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ARCHITECTURALSTUDIO




DESIGN REVIEW & RECOMMENDATIONS     
PROJECT:
Creekstone Development



TYPE:
New Buildings
ADDRESS:
NE Quadrant of Pittsford-Palmyra & Mason Roads
AREA: 
Hamlet of Egypt , Town of Perinton

DATE:

07.8.13
DESCRIPTION:
Creekstone Development: Submission for a proposed development on approximately 39.9 acres at the NE Quadrant of the Hamlet of Egypt Center.  The proposed development is comprised of approximately (48) new buildings (160 residential units).  The type of residential units include: (26) one-story single family houses, (4) one-story ‘greenhouse’ style skilled nursing houses (8 units), (3) three-story independent living apartment buildings (66 units), (12) one-story ranch townhomes (60 units), (1) clubhouse / maiont.building, (1) pool house, and (1) storage building.
DEVELOPER:
Pride Mark Development 
ARCHITECT:
James Fahey Design (Architect)
ENGINEER:
Costich Engineering (Civil Engineer)

REVIEWED:
CN110 – Comprehensive Master Plan (site plan) dated 03/07/2013, prepared by Costich Engineering (#1978)


Traffic Impact Study for the proposed Creekstone Residential Development, dated November 2012 by SRF Assoc.

Market Analysis Report for a 166-Unit Residential Rental Community: Creekstone, dated 10/10/2012 by BTRC & Assoc.


Resident’s Comments (emails to the Town (James Smith) regarding the proposed development)

REFERENCES:
Town of Perinton – Zoning Code

Town of Perinton – Comprehensive Plan Update – May 2011

Town of Perinton – The Hamlet of Egypt Subarea Plan and Guidelines – 2003


SITE INFO:
Approximately 39.9 acres


Current Zoning: Residential B (Request for PDD Zoning)


There are NYSDEC Regulated Wetlands on the northeast part of the site.


The site is within the Egypt Historic District boundary.


There is a proposed connection to the Crescent Trail that runs through the site.


INTRODUCTION:

It is our understanding that the developer is proposing to construct (48) new buildings (160 residential units) as described above and per the Presentation Plan dated  03/07/2013.  It is our understanding that there has been opposition to the development expressed by some of the local residents.  Some of the concerns raised (per emails provided by the Town) include: the residential units are proposed to be for rent, potential for increased traffic, increased density, potential for increased demand on schools, potential for decreased property values, potential for negative environmental and infrastructure impacts, potential impact to the historic cemetery, concern about not connecting to existing stub roads, construction quality of development, concern about the targeted demographics, concern about market demand, and concern about potential increased crime.
SITE PLAN DESIGN REVIEW:

We have been asked to review the proposed project against the Town Comprehensive Plan, and the Hamlet of Egypt Subarea Plan and Guidelines.  The following are excerpts of the Comprehensive Plan and the Subarea Plan in regards to the proposed development:
TOWN OF PERINTON COMPREHENSIVE PLAN:  (Updated in May 2011)

Review of highlights in regards to the proposed Creekstone Development:
1) Goals for Perinton 2020: (CHAPTER 1)
· Protect and celebrate Perinton’s natural, scenic and historic resources.

· Provide a full range choice in the selection of housing types and price ranges.

· Support appropriate infill and redevelopment opportunities, especially in key gateway corridors and commercial centers.

· Continue to address the needs of the Town’s aging population, including housing transportation, building and site design, recreation, and continuing education.

· Encourage sustainable policies.

2) Emerging Trends: National Demographic Trends potential impact upon Perinton: (CHAPTER 2)
· Increase in population ages 55 and over.

· Decrease in population 14 and under.

· Decrease in working adult aged population.

· Increase in percentage of new construction of townhomes and senior-friendly homes. 
3) Opportunities: the Town should build upon: (CHAPTER 2)
· Proactively approach change in population base.

· React to trend in down-sizing of housing.

4) Future Land Use Plan: “Medium Density Residential” (CHAPTER 3)
· Proposed site has been identified as “Medium Density Residential”

· “Medium Density Residential” areas are recommended for areas outside of the Village, in northern Perinton and around the Hamlet of Egypt.

· The character of “Medium Density Residential” shall be consistent with the higher density character of the Village and are desirable locations for duplexes, townhomes, condominiums and patio style homes.

· Strong pedestrian connectivity to surrounding developments, as well as the integration of neighborhood parks and playgrounds should be incorporated.

5) Hamlet of Egypt: (CHAPTER 5)
· The Route 31 corridor has undergone sporadic development, and lacks continuity of form, architectural character, and site design.

· Development is complicated by wetlands and stream corridors within the hamlet.

· Development pressure led residents and the Town to develop plans and guidelines for future growth (Egypt Subarea Plan 2003).

· Community and Economic Development Objectives: 

· Continue to attract commercial development in existing centers, including opportunities for infill, redevelopment and senior/family housing.

· Encourage new development in hamlet centers that respect the existing historic scale and context.

· Ensure infill and redevelopment in residential neighborhoods is complimentary to existing scale and context.

6) Healthy Living Objectives: (CHAPTER 7)

· Expand non-motorized transportation opportunities in the Town, including sidewalks and trails.

· Continue to improve the connectivity of parks, trails,  and recreational resources to the neighborhoods.

· Prioritize opportunities for completing trail linkages to encourage pedestrian travel.

7) Historic and Cultural Resources: Hamlet of Egypt Historic District: (CHAPTER 8)

· Historic District established in 2000.

· 2003 Hamlet of Egypt Subarea Plan and Guidelines create to promote appropriate development.

· Ramsdell-Ranney Farm recognized as an historic district in 1993.

· Maintain the historic integrity of hamlets by encouraging context-sensitive development.

THE HAMLET OF EGYPT SUBAREA PLAN AND GUIDELINES:  (2003)

Review of highlights in regards to the proposed Creekstone Development:

1) The Subarea Plan recommended that the proposed site be developed as a transition from  the adjacent “Suburban Residential Development” (located to the east and north) to” Mixed-Use” and “Commercial” in the Hamlet Core.  The following land uses were recommended: (SECTION III – SUBAREA PLAN)
· “Planned Residential Low Density” (PRL) (recommended directly adjacent to the existing suburban residential developments)
· Single-family houses are strongly encouraged.

· Density range of 3-6 units per acre.

· Intended to be developed in a village-like configuration.

· Encouraged to be linked to the neighborhood and local amenities by a comprehensive pedestrian circulation system.

· House footprints are encouraged to be oriented towards the front yard so that the front façade contributes to the pedestrian character of the street.

· Rear yard vehicular access is encourage, but not required. 
· “Planned Residential Medium Density” (PRM) (recommended directly adjacent to the proposed PRL)

· Townhouses and condominiums are encouraged, apartments are acceptable.

· Density range of 6-8 units per acre.

· Intended to be developed in a village-like configuration.

· Parking ratios are intended to be limited to 1-2 spaces per unit.

· Encouraged to be linked to the neighborhood and local amenities by a comprehensive pedestrian circulation system.

· “Planned Residential Business/Amenity” (PRB) (recommended directly adjacent to the proposed PRM along Route 31 and Mason Road)

· Intended for resident oriented amenities and restricted services such as parks, clubhouses, recreational facilities, etc.

· The scale, proportion, and aesthetics shall be compatible with both the adjacent residential and commercial areas.

· Encouraged to be linked to the neighborhood and local amenities by a comprehensive pedestrian circulation system.
· Buffer Areas (recommended between the existing Suburban Residential and proposed PRL )
· Buffers are dedicated areas that serve to screen views and/or noise between one property and another.  They can be achieved with landscaping elements such as trees, vegetation and land forms, or through hardscaping elements such as walls or fences.  Ideally, existing land features (wetlands, woodlots, steep slope areas, streams, etc.) should be identified, preserved and used as buffers.  
· Buffers are recommended where there are specific adjacency concerns and where the use of Transition Zones is not feasible or appropriate.

2) Hamlet Development Guidelines: Hamlet Character (SECTION IV – C)

· It is strongly encouraged that developers interested in the Hamlet become familiar with Egypt’s history by referring to “Identification of Architectural and Visual Elements that Define the Historic Character of the Hamlet of Egypt, Town of Perinton,” prepared by Ann B. Parks and the Landmark Society of Western New York (1999 LSS).  The historical character of the Hamlet should be maintained through any new development or renovation project within the Subarea.
· Rural towns typically have two primary development types: rural countryside and hamlet centers.  The hamlets are denser and contain a greater variety of uses.  The limits of a hamlet center are clearly defined by its transition to the more rural and less dense periphery.  This concept applies to Egypt in that a concentric density gradation (from dense to less dense), from the intersection of Pittsford-Palmyra Road (Route 31) and Mason/Loud Roads has occurred and has been determined to continue to be appropriate and desired.  It has also been determined that, due to the presence of Route 31 and its heavy traffic volume, the density transition east and west from the Hamlet Center will be more gradual than that north and south (along Mason/Load Roads) from the Hamlet Center.  This presents a more linear development pattern.
· Also important to the hamlet character is the identification of existing land and architectural features.  These unique features are landmarks or icons which identify the Hamlet of Egypt.  New development should serve to enhance the existing integrity of the hamlet character by respecting historic (and non-historic) landmark buildings and structures, land and water features, as well as important vistas.
3) Hamlet Development Guidelines: Density (SECTION IV – D)

· When considering the Hamlet as a whole, the philosophy of the Density Gradation Diagram should be referenced.

· And when considering specific new developments, the density levels of the existing adjacent parcels should be respected so as to not create drastic contrasts in density.

4) Hamlet Development Guidelines: Design Principals (SECTION IV – E)

· The Hamlet of Egypt should be considered a Town sub-center and, as such, an area where denser development should be encouraged, consistent with the objectives of compatibility with adjacent land uses, limiting natural factors and continued enhancement of the attractiveness of the community.

· The density and intensity of development shall be greatest closer to the four corners in Egypt (Loud, Mason, Rt. 31) and become less dense more distant from this center.  The gradation in density should also be based upon the availability of sewer and water, topography, access opportunities, safety and capacity of the road system, and compatible with surrounding land uses.

· For residential development, higher density development is appropriate near the core, grading outward to traditional suburban densities, and in the east and south to rural densities.

· Adequate buffers and/or land use transitions are needed between new development and low density rural residential areas to the south, and developed subdivisions to the north and northeast.

· Industrial park expansion near the four corners shall be discouraged and consideration be given to change the zoning to limited commercial, planned residential, restricted business, and planned mixed-use.

· Areas currently zoned Residential B, not considered suitable for residential development, should be rezoned in accordance with recommendations of this plan (refers to 2000 Town of Perinton Comprehensive Plan).

· Community (neighborhood) service and convenience businesses are preferred over businesses primarily upon drawing regional traffic.

· The steep slopes south of Route 31 help define the boundaries and character of the Hamlet and, as such, they shall be protected from encroachment.

· Subdivisions and other types of development on the periphery of Egypt shall be designed so that easy access can be provided to the Hamlet both for vehicles and pedestrians.

· A street landscaping plan shall be developed to provide visual and functional continuity within the Hamlet of Egypt.

· The Planning Board, Historic Architecture Commission, and/or Town Historian should work with property owners to choose appropriate building materials, forms, and architectural details during redevelopment and construction of new buildings in the Hamlet area to reinforce the Hamlet’s character and identity.

· A sense of place can be reinforced with gateway signing, consistent roadside landscaping and design, banners, and other consistent architectural treatments.

· The Subarea development is to be rooted in preserving and building upon the historic character of the Hamlet of Egypt.

· When new buildings are considered, architectural compatibility rather than conformity should be the rule.  When existing historic buildings are renovated, preservation based upon the Town’s established processes should be the rule.
· Density shall be appropriate to promote the economic vitality of the Hamlet, but not to the detriment of the historic character.

5) Hamlet Architectural Guidelines: (SECTION V) – NOT REVIEWED
RECOMMENDATIONS:
TOWN OF PERINTON COMPREHENSIVE PLAN COMPLIANCY
1) In general, the proposed plan is in compliance with the Comprehensive Plan.
2) The following considerations should be made with the review of the proposed development per the Comprehensive Plan:

· Special care should be made as to the potential impact to the natural and historic context:

· The proposed park area and trailhead (located south of the cemetery on Mason Road) should be designed so that it is respectful of the Hamlet and the cemetery’s history.  This location has the potential to be a valuable amenity for the Hamlet and Town.  
· The scenic nature of the wetlands should be carefully preserved and enhanced.
· Special care should be made as to encourage strong pedestrian connectivity including the integration of the Crescent Trail, the proposed park area/trailhead, the clubhouse and the surrounding neighborhood.
HAMLET OF EGYPT SUBAREA PLAN AND GUIDELINES COMPLIANCY

1) In general, the proposed plan is in compliance with the Egypt Subarea Plan.
2) In particular, the south section of the proposed plan complies with the land-use recommendations of the Subarea Plan.

3) The north section of the proposed plan  varies from the land-use recommendations of the Subarea Plan as follows:

· The density transition (lower to higher) is more from west to east, than north to south.  (The developer has explained the rationale for this variation is in response to comments from neighborhood residents that would like the apartment buildings located as far away as possible from their properties.)  
4) The proposed development does provide buffers to the adjacent residential and connection to the Crescent trail as recommended by the Subarea Plan.

5) The proposed development locates a clubhouse building where recommended by the Subarea Plan.
6) The following considerations should be made with the review of the proposed development per the Subarea Plan:

· The developer should work with the Planning Board and Historic Architecture Commission to choose appropriate building materials, forms, and architectural details that help to reinforce the Hamlet’s character and identity.
· Because the property abuts Route 31 and Mason Road at locations that have been designated as gateway element opportunities per the Subarea Plan, consideration should be made to provide appropriate gateway elements.  

· On Route 31, the proposed clubhouse building has the opportunity to be an architectural feature that is respectful of the Hamlet’s character, relates to the adjacent Ramsdell-Ranney Farm, and provide a gateway element for the hamlet center as well as the Creekstone development.
· On Mason Road, the proposed park and trailhead has the opportunity to be a landscaped feature that is respectful of the Hamlet’s character, relates to the adjacent historic cemetery, and provides a gateway element for the hamlet center and the Creekstone Development, as well as a node along the Crescent Trail.

RESIDENT COMMENTS & CONCERNS:

The following is a review of some of the primary concerns that have been expressed by the local residence, per emails provided by the Town:

Density:

Proposed: 
A 160 unit development is proposed that equates to approximately 4.01 units per acre. 
Review: 
Comprehensive Plan  recommends: “Medium Density Residential”
Subarea Plan recommends: Transitional density across the site from 3 to 8 units per acre.
Traffic:
Proposed: 

A 160 unit development with (26) single family, (4) ‘greenhouse’ style skilled nursing houses (8 units), (3) independent living apartment buildings (66 units) and (12) townhomes (60 units) is proposed.
Review: 

The Town’s consultant (Erdman Anthony) reviewed the potential traffic impact and found it to be negligible.

The developer’s consultant (SRF) reviewed the potential traffic impact and found it to be negligible.

Note: Based upon statistics from the Urban Land Institute (ULI), Single Family Detached Houses produce approximately 10 Daily Trips per Units vs. Apartments that produces approximately 6.3 Daily Trips per Unit.  It would also be assumed that the Greenhouses would produce significantly less than 6.3 Daily Trips per Unit.
School Demand:
Proposed: 

A 160 unit development with (26) single family, (4) ‘greenhouse’ style skilled nursing houses (8 units), (3) independent living apartment buildings (66 units) and (12) townhomes (60 units) is proposed.

Review: 

Based upon statistics from the Urban Land Institute (ULI), owner occupied single-family homes average 64 school aged children per 100 units of new housing.  Garden apartments average 21 school aged children per 100, and mid to hi-rise apartments average 19 per 100. (Rough Calculation per ULI: +/-35 SAC if built out as Residential B with 95 units owner-occupied, +/- 30.6 SAC per proposed development)
Property Values:
Proposed: 

A 160 unit development is proposed that equates to approximately 4.01 units per acre. 
Review: 

Based upon statistics from the Urban Land Institute (ULI), the following are average annual appreciation values for single-family detached homes by nearness to multifamily buildings:

· Not Near Multi-Family = 2.66% average annual appreciation

· Near Multi-Family = 2.90% average annual appreciation 

· Near Low-Rise Multi-Family =  2.91% average annual appreciation

· Near Mid or High-Rise Multi-Family =  2.79% average annual appreciation
Environmental Impact:  

Studies have shown that single-family low-density sprawl can negatively impact the environment more so than higher density development.  (However, it is highly recommended that this project take extra care in protecting the existing wetlands and providing important natural vistas and view sheds.  Also, based upon the Subarea Plan and neighbor’s concerns, it is also highly recommended that landscaped buffer zones be provide at the edges of the site that abut existing residential developments.)

Impact to the Historic Cemetery: 

It is highly recommended that this project take extra care in protecting the existing historic cemetery.  It is also recommended that new development around the cemetery be treated in a manner that is respectful and sensitive to the hamlet character and history.
Construction Quality:  

Per the Subarea Plan, the developer should work with the Planning Board and Historic Architecture Commission to choose appropriate building materials, forms, and architectural details that help to reinforce the Hamlet’s character and identity.
Demographics, Market Demand and Crime: 

Studies have shown that there is a demand for this type of development, particularly for the ‘baby boomer’ population.  The target demographics for multi-family and rental properties are changing significantly and it appears as though there will be a demand for these types of units by two primary generations (baby-boomers and millennials). It is also interesting to note that the luxury housing business segment is one of the fastest growing components in the multifamily industry.  The Perinton Comprehensive Plan  Update also sites these emerging trends. 
In regards to crime, studies have shown that there is little to no relationship between density and crime rates (in some cases there is less crime per unit in higher density developments – See ULI for reference).  It is highly recommended that the development is built to high design, construction, and maintenance standards.  

ARCHITECTURAL DESIGN REVIEW:  (Not Reviewed)

REPORT BY:  


Christopher P. Lopez, AIA, AICP, Principal




PLAN Architectural Studio, P.C.
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