
PUBLIC WORKS COMMITTEE MEETING 
 

NOVEMBER 1, 2022 -  9:00 A.M. 
 

BRIGHTON TOWN HALL AUDITORIUM 
 

DRAFT AGENDA 
 
 
 

MEETING CALLED TO ORDER: 
 

APPROVE MINUTES: 

PUBLIC REVIEW OPEN FORUM:   
 
OLD BUSINESS 

 
MATTER RE: Quicklee’s Incentive Zoning Application 
 
MATTER RE: Winter Farmer’s Market Bid 
 

 NEW BUSINESS 

MATTER RE: Assembly Bill A1007A Authorizes cities, villages and towns to 
reduce the speed limit to twenty-five miles per hour 

 
MATTER RE: Currewood Circle “No Parking” 
 

 

 TREES: 

Address (DBH) Tree 

Description 

Recommendation 

85 Poplar Way (26”) Norway Maple Remove and Replace 
151 Hampshire Drive (18”) Norway Maple Remove and Replace 

at an alternate site 
2881 Elmwood Ave., along Hampshire (22”) Norway Maple Remove  
175 Alaimo Drive (36”) Silver Maple Remove and Replace 
185 Alaimo Drive (64”) Silver Maple Remove and Replace 

  

 MEETING ADJOURNED: 

 
NEXT COMMITTEE MEETING: December 6, 2022 at 9:00 A.M  
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Writer's Direct Dial Number: 585.987.2901 

Writer’s Direct Fax Number: 585.362.4602 

Email: jgoldman@woodsoviatt.com 

Admitted to practice in New York and Florida 

 

October 28, 2022 

 

 

Town Board 

Town of Brighton 

2300 Elmwood Avenue 

Rochester, New York 14618 

   

   Re: 1950-1966 Monroe Avenue, LLC – Incentive Zoning Approval 

            Redevelopment of the southeast corner of Monroe Avenue and Elmwood Avenue  

  INITIAL LETTER OF INTENT  

 

Dear Board Members: 

  

  This office has been retained by 1950-1966 Monroe Avenue, LLC, the owner of the 

properties bearing the same street numbers on the southeast corner of Monroe Avenue and 

Elmwood Avenue, to assist in obtaining municipal approvals to redevelop this high-profile 

corner for a modern convenience store/gasoline fueling facility/EV station in accordance with the 

goals and objectives of the Envision Brighton 2028 Plan. The property is located in the BF-1 

Neighborhood Commercial Zoning District.  

 

          The property at 1950 Monroe Avenue is currently utilized as a traditional gas station and 

automobile repair facility as a pre-existing non-conforming use. The adjacent property at 1966 

Monroe Avenue is a converted house currently occupied by a day spa/boutique.  

 

          Both properties were developed with design principles well received in its time. The gas 

station property has two curb cuts onto Monroe Avenue and two curb cuts on Elmwood Avenue 

with its building set back from the Monroe/Elmwood intersection and the gasoline pumps and 

canopy prominently displayed at the intersection.  The day spa property features front yard 

parking  and the building behind, set back from the road. 

 

            Modern design principals, as expressed in the Envision Brighton 2028 plan for the 

Monroe Avenue corridor, call for a shift from the older "suburban model" as represented by the 

existing developments at 1950 and 1966 Monroe Avenue  to a more "village scale design", 

which is represented by this development proposal.  Unfortunately, since Town Codes generally 

lag behind desired development trends, we are making this application for Incentive Zoning to 

address that gap. 
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 Working initially with Town staff, and then with the Planning Board, the applicant 

started its plans for the redevelopment of these parcels in the summer of 2021. A concept plan 

designed to conform, as near as possible, with the existing Code and require a minimum of relief 

from the Zoning Board of Appeals was developed. While well received by the Planning Board at 

their meeting in July of 2021, members expressed their preference to see the "suburban village 

design" for the 12 Corners (featuring the convenience store building on the corner and gasoline 

fueling islands behind); it was apparent that relief from the Zoning Board under the existing 

Code was not a sustainable option. (It should be noted that it is very unusual for a convenience 

store/gas station operator to even consider gasoline pumps in the back, but to their credit, this 

developer was willing to do so).  

 

    Accordingly, we progressed through full site plan design (engineering and architectural) 

and filed a preliminary site plan application, which was heard in the fall of last year. We were at 

the threshold of approval, but there was still a desire to see the building on the corner.  The 

developer was approached to see if they would consider making an Incentive Zoning application 

to overcome the Code hurdles and the developer agreed with the understanding that the amenity 

being offered was a forward-thinking design consistent with current design standards and the 

Envision Brighton 2028 guidelines.  

 

         Through the early part of this year, the applicant worked with Town staff and later the 

Town Board Public Works Committee (with input from the Town's Architectural Review Board) 

to refine a plan that met the goals of setting a tone for new development on the Monroe Avenue 

corridor (especially in the Twelve Corners area). Features of this design include: 

 

1. Creating a sense of space on the corner with a modern hardscape design and the 

building immediate adjacent with parking in the back to accentuate the corner as a 

welcoming spot with direct pedestrian accessibility creating no vehicular conflicts at 

this critical corner.  

2. Modern building design elements with substantial fenestration and a mix of building 

materials with substantial brick,. 

3. Gabled roofs on both the main building and the gas canopy. 

4. EV charging stations. 

5. Bicycle racks.  

6. Reduction of curb cuts from three on Monroe Avenue (two for the gas station, one for 

the day spa) and two on Elmwood Avenue to one curb cut each on Monroe and 

Elmwood to provide access management and minimize pedestrian conflicts.  
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 Graphics submitted with this letter are: 

 

1. A single-sheet site plan overlay depicting the overall site and project statistics. 

2. A 14-page design package depicting the architectural elements, context, and views for 

various vantage points. 

3. Sign graphics. 

 

 

 

THE INCENTIVE ZONING APPLICATION 

 

  Incentive Zoning is regulated under Chapter 209 of the Town of Brighton Code.  The 

purpose and intent of the Code provisions is to provide a vehicle whereby an applicant can 

request “incentives” (relief from Town Code provisions) in exchange for “amenities” (public 

benefits offered by the applicant).  Specifically, Section 209-5(A) sets forth information to be 

provided the applicant in conjunction with an Incentive Zoning application. We will address each 

of the four (4) subsections below:   

 

1) The proposed amenity:  

 

This is a unique Incentive Zoning application to the extent that this development is 

seeking to address the design elements expressed in the various Town planning 

documents, which are not yet incorporated into Town Code. Unlike other Incentive 

Zoning applications where the developer's desire is solely to obtain use incentives, 

increase density and/or obtain relief from other bulk requirements for traditional 

development, this application looks to set the tone for development along Monroe 

Avenue and could have the ancillary benefit of creating a template for future Code 

amendments relating to the Monroe Avenue corridor. An additional amenity is the 

construction of 2 EV stations in the southwest corner of the site.   

 

            

2) The cash value of the proposed amenity. 

 

This amenity comes at a substantial cost to the developer. The unique site development 

design, the development of a "two entrance" model for the building, reconfiguration of 

the prototypical interior elements,  hardscape improvements and the EV stations will 

necessarily increase the site development budget in amount not formally calculated at this 

time (the applicant has not put this out to bid at this early stage, but based on their 

extensive experience in C-store/gasoline fueling locations, estimates the increased cost of 

construction over a traditional C-store/gasoline fueling facility to be $ 280,000.00      . 

 

 



Town Board – Town of Brighton 

LETTER OF INTENT  

October 28, 2022 

Page 4  

 

{9021419: } 

The value of this amenity is not truly monetary, but is consistent with the amenities for 

which incentives may be granted pursuant to Code § 209-3 (A), in particular: 

 (A)(5)- Utilities – Provision of the first EV charging stations in the 12 Corners. 

 (A)(9)- Other facilities or benefits to the residents of the community- 

Introduction of "suburban village design", with buildings along street frontage 

and parking/gasoline fueling behind the building.  Addition of a hardscape area 

at the 12 Corners featuring outdoor seating and a bike rack.   

  

3) A narrative, which:  

a) Describes the benefit to be provided to the community by the proposed 

amenity. The amenity addresses the Town's stated desire to "bring the buildings 

to the street" and also to enhance the profile of the Twelve Corners by taking a 

functional, but visually unappealing corner and bringing modern design and 

qualities to the 12 Corners. Outdoor seating and bike rack in the hardscape 

element create a sense of community space at this walkable and bikeable 

intersection.    

b) Gives preliminary indication that there is adequate…(infrastructure)…to 

handle the additional demands of the incentive…  An engineering narrative is 

being submitted with this application package to address that the Town’s and 

private infrastructure is more than sufficient to address not only the proposed 

amenities, but also, the project itself.   

c) Explains how the amenity helps implement…(the Town’s plans)….   
The Town has conducted numerous studies of the Monroe Avenue corridor over 

the years. This site proposal (and the amenities sought) addresses the elements of 

the 1997 Monroe Avenue Comprehensive Plan, 1999 Monroe Avenue Design 

Plan, the 2011 Monroe Avenue Corridor Community Vision Plan, the 2012 

BikeWalk Brighton Plan and the Envision Brighton 2028 Plan.  

 

4) The proposed incentives.  

 

                     In order to accomplish the goals of this design, a number of incentives are required: 

 

a) A use incentive to allow a convenience store with gas, as a result of the placement 

of the gasoline pumps at the rear (south) of the site, as opposed to its legal pre-

existing non-conforming location at the north, at the intersection of Monroe and 

Elmwood. (Code § 203-74) 

b) An area incentive to allow the building minimum front setback along Monroe 

Avenue to be .5 feet in lieu of the 30 feet required.  (Code § 205-7). 

c) An area incentive to allow the building minimum side setback along Elmwood 

Avenue to be .5 feet in lieu of the 10 feet required. (Code § 205-7). 

d) An area incentive to allow the gas canopy to be set back 27.6 feet along Monroe 

Avenue in lieu of the 30 feet required. (Code § 205-7). Please note that the 

existing gas canopy is 4.4 feet from Monroe Avenue. 
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e) An area incentive to allow a pavement and hardscape setback of zero feet in lieu 

of the 10 feet required. (Code §205-18(B)). Please note that the existing pavement 

setback is 0 feet. 

f) An area incentive to allow a maximum impervious area of 85%, in lieu of the 

65% maximum set forth by Code. (Code § 205-7). Please note the existing 

impervious area is 92.4%. 

g) An area incentive to allow 8 parking spaces in lieu of the 14 parking spaces 

required by Code (Code § 205-12). Please note that including spaces at the gas 

pumps and the EV charging stations, there are 16 parking spaces on site. 

h) An area incentive to allow our sign package as contained in the enclosed 

Quicklee's Design package (two on-building signs and two canopy signs) not 

meeting all content and graphic requirements, in lieu of the signs permitted by 

Code (Code §207-32). 

 

                 The project is conforming with regard to minimum lot area, minimum lot width, 

building rear setback, building height, canopy setback to Elmwood Avenue, density and parking.   

 

   

 

 

 

 

THE APPLICATION PACKAGE 

The application package submitted with this request is as follows:   

a) The graphics referenced earlier in this letter (site plan and design package/sign 

graphics)   

b) A Short Environmental Assessment Form (SEAF). 

c) The engineering narrative referenced earlier in this letter.   

 

  

 

 The development team looks forward to presenting this request preliminarily to the Town 

Board Public Works Committee on November 1.  If any Board member has any questions, please 

do not hesitate to contact me.   
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Very truly yours, 

 

WOODS OVIATT GILMAN LLP 

 

 
 

Jerry A. Goldman 

Please direct responses to Rochester Office 
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QUICKLEE’S DESIGN PACKAGE
1950 & 1966 Monroe Ave

Brighton, NY
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Introduction 
 

The 0.47-acre project site is located at 1950 and 1966 Monroe Avenue in a Town of Brighton 

Neighborhood Commercial (BF-1) Zoning District.  It is the southeast boundary of what is 

colloquially known as “12 Corners”, a prominent area in the town. 

 

 
PROJECT AREA 
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PROJECT SITE 

 

The two parcels currently contain a gas station, gas pumps with canopies, and a small house that 

operates as a hair salon.  Impervious surfaces comprise 92.4%, or 19,084 ft2, of the total area. 

 

The owner wishes to raze the existing structures and construct a new Quicklee’s Gas Station & 

Convenience Store. 

 

Town Code § 209-5(A)(3)(B) requires as part on an application for Incentive Zoning, a narrative 

which: 

 

Gives preliminary indication that there is adequate sewer, water, transportation, waste 

disposal and fire protection facilities in the zoning district in which the proposal is located 

to handle the additional demands the incentive and amenity, if it is an on-site amenity, may 

place on these facilities beyond the demand that would be placed on them as if the district 

were developed to its fullest potential. 

 

This report addresses the Code standard. 
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Sewer 

 
The subject site is served by public sewer with utilities available on the property line. The 

existing gas station/repair facility has been adequately serviced by the sanitary sewer system. As 

part of the analysis under a "conventional" plan for the proposed convenience store/gasoline 

fueling facility, sanitary sewer service was deemed sufficient for the proposed use. Any 

additional demand for the proposed use can be accommodated by the present system. 

 

 

 

Water   

 

The subject site is served by public water with utilities available on the property line. The 

existing gas station/repair facility has been adequately serviced by the public water, with no 

capacity or pressure issues. As part of the analysis under a "conventional" plan for the proposed 

convenience store/gasoline fueling facility, the public water system was deemed sufficient for 

the proposed use. Any additional demand for the proposed use can be accommodated by the 

present system. 

 

 

Transportation 

The project site is currently served by three curb cuts on Monroe Avenue and two curb cuts on 

Elmwood Avenue.  The proposed redevelopment results in a single access for each right-of-way 

as far from the intersection as practical.  The reduction in conflict points and the maximum 

spacing from the intersection are in keeping with Town, County, and State design goals.  The 

result is improved safety for both pedestrians and vehicles in the area. 

Despite the multiple curb cuts onto Monroe Avenue and Elmwood Avenue, the long established 

transportation system for the existing gas station/ repair facility works adequately. With the 

reduction on curb cuts, and their location further away from the Monroe/Elmwood intersection, 

the transportation system will be improved. 

As a part of the analysis under a "conventional" plan, a traffic impact study (TIS) was prepared 

by SRF Associates, a local transportation engineering company and submitted to the Town, with 

the lst update in December of 2021. The report concluded that the "projected traffic impacts 

resulting from full development of the proposed project during both peak hours can be 

accommodated by the existing traffic network with no highway improvements".  If this proposal 

is deemed worthy of further consideration, this TIS will be updated, but there is no doubt that the 

same conclusion will be reached.  

 

Waste Disposal 

 Waste disposal will be handled by private trash haulers under contract with the applicant. A 

dumpster is proposed at the southeast corner of the site with an enclosure to provide screening. 
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Any additional demand for waste disposal will be able to be accommodated by the private waste 

hauler. 

Fire Prevention 

 
Fire prevention is provided by the Brighton Fire Department. Department Station #2 is one block 

away at the intersection of Elmwood Avenue and Winton Road. The proposed site development 

results in a better access for emergency vehicles (better defined curb cuts and access).  The 

convenience store and modern gasoline fueling present a far less fire risk that a repair facility. 

No additional demand for fire protection services are contemplated by this proposed use. 

 

    ______________________________________________________________________  

 

 

Additional engineering considerations 

While not mandated by Code, substantial engineering analysis has already occurred with regard 

to this proposal and is presented here for informational purposes: 

 

Drainage 

The proposed development results in a 20+/-% reduction of site impervious surfaces.  With 

existing drainage patterns maintained, such a reduction would typically not warrant any further 

stormwater management consideration, as the resulting runoff rate is undoubtedly less than that 

occurring under existing conditions.  However, the site lies along the GIGP corridor, which has 

received significant treatment of green infrastructure practices.  Moreover, the site lies within the 

Irondequoit Creek Watershed.  Therefore, the Final Design must incorporate an Irondequoit 

Watershed Collaborative (IWC) Stormwater Pollution Prevention Plan (SWPPP) demonstrating 

site compliance.  The Final Engineering Report will include the SWPPP. 

Stormwater runoff will be directed to two infiltration basins to be constructed adjacent to the 

Elmwood entrance.  The basins will be linked together by way of a 12” diameter, perforated 

polyethylene pipe.  Each facility will be fitted with a field inlet (at each end of the 12” pipe) with 

the grate set 1 ft above the basin bottom.  The cumulative storage of the basins (volume below 

the grates), exceeds the IWC Water Quality treatment volume (calculation in Appendix). 

Earthwork 

The proposed Site Plans result in excess cut, primarily from the infiltration basins.  Spoils will be 

removed from the site in accordance with Town of Brighton regulations. 

                            ___________________________________________________ 

Conclusion 

The amenities sought as part of the incentive zoning do not increase the demand on sewer, water, 

transportation, waste disposal and fire protection facilities in the zoning district.  Neither the 
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"conventional" development plan or the Incentive Zoning plan  creates any additional demand 

beyond the capacity of the current public systems.. 
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