental Conservation Law and Chapter 48 of the Rochester
City Code, the proposed expansion is a Type I Action, not needing further review under the
environmental regulations.

Next stops

Site plan approval and a certificate of zoning compliance would follow issuance of area
variances from the Zoning Board of Appeals and a Certificate of Appropriateness from the
Rochester Preservation Board.

it any work Is found to be necessary in the public right-of-way, permits would be required
from the Department of Environmental Services. Contact Jim Quackenbush, Permit
Inspector, at 428.6791 (office), 281.6292 (mobile) or james. kenbush @cityofrochester.gov.

Marguerite Parrino
Interim Director of Planning and Zoning

XC: Jim Quakenbush, City Dept. of Environmental Services



37 Eagle Street Project Description

The proposed project is a two family residence and a one family residence on the same parcel: a two
and a half story home with a basement apartment and a studio apartment above the garage/carriage
house. This development format is found in pre-1920s neighborhoods throughout Rochester and its
surrounding villages. The style of the buildings is a modern interpretation of traditional Upstate New
York residential structures. The scale, massing, rooflines, and exterior materials coordinate well with the
existing built form of the Corn Hill neighborhood.

The uses are permitted in the R-3 High Density Residential District. According to the purpose statement
in the Zoning Code, the R-3 District “enhances existing residential areas of higher density.” As the site is
currently a vacant parcel, this project represents a significant investment in, and enhancement of, the
Corn Hill neighborhood and the City of Rochester in general.



&b - AREA VARIANCE
?AV STATEMENT OF DIFFICULTY
Section 120-195B(4)(b)

City of Rochester, NY

An area variance shall be granted only if the applicant can establish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare of
the neighborhood or the community by the granting of the variance.

S ATTkGWED SR

B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.

Set  XMrceD> Shpets

C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.

Soe. AThdipo  SHEEiC
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AREA VARIANCE STATEMENT OF DIFFICULTY

Section 120-195B(4)(b)

Attachment

General Notes on Variances Required

1. Areavariance for not reaching the 20’ setback
We respectfully disagree with the reported interpretation of the front yard requirement
in the code. As stated in 120-28, the 20 foot setback applies only if there are no other
houses on the block. In the case of 37 Eagle Street, there are two other houses on the
block between Adams and Atkinson: 98 Adams Street and 65 Atkinson Street. They are
both corner lots, and by the code definition of a front yard, each of these houses has
one on Eagle Street. The average Eagle Street setback on these two parcels is
approximately 9°-5.” Therefore, we believe no variance is required for the proposed 12’-
10” setback. We believe being forced to comply with an arbitrary 20’ front yard would
be out of character with the rest of the historic neighborhood and create a negative
impact on our block.

2. Areavariance to permit the substandard combined setbacks (two-family house)

3. Areavariance to permit the substandard combined setbacks (one-family house)
In reviewing the preliminary findings, we have made every effort to comply and have
modified the design of the single family dwelling to comply with the side yard
requirements.

4. Areavariance to permit the proposed rear yard setback

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare
of the neighborhood or the community by the granting of the variance.

1. Areavariance for not reaching the 20’ setback
Our project benefits from a more functional rear yard and a better designed site plan. As
the proposed 12’-10” setback better conforms to the other houses in the neighborhood,
there are no detriments. We believe that having the arbitrary and excessive 20’ setback



would be considerably more detrimental to a neighborhood, and believe the
neighborhood also benefits from a more contextual house without it.

2. Area variance to permit the substandard combined setbacks (two-family house)
In siting and sizing the house as is, we gain more usable interior space and create a
strong architectural element on the south fagade. As the combined side yard setback is
only exceeded for 8 of the south fagade, any detriment to the neighborhood is minimal.

3. Area variance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Area variance to permit the proposed rear yard setback
With the current design we benefit from a fuller utilization of the site and the
accommodation of all required on-site parking. This outweighs any minor detriment to
neighboring properties. The placement of the single family home (carriage house
apartment) also benefits the neighborhood be eliminating the need for a curb cut on
Eagle street and reducing demand for on-street parking by providing all spaces on-site.

B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.

1. Area variance for not reaching the 20’ setback
No undesirable change will be produced with a 12’-10” setback. As previously stated,
complying with the 20’ setback would produce an undesirable change.

2. Area variance to permit the substandard combined setbacks (two-family house)
No undesirable change will be produced with 8 of the house having a 12’5” combined
setback.

3. Area variance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Area variance to permit the proposed rear yard setback
No undesirable change will be produced with a 5’-1” rear setback. The rear of the yard
abuts rear yard parking for 106-108 Adams Street accessed from the alley. The physical
form of a carriage house is not significantly different from other accessory structures in
the area including the garage at 98 Adams Street that has an accessory unit above it.



C. No other remedy. There is no other means feasible for the applicant to pursue, other than the

granting of this area variance.

1. Areavariance for not reaching the 20’ setback
Complying with the 20’ setback, disregarding the established pattern of the
neighborhood, is not feasible.

2. Areavariance to permit the substandard combined setbacks (two-family house)
Moving the staircase internally to the house would adversely affect the available living
space in the house and is not feasible.

3. Area variance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Areavariance to permit the proposed rear yard setback
Complying with a 20’ rear yard setback would not allow for the required on-site parking.
When combined with the other yard variances, the site becomes unbuildable.

D. Significance. The requested variance is not substantial.

1. Areavariance for not reaching the 20’ setback
Nearly all houses in the immediate vicinity fail the 20’ setback test, meaning this is
common and not substantial.

2. Areavariance to permit the substandard combined setbacks (two-family house)
It should be noted that the side yard setbacks each meet the 5" minimum width while
not meeting the 15’ combined width for 8 of the building. Most houses in the
immediate vicinity fail the combined 15’ setback test. The rational purpose for a 15’
combined setback — to accommodate a driveway — is not present due to alley access to
the site. Therefore this is not substantial.

3. Areavariance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Area variance to permit the proposed rear yard setback
The rear yard abuts a parking lot for a non-adjacent house, and thus does not create any
substantial impact on a neighbor.

E. Physical and environmental conditions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or district.




1. Area variance for not reaching the 20’ setback
The proposed setback is more in character with the neighborhood than the required
one — no adverse effect or impact.

2. Area variance to permit the substandard combined setbacks (two-family house)
There are no houses within 15’ of either lot line — no adverse effect or impact.

3. Area variance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Areavariance to permit the proposed rear yard setback
The rear yard abuts a parking lot for a non-adjacent house — no adverse effect or
impact.

F. Not self created. The alleged difficulty was not self-created, the consideration of which shall be
relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of
the variance.

1. Area variance for not reaching the 20’ setback
The parcel’s physical size was not created by our project. There are many small parcels
in the city, and in a neighborhood containing and zoned for dense residential
development, it is beyond us that the zoning code imposes requirements at odds with
creating and enhancing compact, walkable, urban living.

2. Areavariance to permit the substandard combined setbacks (two-family house)
The parcel’s physical size was not created by our project. There are many small parcels
in the city, and in a neighborhood containing and zoned for dense residential
development, it is beyond us that the zoning code imposes requirements at odds with
creating and end enhancing compact, walkable, urban living.

3. Area variance to permit the substandard combined setbacks (one-family house)
We have eliminated this variance with a redesign.

4. Area variance to permit the proposed rear yard setback
The parcel’s physical size was not created by our project. There are many small parcels
in the city, and in a neighborhood containing and zoned for dense residential
development, it is beyond us that the zoning code imposes requirements at odds with
creating and end enhancing compact, walkable, urban living.
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ZONING BOARD OF APPEALS
STAFF REPORT
January 21, 2016

Area Variance

Case # 6:

File Number:
Applicaht:
Project Address:
Zoning District:
Section of Code:

Request:

Analysis:

Code Compliance:

Code Enforcement:

Staff Reviewer: Jill Symonds
V-044-15-16
Daniel P. Green
114 Field Street
R-3 High-Density Residential District
120-166

To convert the first floor commercial space into two
apartments, not meeting certain dwelling unit conversion
standards.

Preliminary Site Plan Review Findings (SP-018-15-16) for the
project analysis are attached.

Section 120-166 sets out the dwelling unit conversion standards,
which are designed to prevent the overcrowding of dwelling units
and to ensure satisfactory amenities as conversions take place.
This application does not meet some of the following standards:

e Lot size: The lot size for a multi-family dwelling must be
at least 9,000 sq. ft., whereas 114 Field Street is 5,356
sq. ft.

e Parking: On January 25, 2015, the City Planning
Commission will consider a request to establish
ancillary parking areas at 110 & 116 Field Street to
accommodate the parking needs for all of the uses at of
110, 114, and 116 Field Street. Therefore, the Zoning
Board does not have to address the parking.

The subject property is not in code enforcement.



PROJECT INFORMATION

PLEASE TYPE OR PRINT
1. prosEct appresss): | 10. 114, 116 Field Street

. appLicant: Daniel P. Green

COMPANY NAME:
appress: 199 Vassar St cmy: Rochester ., .. 14607
pronE: (989)329-6743 —-—
E-MALL apprEss DanielPGreen@gmail.com
INTEREST IN PROPERTY: Owner |V Lessee -
3. PLAN PREPARER: SEIf
ADDRESS: CITY: ZIP CODE:
TEME: FAX:
+ arTORnEy: Paul Mura
ApprEss: 2 Otate Street crry: Rochester . ... 14614
prong: (985)262-5140 rax. (585)232-3164
E.MAIL ApprEss Paulemura@hotmail.com
R1

5. ZONING DISTRICT:

6. DETAILED PROJECT DESCRIPTION (addifional information can be attached):

* 114 Field St. aka Angelus Bake Shop. convert vacant commercial space on first floor

into two residential 2 bedroom apariments

* 110 Field St add 1090 sq ft of new parking

* 116 Field St. add 900 sq ft of new parking

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:y 10 MONths

APPLICANT: I certify that the informafion supplicd on this application is complete and accurate, and
that the project will be completed in accordance with the conditions and ferms of
that approval. 5;344422 ;E

ﬂnnd? Sen

siGNaTURE: Danel P. Green“::;::;:"mm DATE: IZ\ 2 / 5

OWNER (if other than above): I have read and familiarized myself with the contents of this application
and do hereby consent to ifs submission and processing.

SIGNATURE: DATE:
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December 7, 2015

Mr. Daniel Green
195 Vassar St
Rochester, NY 14620

Re: Preliminary Site Plan Findings
SP-018-15-16, 110, 114 & 116 Fieid Street
Zoning: (R-1) Low Density Residential District

Dear Mr. Green:

A preliminary review of your application to convert the first floor of a commercial building
at 114 Field Street into two residential units and establish ancillary parking on the two
adjacent single family parcels at 110 & 116 Field Street has been completed.

The following findings & recommendations have resulted from this review. It is your
responsibility to familiarize yourself with the content of this document.

Existing Con dﬁggg'
The site is located in an R-1 Low Density Residential District on the eastern side of Field

Street and consists of three parcels all owned by the applicant. Two of the lots are single
family homes: 110 Field Street is a 1,366 sqft three bedroom unit; 116 Field Street is a
744 sqft two bedroom unit.

114 Field Street is a two story masonry building with 1* floor commercial space and a -
floor apartment. Permit records indicate the building was used as a bakery as early as
1912, and was later a gift shop. Between 1953 and 1964 it was used for the processing,
storage and wholesale of drink mixes by Fee Brothers. It was then used as a photo lab
and offices until around 2000. Assessment records indicate the presence of a 2™ story
residential unit which was legalized through a Certificate of Nonconformity in May of 2014
and is currently an occupied 1,100 sqft two bedroom apartment.

No parking spaces are available on-site at 114 Field Street, but the parcel has a driveway
which leads to a parking area behind the house at 116 Field Street. 116 Field Street does
not have a full driveway to access this parking area. Permit records show a shared
parking relationship has existed between 114 and 116 Field Street in the past. In 1964 a
variance was approved to change the use of 114 Field Street to a photo lab and to
establish off-street parking at 116 Field Street. In 1980 a Special Permit was issued at
116 Field Street to establish 5 spaces of ancillary parking for 114 Field Street, however
this permit is nuil and void due to the extended period of vacancy in the commercial
space.

The properties directly adjacent to the site include a single-family residence to the north, a
two-family apartment with a single-family cottage in the rear yard to the south, and a large
five-family building to the rear of the entire site. Other properties in the immediate vicinity



Preliminary Site Plan Findings
SP-018-15-16

110, 114 & 118 Field St

Page 2

are a mix of residential buildings including some single family homes but primarily two to
four unit residences. School 35 and a large commercial building used by Frontier
Telephone are also located on the same block.

Project:
The applicant proposes a change in use on the first floor of an existing commercial space
at 114 Field Street to two residential units: a two-bedroom 1,375 sqft apartment, and a
two-bedroom 1,464 sqft apartment. The second floor will remain a two-bedroom
apartment.

Because no parking is available on-site, ancillary parking will be established on each of
the two adjacent parcels. Three parking spaces will be added to 110 Field Street (six
total), the layout of which will allow vehicles to tum around before exiting the site
preventing the need to back up over the right-of-way. Three additional parking spaces
were proposed for 116 Field Street, but upon site plan review committee
recommendation, the applicant removed one space adjacent to 116 Field Street in order
to provide space for vehicles to tum around before exiting the site. A total of four spaces

are now proposed.

Parking areas will be expanded by installing Turfstone™ interlocking permeable concrete
pavers in order to mitigate potential drainage issues that would otherwise occur if regular
pavement was used.

1. Minor Site Plan Review. Minor Site Plan Review approval by the Director of
Planning and Zoning is required when floor area designated for nonresidential use is
converted to residential use. The proposal seeks to convert vacant commercial
space into two residential apartments (three units total).

2. Area Varlance. An area variance is required from the Zoning Board of Appeals to
waive the Dwelling Unit Conversion standards which are required for the proposed
conversion of nonconforming nonresidential floor area to residential use. The
proposal adheres to all of the standards to increase the number of dwelling units
except the following standards which will require a waiver:

o No building located on a lot of less than 9,000 square feet shall be converted
to create a muitiple-family dwelling as per 120-166A(3). The lot at 114 Field
Street is 5,356 sqft. If this lot were to be combined with either 110 or 116
Field Street the new parcel would meet the lot area requirement, but neither
the applicant nor the site plan review committee is in favor of this option.

3. Special Permit. A Special Permit is required from the City Planning Commission to
establish ancillary parking lots at 110 Field Street and 116 Field Street as per 120-
9A and subject to 120-131 of the Zoning Code.
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Requirements of 120-131: in Compilance?

A. Ancillary parking lots and garages shall only | Yes. 114 Field Street is located in an R-1
be allowed in the district where the principal | District and the proposed parking lots at 110
use is located or a less restrictive district. and 116 Field Street are in the same R-1
District.

B. Ancillary parking lots and garages shallbe | Yes.
subject to all the provisions of § 120-173,

Off-street parking, and ali the lot, area, yard ion 120-1 - ing:
and bulk requirements of the applicable The proposed ancillary parking lots are in
zoning district. accordance with all off-street parking

requirements for the three parcels.

ion 120-11
i is in the R-1 District:

o Lot coverage ~ the proposal is in
compliance because there is no increase in
lot coverage, see Finding #4 Lot Coverage.

All other lot frontage, lot area, and setback
requirements relate to principal structures and
uses. The ancillary lots are accessory uses.

ion 120-12, Bulk irements in 1
Bulk requirements relate to principal structures

and uses. The ancillary lots are accessory
uses.

C. Ancillary parking lots and garages shallbe | Yes.
used exclusively for parking of passenger

vehicles.
D. Ancillary parking lots and garages shall be | Yes. Not necessary for the residential lots in
equipped and controlled to discourage question. :

illegal parking, vandalism and other
unlawful or nuisance-creating activities.
When so equipped and controlled, such lots
and garages may be open 24 hours a day.

E. No commercial repair work or services of Yes. None proposed.
any kind shall be conducted in any ancillary
parking lot or garage.

F. No sign of any kind other than designating | Yes. None proposed.
entrances, exits and conditions of use shall
be maintained on any ancillary parking lot or
garage.

SEQR/Chapter 48 Compliance:

In accordance with Article 8 of the New York State Conservation Law and Chapter 48 of
the Rochester City Code, this project has been classified as an Unlisted Action. A
Negative Declaration was issued on December 2, 2015, indicating that the proposed
action is one which will not have a significant impact on the environment.
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Findings:

1.

Citywide Design Guidslines. In accordance with 120-159C of the Citywide Design
Guidelines and Standards, a window should be reinstalled on the front fagade at 114
Field Street in order to restore/retain the storefront features. The applicant has
agreed to a single window with multiple panes and mullions consistent with the
existing window treatments and existing storefront design.

Parking Requirements. The two single family units at 110 and 116 Field Street
each requires one off-street parking space with a maximum of three each. In order to
establish the three, two-bedroom apartments at 114 Field St, a minimum of four
parking spaces are required with a maximum of six spaces. A total of ten spaces
are proposed. Parking requirements will be fulfilled through the establishment of
ancillary parking lots at 110 & 116 Field Street.

Parking Lot Design.
Recommen Parking Design Chan
An alternative site design is recommended by the Site Plan Review Committee to
improve the maneuvering and circulation on-site and reduce the impact of this
proposal on neighboring properties, especially the cottage at 124 % Field Street
adjacent to proposed parking at 116 Field Street. Recommended changes are
illustrated on the alternative site design on page 7 and outlined below.

o 116 Field Street

o Reconfigure parking and reduce the total number of spaces to three in
order to: increase the designated turn around area; maintain an 800+
sqft area of green space in the rear yard; prevent overdevelopment of
the site; and reduce the impact on the adjacent cottage. This would
reduce the amount of permeable pavers by approximately 350 sqft.

o Remove a small portion of pavement in order to shift spaces slightly
from the cottage to accommodate new landscape screening (see
Finding #6. Screening & Fencing).

o Add a strip of pavement adjacent to the building at 114 Field Street to
improve access to parking spaces and site maneuvering (no net
increase in pavement due to removal above).

o 110 Field Street '

o Create a more regularly shaped permeable paver area by removing a
portion of existing pavement and adding a strip of pavement on the
northem edge of the existing driveway. This would result in a slight
reduction of pavement and create a uniform transition area between
the pavement and permeable pavers.

Drainage

Turfstone ™ interlocking permeable concrete pavers are proposed for parking
expansion in order to support the weight of vehicles parked above, while allowing
water to drain though the dedicated space between the pavers. The site plan review
committee requires the use of washed stone: between the pavers instead of the
proposed grass, and for the compacted base layer below the pavers rather than
asphalt or cement in order to allow drainage into the ground. The proposal also
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includes the installation of river rock in areas of the rear yards bordering lot lines to
assist with drainage and prevent stormwater runoff from leaving the sites. Any
additional stormwater on 116 Field Street will be mitigated by an existing catch basin
on-site.

Additional permeable surfaces including grass and landscaping are present in the
front and rear yards of 110 and 116 Field Street. Snow storage will be located in the
grassed areas in these rear yards.

Overall, the proposed stormwater management techniques appear to be sufficient to
address stormwater on-site and have been reviewed and approved by Tom Mann,
Permit Office Manager, Bureau of Planning and Zoning.

Lot Coverage. While the existing sites currently exceed 50% of the lot coverage, the
proposal does not increase lot coverage on any of the sites. Changes or additions to
the existing impervious pavement are not proposed, and the permeable pavers are
not counted in the lot coverage calculation (see table below). The Site Plan Review
Committee’s Recommended Alternative Site Design on page 7 illustrates two areas
appropriate to convert to pavement in exchange for two other areas that should be
converted from pavement to landscaping and concrete pavers, which would result in
no net increase in lot coverage.

Lot Covarage
Existing Proposed
Parmeable Pavors
Address | Lot | o0 oires Impervious Total Lot (aqft) Lot
Bhxe Pavement | Impervious
{aqft) » il Coverage As Alt. Coverage
10Tl | 6505 | 1,684 2,373 4,037 82% 760 767 62%
T4 | 5358 | 3838 1,080 4,868 91% 0 0 91%
""gm 4212 | 853 1,340 2,193 52% 818 466 52%

Required Easements. Easements will be required between 114 Field Street and
each of the adjacent parcels at 110 and 116 Field Street to ensure ancillary parking
and access to it is maintained in the future should any of the three sites be sold to a
new owner. 114 Field Street will require easements to use both driveways, and
ancillary parking areas. Each of the single family homes will retain the use of at least
one parking space. 116 Field Street will require an easement for the use of the
driveway at 114 Field Street. The applicant has agreed that easements are
necessary and has submitted a draft easement for 114 and 116 Field Street as an
example of what will be filed.

Screening & Fencing. 110 Field Street has a four foot tall wood fence in the rear
yard on the northem property line. A four foot chain link fence is located in the rear
yard of 116 Field Street on the south property line adjacent to the neighboring
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cottage. Chain link fence is also present on the property to the rear of all three
parcels.
116 Field Street

The Site Plan Review Committee recommendations below regarding 116 Field
Street are illustrated on the alternate site design on page 7 and are intended to
reduce the visual and audible effects of vehicles entering and exiting the site on
residents at the adjacent cottage at 124 ¥ Field Street:

o the addition of an approximately five foot wide hedgerow between the
proposed parking and the adjacent cottage, and the removal of proposed river
rock to accommodate this;

o the shifting of two parking spaces to accommodate the additional landscaping
above and reduce the overall size of the parking area;

o the addition of a six foot high stockade fence in place of the chain link fence
along the southem property line.

A copy of these findings will be provided to the Zoning Board of Appeals (ZBA) and City
Planning Commission (CPC) so that they may be taken into consideration while making a
determination on your request for an Area Variance and Special Permit approval. Final
Site Plan Review approval will not be issued until the Notice of Decisions have been
issued and all conditions imposed by the ZBA and CPC have been addressed, as well as
any additional requirements as noted in these findings.

Please contact Tom Kicior, Senior City Planner at 428-7762 or
Thomas Kisior@citvofrochester.gov if you have any questions regardlng these
preliminary flndlngs

Sincerely, <)

Zina Lagonegro, AICP, EIT
Director of Planning and Zoning

XG:
Peter Siegrist, Bureau of Planning and Zoning
Tom Mann, Bureau of Planning and Zoning
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Site Plan Review Committee - Recommended Alternative Site Design
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CITY OF ROCHESTER
NOTICE OF ENVIRONMENTAL DETERMINATION

Issued in accordance with Article 8 of the New York State Environmental Conservation
Law and Chapter 48 of the Rochester Municipal Code.

NEGATIVE DECLARATION: The proposed action is one which will not have a
significant effect on the environment.

ACTION: Classification: Unlisted
Description: . Site Plan Review
PROJECT: Location: 110, 114, and 116 Field Street
Applicant: Daniel Green
Description: To convert the first floor of a commercial building at

114 Field Street into two residential units and
establish ancillary parking on the two adjacent single
family parcels at 110 & 116 Field Street.

REASON(S) FOR DETERMINATION: The proposal consists primarily of the reuse of
an existing structure with minimal site disturbance for parking expansion. The site does
not contain sensitive natural features. No significant impacts are anticipated with
respect to air and water quality, local animal habitats, historic structures or
archaeological resources. The project is consistent with the character of the surrounding
neighborhood. Existing community facilities/services (e.g. water supply, energy
supplies, public safety, waste disposal and transportation) are adequate to
accommodate the proposed project.

LEAD AGENCY: City of Rochester, Bureau of Planning and Zoning

AGENCY CONTACT PERSON: Tom Kicior, Senior City Planner
Bureau of Planning and Zoning, (585) 428-7762

DATE ISSUED: ' December 2, 2015

FILE REFERENCE NUMBER: SP-018-15-16



<> AREA VARIANCE \

m‘q STATEMENT OF DIFFICULTY
¢ Section 120-135B(4)(b)
City of Rochester, )

An area variance shall be granted only if the applicant can establiish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment o the heaith, safety and weifare of

the neighborhood or the community by the graniing of the variance.

* current state has no legal use and there is no ability for it fo generate income to support maintenance,
taxes, insurance, nor income generation.

* continue to restore and preserve an interesting neighborhood icon.

* Prevent issues from developing associated with the vacant downstairs. e.g. graffiti, vandalism

* Drainage plan miligates issues associated with fradifional approaches. Environmental and municipal advantages

B. Essential character of the area. No undesirabie change will be produced in the character of the
neighborhood, or a defriment to nearby properties will be created by the granting of the variance.
neighborhood character wiil be preserved. Properiy will be brought up fo code and no
longer be vacant. This property will be converted into Iy apartments which will bring

up and exceed neighbors. Across the street is a large commercial building (Frontier)

complete with heavy and constant ulility frucks. Directly behind is a four family townhouse

struchure. Adjacent on the south is a run down rental with an additional sub standard half house behind it.
Neighbors to the north have many defesred maintenance items. My properties will elevate the sumoundings.
This three family residential building will not adversely affect the character of this area’s single family zoning

C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.

* yithout this variance, the properly has no future oiher than to remain vacant and decay

" t's myv experience over 25 years of being a cify lanciond that to zifract and retain good tenants, cif-strest
~arking must be provided or the ootimal building use *»#ll be compromised. | do not see any use of the
nroperty that dees not include minor expansion of the parking

* not reafistic modemn commercial space; residential more sppropriate

* hasn't been used commercially for 10+ years

ey
432011



D. Significance. The requested variance is not substantial
* expanding the parking coverage is not a major change to the properiies and is not

inconsistent with other properties nearby

* converting the chamming space of the former angelus bake shop into luxury apariments

preserves and extends use of this space into a use that respectfully balances the historical

aesthetic against economics. No additional structures are being proposed.

* converting the property to a muiti-family in an area with many muiii-family units is not significant

* I¢'s less of an impact if the building was to used as residential raiher than commercial space.

E. Physical and environmental condifions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or disinct.
 * no adverse effects '

* storm-water parking expansion design mitigates environmental impacts

F. Not self created. ﬂnaﬂegeddifﬁu!!ywésmtseﬁamted,ﬂnemmﬂemﬁmof%idxslnlbe
re!evantmﬂiededsionofmeBoardoprpealsMshaInotnecessaﬂypmchdeﬂlegralﬂingofme
variance.

* pre-existing condition. Bought the properties in December 2012 in degraded condifion.

* Brought upstairs into code comptance and is now rented out as 2 premium residentiat

apartment.
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December 2015

Joseph Schmidlin
landlord at 124-126 Field St

Letter of Support

I am the landlord of the neighboring property directly to the south of 116 Field St. 1 have seen many
positive changes to Dan's properties since he bought them and recommend the city allow the
conversion of 114 Field St to apartments with additional parking at 116 and 110 Field St.

Some.of the changes that I'm aware of include painting the exteriors of #116 and #114 Field St, a new
roof and chimney at #116 Field St. Dan is there doing a lot of the work personally and is a hands-on
landlord. The quality of the tenants has gone up since he bought these properties.

I support the development into apartments because [ think quality tenants will be recruited and the
conversion will raise the overall level of that area compared to it staying vacant reverting to
commercial space.

I don't think parking additional cars behind #116 Field will adversely impact my tenants in the rear
cottage. The existing parking has never caused any complaints and I don't think an expansion will
create any new problems for me. There exists now some landscaping along the common lot line that
we both maintain consisting of roses, small trees, and bushes, so I'm happy with what's there now and
don't feel additional plantings or fences are needed and may in fact be detrimental.

Regards,

——

Joseph Schmidlin
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®

ZONING BOARD OF APPEALS
STAFF REPORT
December 17, 2015

Area Variance

Case # 7:

File Number:
Applicant:
Project Address:
Zoning District:
Section of Code:

Request:

Background:

Code Compliance:

Code Enforcement:

Staff Reviewer: Jill Symonds
V-045-15-16
Ray Trotta
10 Prince Street
R-3 High-Density Residential District
120-166

To convert a former school building to twelve apartments, not
meeting certain dwelling unit conversion standards.

The subject property is a 3-story building that is legal as
classrooms. The applicant is proposing to change the use to
twelve 1-bedroom apartments.

Section 120-166 requires 1-bedroom apartments to be a minimum
of 650 sq. ft. An area variance is required for the unit size of the
apartments, which range in size from 323 sq. ft. to 574 sq. ft.

The subject property is not in code enforcement.



PROJECT INFORMATION

PLEASE TYPE OR PRINT i

1. PROJECT ADDRESS(ES): _ 10 Prince Street, Rochester, NY 14607

2. APPLICANT: Raymond F. Trotta COMPANY NAME: HollandTrotta, Inc.
ADDRESS: 1255 University Ave., Suite 240 CITY: Rochester, NY ZIP CODE: 14607
PHONE: 585-703-6562 FAX: NA

E-MAIL ADDRESS Ray@htprojectsolutions.com

INTEREST IN PROPERTY: Owner | | Lessee | | omer X

3. PLAN PREPARER: Andrew Hintenach, AIA

ADDRESS: 92 Pulteney Street CITY: Geneva ZIP CODE: 14456

PHONE: 585-748-55622 FAX: NA

4, ATTORNEY:_NA

ADDRESS: CITY: ZIP CODE:

PHONE: FAX:

E-MAIL ADDRESS

5. ZONING DISTRICT: _R-3

6. DETAILED PROJECT DESCRIPTION (additional information can be attached):

Adaptive re-use of former Cobblestone School to luxury market-rate apartments.

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:) _4 Months

APPLICANT: I certify that the information supplied on this application is complete and accurate, and

that the project descri if a ~will be copgpleted in accordance with the conditions and terms of
that approval. /IN’“W ’
SIGNATURE: oiN / /] N DATE: @ [ / ng/ Vo

L Vil

LR | 7/ Y Vv V"\_&/

OWNER (if other than above): I have read and familiarized myself with the contents of this application
and do hereby consent 1bmission and processing.

SIGNATURE: _ DATE: ( / 4 ‘/ L
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This map is intended for general reference only.

The City of Rochester makes no representation
as to the accuracy or fitness of the data presented.

City of Rochester, NY
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City of Rochester, NY
Lovely 4. Warren, Mayor




&b AREA VARIANCE
W STATEMENT OF DIFFICULTY

Section 120-195B(4)(b)
City of Rochester, NY

An area variance shall be granted only if the applicant can establish the existence of EACH of
the following conditions:

A. Benefits. The benefits to the applicant outweigh any detriment to the health, safety and welfare of
the neighborhood or the community by the granting of the variance.

This development compliments the immediate and surrounding neighborhood with residential luxury units.

Converting a vacant building along a premier street back to active use.

Adding to and strengthening the number of residential units in downtown Rochester.

Economic benefits to the local markets, restaurants, drycleaners, etc.

Meeting the demand of young professionals looking for luxury apartments in the City.

Increase in walking, biking, Park use be adding more residential units.

B. Essential character of the area. No undesirable change will be produced in the character of the
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.

Positive change will occur by taking a vacant, unoccupied building and repurposing it to residential units.

The character of the area will be strengthened by renovating and restoring this 1910 building.
This adaptive reuse compliments and adds to the immediate and surrounding neighborhood of rental & private residents.

C. No other remedy. There is no other means feasible for the applicant to pursue, other than the
granting of this area variance.

Rentals for professionals wanting to live in the City has skyrocketed. Smaller luxury units addresses that market.

The variance being requested complies with the NYS building code's minimum room areas (R304.1 - R304.4)

To make the project economiclly feasible, a certain number of units need to be constructed. If granted the variance,
no exterior changes to the building would be required and thus reinforcing the character of the neighborhood.

01/2011



D. Significance. The requested variance is not substantial.

The Area Variance being requested is minor

There is no exterior alterations other than repairs in kind.

Unit sizes meets NYS Building Code.

E. Physical and environmental conditions. The requested variance will not have an adverse effect
or impact on the physical or environmental conditions in the neighborhood or district.

The Physical Environment will be improved with the renovation of this vacant structure.

F. Not self created. The alleged difficulty was not self created, the consideration of which shall be
relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of the
variance.

It is self created by the economics, current market standards regarding size and amenities as well remaining

within the existing footprint of the building.

The variance is due to the City's Zoning Code intended to protect citizens from sub-standard living conditions.

The unit sizes being proposed are in keeping with today's luxury rental market.

012011
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