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Introduction

The enclosed materials constitute the re-zoning applications to the Perinton Town
Board for a residential development proposed for 63.1 acres of land in the Fellows
Road corridor, north of Furman Road in the Town of Perinton. The applicant, Pride
Mark Homes, is requesting the rezoning of lands from Residential Transition (RT-
1.2.5) to Residential Planned Development District (PDD) under Town Code §208-52
(hereinafter, “the proposed PDD”).

The project is proposed by a well-respected developer with a history of many
successful projects being completed within the Town of Perinton community. The
Pride Mark Homes project will consist of four tax parcels totaling +63.1 acres, which
are situated on the east side of Fellows Road, immediately south of the
Perinton/Penfield municipal boundary. The Pride Mark properties owned or under
option consist of’

o 250 Fellows Road (T.A. #140.04-1-39): +24,59 acres

¢ Tellows Road (T.A. #140.04-1-40): £0.52 acres

o 200 Fellows Road (T A, #140.04-1-4): +30.88 acres

e [Fcllows Road (T.A. #140.04-1-7): £7.12 acres

This corridor of the proposed PDD is designated within the 2021 Town of Perinton
Comprehensive Plan’s Future Land Use goals as a Medium Density Residential use
area. The proposed PDD seeks to satisfy this stated goal by building a diverse mix of
medium density housing. As such, the proposed medium density PDD complies with
the Comprehensive Plan goals. In addition, it is worth noting that the subject parcels
represent tax parcels referenced in the Comprehensive Plan for consideration for

Medium Density Residential development in this area of the Town.



II.

The 2021 Comprehensive Plan Update identifies that the Town is facing a residential

housing shortage:

Comprehensive Plan, page 14 (Demographics):

“Overall, the housing market in Perinton is facing a shortage, where high
occupancy rates and a limited supply keep housing costs high and act as a barrier
to entry for younger families and those on a fixed income. Introducing multi-
Samily units into the market would help expand and diversify supply by creating
new housing types and price range options that can appedl to a broader range of
potential residents,”

Comprehensive Plan, page 14 (Key Findings):

“Recent residential construction trends in Perinton show increasing consfriuction
of Ranch style houses and Townhomes. These options appeal to older residents
who are looking fo downsize and may also help to retain and attract new families
and younger homeowners and renters.”

Comprehensive Plan, page 14 (Key Findings):

“The Town should continue to diversify its housing stock to ensure that Perinton
is a livable community for all.”

This application presents how the proposed PDD meets several of the goals identified
in the Comprehensive Plan for the Town of Perinton. This application also identifies

how the proposed PDD strictly adheres to the Future Land Use Plan recommendations
identified within the Comprehensive Plan for the subject properties to be developed as

a Medium Density Residential community.

Existing Conditions/Description of Site

As mentioned above, the Fellows Road Properties represent four (4) individual
parcels totaling £63.1 acres, which are located along the east side of Fellows Road,
north of Furman Road. All of the parcels represent vacant, dormant properties which
are currently zoned Residential Transition RT-1.2.5, which allows for residential
single-family residential lots with a minimum area of 1.0 acres, The current vacant
properties contain wooded areas, open meadow areas, abandoned agriculture lands,
and steep slope DD and wetland LDD areas. The proposed PDD will utilize cluster

design principles to avoid the mapped LDD areas to the maximum extent practicable.
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Description of Proposed Project

The proposed PDD shows 171 residential units via a mixture of single-family homes,
patio homes, and for-sale townhomes. The proposed overall density of the PDD is
2.71 units/acre, which is well within the accepted density limits for Medium Density
Residential, which as stated above, is the Comprehensive Plan’s recommendation for
the future land use of the subject parcels. An overall density of 2.71 units/acre is
comparable to the density in the Residential B zoned development that is located in
close proximity to the subject parcels, such as the Cambridge Court townhome

development off Fellows Road to the south,

Refer to Section II1.B. below for a breakdown of the proposed units and market

demographics.

A. Appearance/Visibility

The proposed PDD will maintain the existing road corridor along Fellows Road,
with no rear yard exposure to the road corridor. The lots proposed along Fellows
Road will be consistent with the adjoining frontage properties along the road, and

will be similar ot sizes.

Enclosed with this application is a Surrounding Neighborhoods Exhibit which
also includes the zoning districts of the suwrrounding residential neighborhoods,
The Surrounding Neighborhoods Exhibit shows that the scale of the proposed
PDD is not out of context with the surrounding residential neighborhoods which
include the townhomes off Whitney Road, and the patio lot development of Eagle
Vale. As such, the scale of the proposed PDD has been designed to be consistent

with the neighboring zoning densities that have been developed to date.

B. Unit Breakdown/Market Demographics

The proposed unit breakdown for the Pride Mark Homes project is as follows:

Pride Mark Homes parcels (+£63.1 acres):

26 Single-family homes

55 Patio homes



90 Townhome units

=171 total residential units (@ 2.71 units/acre

C. Amenities

The proposed development will be served internally via a public concrete
sidewalk system to allow for pedestrian use and serve as an active amenity

available for use by the residents of the community,

Access & Parking

Access to the Fellows Road Properties will be provided via a primary access off
Fellows Road from the west. A secondary means of access will be provided
either by a second connection to Fellows Road at the project’s south boundary
and/or by leaving a road for future extension to the south. This will be reviewed
with the DPW and Fire Marshal to determine the desired second access. Both
access points to the development are proposed to be public roadways which will
be designed per Town development standards and offered in dedication to the
Town of Perinton. The development is proposed to be served entirely by public

roadways.

A Traffic Impact Report has been completed for the proposed PDD. The Traffic

Impact Report has been provided to the Town under separate cover.

Utilities
The proposed PDD will be served by public water provided by the Monroe
County Water Authority (MCWA). The properties will be served via a looped

public watermain system with two connections proposed to the existing 8”

MCWA watermain located along Fellows Road.

The proposed PDD will be served via public sanitary sewers to be offered into
dedication to the Town of Perinton via an internal 8” PVC gravity sanitary sewer
system with a proposed connection to the existing Town of Perinton sanitary

pump station located along the north side of Furman Road.



The proposed PDD will be served by the Fairport Municipal Commission
(electric) and Rochester Gas & Electric (gas).

The subject parcels were designated for Medium Density given the infrastructure
that is already in place, including sewer and water. It should be noted that the
proposed PDD does not require an extension of infrastructure, nor will it

encourage future spread of the infrastructure.

. Drainage and Stormwater Management

Stormwater runoff will be analyzed as part of a comprehensive stormwater
management plan that will be developed per the Town of Perinton Code Design
and Construction Standards and the regulations set forth by the New York State
Department of Environmental Conservation (NYSDEC) and its SPDES General
Permit GP-0-20-001. Stormwater management facilities will be designed and
constructed on-site to provide the required water quality and water quantity
volumes and to discharge the post-development runoff at peak runoff rates below
the pre-development peak runoff rates as required per Town Code and NYSDEC

guidelines.

The proposed PDD will also include runoff reduction volume (RRv) or “green
infrastructure” design elements to treat the first-flush or 1 rain event. It is
anticipated that bio-retention area(s) and disconnection of rooftops will be utilized
to provide the required green infrastructure water quality volume & RRv
requirements. The final design will include calculations and a detailed analysis of

the stormwater management design.

. Easements

The proposed sanitary sewer system and storm sewer systen will be offered in
dedication to the Town of Perinton. Easements will be provided as necessary for
the sanitary sewer and storm sewer alignments. Easements will also be provided

to the Town for the proposed stormwater management areas.



H. Recreation/Open Space

As mentioned above, the proposed development will be served internally via a
public concrete sidewalk system to allow for pedestrian use and serve as an active

amenity available for use by the residents of the community.

The PDD has been designed to avoid the existing LDD/wetland areas to the
maximum extent practicable. Open space areas are proposed to protect the
LDD/wetland areas, which in turn preserve the natural habitat and wildlife
corridors. The use of open space areas is also a common clustering technique
which places the residential lots on lands suitable for development. The use of
open space creates internal buffers between the residential neighborhoods. The
proposed development along Fellows Road will mimic the existing frontage
development of similar size lots, with no rear yard exposure being proposed to

Fellows Road or Furman Road.

IV.  PDD Code Requirement Analvsis

A,

Intent

Town Code §208-52.A(1): “The intent of this district is to permif the
development of land for specialized purposes where tracts of land suitable in
location, area and character for the uses and structures proposed are to be
planned and developed on a unified basis. Suitability of land proposed for such
development shall be guided by the Comprehensive Plan, other plans and official
policies used to guide development in the Town, and the existing and prospective
character of surrounding land uses. The application of a planned development
district shall result in development with certain advantages over that which would
be obtained under conventional zoning; result in the preservation and
enhancement of the natural, cultural or historic features of the site; result in land
uses and physical site arrangements which are not contemplated under
conventional zoning but which would further the development goals of the Town;
reduce improvement costs through more efficient arrangement of varied land
uses, buildings, circulation systems and infrastructure; and result in the
promotion of the general health, safety and welfare of the Town.”

The proposed PDD meets the Future Land Use Plan (FLLUP) recommendation
within the Town’s Comprehensives Plan for the Fellows Road Properties to be

developed with Medium Density Residential uses. This proposal includes a




walkable community with a desirable mixture of unit sizes and price points,

consisting of single-family homes, patio homes, and for-sale townhomes,

Comprehensive Plan, page 53 (Medium Density Residential):

“Over the past hwenty years, the Town of Perinton has experienced an increase in
demand for multi-family and higher density residential development. This was
driven by several marke! forces including the increasing cost of land, a growing
need for affordable family and senior housing options, the impacts of the Great
Recession (2007 - 2009) on access to mortgages and consumer desire for lower
maintenance living.”

“Future development should consist of well-designed, walkable apartment
communities, patio homes and townhomes within close proximity to services.”

. Permitted Uses

Town Code §208-52.B(1): “Residential uses. In developing a balanced
community, the use of a variely of housing types and densities shall be deemed
most in keeping with this article,”

The proposed PDD satisfies both the Town’s need for additional housing types
per this requirement and provides the recommended density as identified in the

Comprehensive Plan for the subject parcels.

. Basic Requirements

Town Code §208-52.C(3): “The site shall be suitable for development in the
manner proposed without hazards to persons or property, on or off the site, froni
probability of flooding, erosion, subsidence or slipping of the soil or other
dangers, annoyances, or inconveniences. Soil conditions, groundiater level,
drainage and topography and other factors shall all be appropriate to support
both the kind and pattern of the intended use.”

The Fellows Road Properties are suitable for development in the manner proposed
without hazards to persons or property. The NYSDEC EAF Mapper does not
identify any floodplains or floodways on the subject properties. The majority of
the site contains gentle slopes and preliminary soil testing indicates that the
property is suitable for development in areas outside of the mapped steep slope
LLD areas and wetland LDD areas. The development will be designed to avoid

the mapped LDD areas to the maximum extent practicable.




Town Code §208-52.C(5): “The appropriate types of uses within the Planned
Development District shall be guided by the Comprehensive Plan goals and
objectives.”

The proposed PDD meets the Future Land Use Plan (FLUP) recommendation
within the Town’s Comprehensives Plan for the Fellows Road Properties to be
developed with Medium Density Residential uses. This proposal includes a
walkable community with a desirable mixture of unit sizes and price points,

consisting of single-family homes, patio homes, and for-sale townhomes.

. Design Standards

Town Code §208-52.D(1): “The Town of Perinton Design Criteria and
Construction Specifications for land development are adopted herein by
reference, and shall establish the standard for project design and construction as
appropriate.”

The proposed PDD will comply with the Town of Perinton Design Criteria and

Construction Specifications for land development.

Town Code §208-52.D(2): “Tract perimeter standards. All dimensional
requirements of conventional zoning districts shall apply to the perimeter of
planned development projects on the sides where said planned development
project abuts a conventional zoning district; these shall include setbacks and
buffering requirements.”

The proposed PDD proposes setbacks which maintains the tract perimeter
standards of the current conventional zoning district (RT-1.2.5) for the adjoining
properties to the north and east. There are no buffer requirements within the

underlying zoning district.

Town Code §208-52.D(3)(a): “Maxinum building coverage shall not exceed 35%
of the total site or parcel area.”

The proposed building coverage of £16% is below the 35% threshold of the total

site as identified in the Town Code.

Town Code §208-52.D(3)(b): “Maximum coverage by all buildings, structures,
parking areas and impervious surfaces shall not exceed 65% of the total site or
parcel area.”




The proposed impervious surface coverage of £28% is below the 65% threshold

of the total site as identified in the Town Code.

Town Code §208-52.D(3)(¢): “Maxinuam building height shall be 40 feet, unless
the Town Board finds that some greater height is reasonable and appropriate
given the location of the development, the ferrain involved and the nature of the
development. ”

The maximum building height for all proposed residential structures will be less

than the 40° threshold as identified in the Town Code.

Town Code §208-52.D(3)(d): “Setbacks from public rights-of-way, private drives,
structures, and interior lot lines, efc., shall be proposed by the designer. The
Town Board shall approve such setbacks, and these shall become binding upon
the district.”

See Section V below for the proposed lot standards.

Town Code §208-52.D(4): “Standards for off-street parking, loading and signs
Jfor planned development district uses shall be guided by those for equivalent or
similar uses in conventional zoning districts, but meay be modified to better
achieve site development objectives, during the site plan and subdivision approval
process. If the designer proposes a variation firom these conventional standards,
they shall be presented as part of the district and approved by the Town Board.”

All proposed exterior parking spaces consisting of driveway spaces will meet the

requirements of §208-16 “Off-street parking and loading” of the Town Code.

. Application Procedure

Town Code §208-52.E(1Xa)[2]fa]: “Location and extent of all proposed land
uses, with areas in acres, as well as any proposed open space, including the
development guidelines proposed for sethacks, building size, lot coverage,
parking, impervious surfaces and other similar land use resirictions found within
the Zoning Code.”

See the enclosed PDD rezoning concept plans for the information listed above.
The proposed development guidelines and lot standards are listed below in

Section V.




Town Code §208-52.E(D()21[b): “All interior streets, roads, easenients and
their planned public or private ownership, as well as all points of ingress and

¥

egress from existing public rights-of-way.”

See the enclosed PDD rezoning concept plans for the information listed above.

Town Code §208-52.E()(a){2][cl: “An area map showing the applicant's entire
holdings and adjacent properties; that portion of the applicant’s property under
consideration; all properties, subdivisions, streets, easements, watercourses, LDD
and other significant natwral and built features within 500 feet of the applicant's
property, and all uses and zoning of abutting lands.”

See the enclosed PDD rezoning concept plans and surrounding area map for the

information listed above.

Town Code §208-52.E(1¥a)[2][d]: “If residential in nature, description of the
number of residential units, their dwelling type, number of stories, the overall
architectural style, and the overall density of the proposal. If nonresidential in
nature, the number of stories, the range of building footprints, the total
impervious surface, the architectural style and guidelines and the overall density
of the proposal.”

See Section HI.B, above.

Town Code §208-52.E(1)(a)[2][e]: “The area water and sanitary sewer systems
with proposed points of attachment to existing systems; the proposed stormwater
drainage system and its relation to existing systems.”

See Section IILE and Section IILYF, above for a description of the proposed

utilities & drainage and stormwater management design.

Town Code §208-52.E(1Xa)[2][f]: “Description of the manner in which any
common areas that are not to become publicly owned are to be maintained,
including open space, streets, lighting and other considerations relevant to the
proposal,”

The lands and amenities provided around the proposed townhome units will be

owned and maintained by a Homeowners Association (HOA).




Town Code §208-52.E(1Y@a)[2][g]: “If the development is to be phased, a
description and graphic representation of the phasing of the entire proposal in
terms of length of time, type and number of units or activities completed per
phase.”

The Pride Mark Homes parcels will be developed in phases. The final phasing is
yet to be determined and will be provided as part of the future site plan

applications.

Town Code §208-52.E(1Ya)2][h]: “A description of any covenants, easenients,
restrictions proposed to be imposed upon the use of the land, buildings or
structures, including proposed easements for public utilities.”

No covenants, easements or other restrictions are proposed at this time, other than

the typical easements required by the Town (i.e., utility & drainage, etc.).

Town Code §208-52.E(1)(a)2][i]: “A written statement by the applicant setting
Jorth the reasons why, in his or her opinion, the proposal would be in the public
interest and would be consistent with the Town's goals and objectives.”

The proposed residential PDD development meets several goals and objectives of
the Town’s Comprehensive Plan; thus, highlighting how the proposal is in the

public interest.

Comprehensive Plan, page 66 (Policy Area #1 Land Use/Community Character):

Goal #1: “Protect the long-term viability of residential areas in the Town.”

This proposal addresses the need for new residential housing options. It allows
current residents to stay within the community they currently reside in, while also
providing attractive housing options for potential residents seeking to relocate to
the area. The property is currently zoned residential, and the surrounding area’s

predominate use is residential.

Goal #2: “Encourage the development of a range of housing types enhancing
access and choice to support a diverse and inclusive population.”’




This proposal meets this goal by providing a mixture of residential units of
various uses, sizes, and price points in a single area, thus providing variety in the
planned neighborhood. The current availability of for-sale housing options in the

Town of Perinton 1s minimal.

Comprehensive Plan, page 66 (Encouraging Mixed-Use Development within the
Town):

“Market forces continue to drive demand for residential and supportive
commercial uses. Accommodating future development will require greafer focus
on design since the majority of growth will likely be in the form of infill
development and redevelopment. There is a distinct opportunity (o create more
compact, walkable mixed-use areas, similar to a village-siyle aesthetic.”

“Through public engagement, it was apparent Perinton residents would like to
see more diverse housing options at smaller scale and a range of price points.
Ensuring land use regulations allow for, and facilitate, these types of housing
products should be prioritized moving forward.”

The proposed PDD meets the Comprehensive Plan’s recommendation for the

subject parcels to consist of Medium Density Residential use. This application

includes a mix of units on smaller lots, and offers detached and attached units.

Comprehensive Plan, page 82 (Policvy Area #4 Environmental Stability):

Goal # 3: “Continue to review the Town’s zoning code and site plan review
process to ensure regulations consider best practice standards to reduce
stormwater runoff and erosion control.”

This proposal meets this goal as the project will be designed to meet the
NYSDEC Stormwater Management Design Manual Guidelines as well as the
Town of Perinton’s Design and Construction Standards. By adhering to the
NYSDEC and Town of Perinton development guidelines, the project is poised to
manage the post-development stormwater runoff condition and control erosion

during construction by utilizing accepted Best Management Practices.

V. Requested Area/Design Standards

See enclosed PDD rezoning concept plan for requested lot standards for the various

residential uses proposed.
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Conclusion

As described in this narrative, the proposed PDD meets several of the goals identified
in the Comprehensive Plan for the Town of Perinton. This application also identifies
how the proposed PDD strictly adheres to the Future Land Use Plan identified within
the Comprehensive Plan, which specifically recommends that the subject properties
be developed as a Medium Density Residential community. The proposed density
within the development is also consistent with the surrounding residential

neighborhoods.



