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Introduction

The Town of Penfield is participating in a study of the Rte. 250 corridor that invelvess
other municipalities. The overall study limits are from Lake Road in WetmsRte. 96 in

Victor and involve the Towns of Webster, Penfield, Perinton and Victor, along with theesillag
of Webster and Fairport. This corridor study will concentrate primarilyaosportation
elements of the corridor, but will also include land use discussions for the mutiespal

Penfield has a long history of agriculture. In 1935, Penfield had over 400 family end

almost 20,000 acres were in agricultural production. Penfield was slow to grow until
connections to Rochester permitted easier and safer travel options, so the predominant
development up until post-World War Il was to meet the needs of the sparse population of this
primarily agricultural community. During the 1950s and 1960s, development begamvto gr
substantially in the western portions of town, but the Rte. 250 corridor remained yrimiai!

This began changing in the 1970s and 1980s as exploding residential populations demanded
more goods and services. The 1990s saw the expansion of several large comhagasiah

the Penfield Road/ Rte. 250 area and warranted a land use & access managemengffiarining
that paid off in 2001 with substantial improvements to the intersection and surrounding lands.

This corridor is not easy to characterize with a single description. Hovieeeaural character
of much of the corridor remains one of the key focus points of this report. Most of tharfdrml
along the corridor is not farmer-owned, but is rented to farmers. This has besvireydrend,
as land costs escalate. There are several older farmhouses still stiordirthecorridor that
bring a sense of history to this increasingly busy State highway.

As Penfield has the most undeveloped land along the entire corridor, the Penfield Todn Boa
determined that establishment of a Land Use Advisory Committee (LUAC) wotihe be
appropriate approach to Penfield’s section of the corridor. By Resolution No. 105, datéx Apr
2006, the LUAC was formed and charged with the analysis of existing land usagalteg

the corridor and making recommendations for appropriate land use consideratiomsis @her
good cross-section of Penfield reflected in the Committee’s membership, mchatkgrounds

in farming, business, real estate and residential property owners.

The LUAC had its first meeting in May, 2006 and began its review of the corridi@re &re
many factors that affect land uses and development patterns. These inclualeneevial
sensitivity, such as woodlands and wetlands; infrastructure capacity, suatasys and
sewers; and zoning compatibility. The LUAC’s educational process on theséhanthotors
was aided by Staff input and technological tools such as Pictometry® and Geographi
Information System (GIS) mapping.

The LUAC determined early on that public input was critical. A public informatieetimy

was held on September 25, 2006 and the LUAC heard a variety of positions on land uses and
patterns. Input from the meeting and subsequent written comments included rieosgssific
property rezoning, opposition to any changes in zoning, concern with current excessi® s

and volumes of traffic along the State highway, recommendations to include pedéstrians
bicycles in future planning and fear of future road widening detracting freraharacter of the
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area. Following the public input process, the LUAC began discussions of the land tises in t
corridor. It became quickly apparent that the corridor within Penfield had midenedt

features that warranted separate consideration. The Committee broke thar clawn into
segments, each with its own individual character. Members continually foocnseportant
issues such as residential & rural character, natural settings, opport&ritiestional

limitations and tried to establish a vision for each segment. These are modes$atibed in the
following sections of this report. The whole process resulted in an equitable suoélgsid

uses, opportunities and issues along the corridor.

A major segment of NYS Route 250 with a 55 MPH speed limit is located in the northern and
central sections of Penfield. Based upon the land use recommendations containedporthis
and the continuing development pressure in the corridor, the LUAC strongly recommends
consideration of a reduced speed limit along the sections now posted at 55 MPH.

The charge to the LUAC was to try to find a balance of land uses that is fampadial,

considers the needs of the community, identifies the challenges-both existihg &, ind keeps

the focus on the character of each segment. It was not always and easy tasike anaisth@uch
debate among committee members on several areas. But it was healteyaddbabrthwhile
discussions that changed some minds, opened others and resulted in a report that prelsents a w
thought-out direction that preserves the integrity of the corridor, encouraggiserapproaches

to land use and provides a multi-faceted vision of the corridor for consideration bgwthe T

Board and the public.
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Figure 1. Corridor segment map.
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Rte. 250 Corridor — Northern Segment

This segment of the Rte. 250 Corridor is populated with a mix of residential denstgmlaent

and agricultural lands. It is the northern gateway to our Town and is in transibaghipast
rezoning actions and development. It is no longer the rural farm landscape that imadetbm

this part of Penfield in the past, but it is also not blanketed with hundreds of homes. The
segment is bordered on the north by the Town of Webster. There are wetlands and waods in t
southeastern and southwestern portions of the segment and Limited Business (i8yaam
(Harris Garden Center) & industrial uses (RG&E Operations Center) sottie-central portion

of the segment.

Vision:

As the Town’s northern gateway, this area should present an attractive|aneléd

combination of quality residential development, natural features and agricbhiutage. As
previously noted, the area is in transition. The Town of Penfield Comprehensive Plan
recommended that with the proper infrastructure (primarily sanitaryrsgwtee area north of

Plank Road and west of Rte. 250 would be appropriate for residential densities of up to R-1-20
(20,000 sq. ft. lots) for single family homes. Since the adoption of that Plan, there have been
additional sewer capacity studies that have demonstrated some deficieticeegVebster sewer
system. While these deficiencies may be temporary, there is no way to telid@wcapacity

may be available to Penfield’s lands in this area.

The Land Use Advisory Committee (LUAC) recommends specific propdrieonsidered for
an increase in density, but not as high as the Comprehensive Plan, for the west tad25i.R

It also recommends some lands on the east side of Rte. 250 to be considered for sisitjar de
increases of one lot per acre. This will act as a sliding transition zonehfeamoire heavily
developed R-1-20 lands to the north and west, to the more rural character of lands along
Marchner Road. The existing lands that are currently zoned Limited Bushoesd semain

with that classification for the foreseeable future.

In the event that sewers become available to some or all of the included laraddiseem

appropriate to cluster the lots on smaller lot sizes, keeping appropriadéractive portions of
the property as open space, for buffering purposes or to maintain scenic views @loogittor.

Rural Character Preservation Goals:

To maintain rural density residential development (min. lot size one acre) andtagal
operations.

To maintain a natural appearance from the street, with adequate setlvaeks$rests and
landscaping, as a component of any new development.
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Environmental Goals:

To provide for flood storage for Four Mile Creek on the land area at the southeasotétteer
250 and Marchner Road which should be set aside on the lower portions of the site.
Development of this property should be clustered, if possible to accomplish this goal.

To design stormwater management facilities in conformance with watetyoquedis of the
Town, County and State. Discharges to wetland areas should be specificaliydésig
minimize impacts to the wetlands.

Development Goals:

To provide adequate separation from the roadway to preserve residentialectardgrovide
scenic, natural views along the corridor. Additional right-of-way widths shoubdalp@ed for
with new development.

To enlist access management techniques for new development along Rte. 25@cadsse
should be minimized and inter-parcel connections should be encouraged.

To investigate capacity and access to sanitary sewers. Lands witheutssevice should
maintain minimum lot sizes of one acre, to assure areas for future sef#in gpansion, when
needed.

Possible Incentives:
The use of Town Law 8278 to cluster development should be encouraged, where sewers are
available. This helps minimize the amount of road and infrastructure installatoesults in

additional greenspace, which may generate long term savings on maintenance to the
municipality.
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Figure 2. Northern segment map.
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Rte. 250 Corridor — North Central Segment

This segment of the Rte. 250 Corridor is bordered on the north by Plank Road and on the south
by Penfield Center Road. It is characterized by sparse resideniddpl@ment and significant

open lands, including woods and wetlands. Agriculture is present, especially in tbéAlten

Road, southward towards Northrup Road.

Vision:

It is likely that little development pressure will be focused on this segnitgmovides a very

natural appearance along Rte. 250, with the wooded lands abutting the corridor on both sides and
a few farm fields visible from the road. Sanitary sewers are not likelysratea in the

foreseeable future and development opportunities should be limited to low dendigntiasi

and agricultural uses.

Rural Character Preservation Goals:

To maintain rural low-density residential development (min. lot size twaspand agricultural
operations as the main land uses.

To maintain a natural appearance from the street, with adequate setlvaeksrests and
landscaping.

Environmental Goals:

To protect sensitive environmental features of the area. Several of the tengednareas
contain wetlands under State and/or Federal jurisdiction. With any new developopsrsgbin
or near these areas, wetland delineations should be done relatively early in the faroce
determine the limits of the wetlands. Stormwater discharges to thdaadgethould be subject
to features or facilities designed to protect water quality.

To recognize development limitations. As sewers are not expected in this Hredoreseeable
future, soil limitations should be considered with any new development proposak syspgim
locations on soils not properly suited for percolation should be avoided.

Development Goals:

To preserve the natural setting and sensitive environmental features tioainaralong this
stretch of Rte. 250.
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Possible Incentives:

None of these properties are on the Town’s Open Space Plan or Open Space Updater,How
property owners should be encouraged to apply under the Town’s Open Space Easement Law,
providing a reduction in assessed value of vacant acreage in exchange foriarearhm

prohibiting further development or subdivision of the property for a specific period af year
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Figure 3. North central segment map.
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Rte. 250 Corridor — Central Segment

This segment of the Rte. 250 Corridor currently transitions from active agradulses at the
northern end (Penfield Center Road) to commercial development near Atlantic Avenaartb va
land & residential homes south of Atlantic Avenue. A substantial portion of thisesineans in
active farming. There is permanent open space bordering this area on {N¥ilkasts

Vineyards) and the west (Veterans Memorial Park). This segment alsinscgm intersection

of two main state highways, NYS Rte. 250 (Fairport Nine Mile Point Road) and N Q&&
(Atlantic Avenue). There is an abandoned service station at the northwest cortianté A
Avenue and Rte. 250 that is currently zoned residential. Commercial uses on the @dist side
Rte. 250 include a gasoline sales, automotive repair and convenience store;sarsioall
business and an animal hospital/veterinarian office.

Graves Corners was the name given to the intersection of Route 250 and PenfeldRGad}

in early Penfield history. The designation “Graves Corners” is shown on the 1852 map of the
town. The original member of the Graves family to come to Penfield was Stegdden Se
Graves. He was a young preacher who led the early Methodist worship. He m@&eadiéld

from Lima, about 1806, settling in the area of Penfield Center, or Graves Corrsers. Hi
descendants continued to live and work in the area.

Several members of the Graves family owned homes in that area, asthdicahe 1852 map.
There were also other homes in the area, as well as a school and blacksmith shop. The
Cobblestone School at the southeast corner of the intersection was built in 1849 and was in
School District #11.

Vision:

The LUAC sees this segment as having some development potential, but recdgnpressible
limitation of sanitary sewers to this area. Land in the northeast quadrant mietisection of
Rtes. 250 and 286 (Atlantic Avenue) is currently zoned Limited Business (LB) aidnges
are recommended in this area.

Several of the parcels at or near this intersection of Rtes. 250/286 are probaplyoptiate

for residential development, due to the high traffic volumes, anticipated widemitegtfturn

lanes at the intersection and proximity to other non-residential developmentwollaeger

parcels south of the intersection on the east side (3293 Atlantic Avenue and 1720 Faigport Ni
Mile Point Road) may be appropriate for Business Non-Retail (BN-R) usésaswifices. Any
non-residential development on these properties should incorporate adequate sethacks a
buffers to protect the residential character of the homes on Madaket Drivaingx¥egetation
along the eastern border should be preserved.

The abandoned gas station and some of the land north of it on the northwest corner and the 10-
acre parcel on the southwest corner should be considered for Limited Bugpesgsds.
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On the north side of Atlantic Avenue, lands to the north of the commercial areas (lsbtigex

and recommended) and lands to the west should be considered for a transitional use, such as
recreational uses. The presence of an equestrian facility at Penfieéd Read and the past
application for a golf-related facility on lands at 1600 Fairport Nine MilatHRoad would seem

to be examples of good transitional uses that could take advantage of the rektiezlydcant
parcels. Some consideration could be given to conditionally permitted uses orypugsibt
density residential uses, if sanitary sewers are available.

Rural Character Preservation Goals:

To recognize and promote historical features of this segment. Based upon the aboyéhesi
Rural Character will be more prominent in the northern portion of this segment,toloser
Penfield Center Road. There are some older homes and a former cobblestone schoolhouse
converted to a home at this intersection, known as Graves Corners. Any development in
proximity to the older homes or the former cobblestone school should be sensitive to their
preservation and compatibility.

Environmental Goals

To recognize and plan for environmentally sensitive features of the are@ arbevetlands
bordering the eastern and western limits of this segment, north of Aewstizie. Lands in the
southwest quadrant of the intersection primarily drain to a wetland west loir/iaane,
although some of the area nearest the intersection may drain east. Developesg on t
properties should be sensitive to the fragile nature of these wetlands and draiteags, pa
especially related to stormwater discharges.

Development Goals:

To consider access management techniques that are appropriate for tiNeareasidential
and non-residential development in this segment should be analyzed for coordinated acce
locations with adequate sight distance and separation, as well as approm@iatamrgctions.
Non-residential development should be evaluated for shared and/or interconnecteyl Jraiks.

To undertake a sewer capacity study for this area, prior to making de@siomgeased
intensity of land uses in this segment.

To encourage non-motorized transportation in and through this segment. Proximity of this
segment to Veterans Memorial Park warrants the development of a safeipedest bicycle
network to connect to existing & future trails and sidewalk systems.

To incorporate architectural design standards for exterior appearame® obn-residential
structures and multi-residential structures, if permitted. All new developiméhis segment

will be very visible. Exterior lighting should not negatively affect existinglezsial

properties. Landscaping should be compatible on adjoining developments to provide continuity.
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Possible Incentives:

Higher density development could be considered with donation of open space lands or achieving
other community goals through Incentive Zoning, clustering or other technicaitshée.
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Figure 4. Central segment map.
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Rte. 250 Corridor — Proposed Hamlet Segment

The traditional Hamlet was a group of uses that typically included a store, @ post office
and a few residential homes. These hamlets usually popped up along the busier thresoughfa
and served as a focal point for a neighborhood.

The proposed “Hamlet” concept should be considered an independent district or series of
permitted or specially permitted small scale businesses, agriculdradsidential uses for lands

in proximity to the intersection of Sweets Corners Road and NYS Rte. 250. Propdties wi
this area are not specifically defined or identified and being included or excludadsbehis

will more than likely be an evolution of development patterns to achieve the vidie Iséow.
Transitional development patterns are evolving from the Town’s agriculagts and the
expanding residential population. Significant volumes and speeds of vehicles iratpeoangt

a unique approach to this area’s future. The amount of vacant land in the area and lesnds whe
redevelopment appears likely warrants a plan for the future.

This is a new proposal for Penfield and one that evolved from many ideas at theteertevél.

It is the position of the Land Use Advisory Committee (LUAC) that lands in thasvaite

develop over time, with or without a plan. Providing some direction through this effort is the
prudent action endorsed by the Committee. The presence of the YMCA and other agri
businesses reduces the desirability of creating new residential neighborhttdsarea,
especially along the busy highway frontage. Some new and creative approaatesdad for
this area.

Vision:

This area of Penfield is characterized by gently rolling hills, spa@asidential development,
active farms, farm markets and nurseries. It has a large vineyard on #va bastler that has
been preserved through the Town’s Open Space initiative. Agricultural opergpaadly do
not operate 12 months a year in this Upstate New York climate. Some considératiohbe
given to farmers to continue their customary operations, while exploring and expapdimg
support uses that continue to make agriculture a viable way to make a living.

It is also home to the Town’s newest YMCA. This is a use that has an increasipgtyant

role in how this area develops. Its philosophy of family oriented health and sgelénieeing
embraced by residents of Penfield and surrounding towns. There is a need tdhestablis
relationships between developing uses and the YMCA. It can and should be considered the
anchor or core of this Hamlet Concept. This should not, however, diminish the importance of
agriculture in Penfield generally and this area, specifically.

There are a few factors that need to be considered, as this vision unfolds. nTheke i
Customary agricultural operations and support uses are a key focus of this
vision;

Environmental considerations, such as soils, wetlands and drainage must be
carefully planned,;
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Design guidelines should be developed that provide flexibility and encourage
creativity; and

Businesses or services that acknowledge and complement the YMCA and its
philosophy can provide a solid foundation

It is intended to create a residential, business and social focal point for the sungaunali area.

It should focus on agriculture and health & wellness. It should take advantage of theasigni
number of vehicles that pass through this area and create a destination. This uajchesace

upon the past development patterns and this vision, may warrant additional consideration in the
form of conceptual planning. While beyond the scope of the LUAC, it is recommended that the
next step be a concept design effort, to help establish design guidelines fagdhis ar

Rural Character Preservation Goals:

To support and encourage agricultural operations and small scale support busioegsbssa
section of the NYS Rte. 250 corridor.

To protect the residential character of the surrounding neighborhoods through progmeplac
of uses, incorporation of buffering and proper development scale.

To maintain a natural appearance from the street.

Environmental Goals:

To inspire creative design that is economically beneficial to the owner whikxpnof the
environment and water quality.

To acknowledge soil abilities and limitations for septic systems, stormwatgagement areas,
agriculture uses and structural support.

To consider alternative energy sources, innovative recycling efforts andraneintally-focused
designs of structures and parking areas.

Development Goals:

To give land owners and developers proper guidance early in the development prdeatss so t
development of the Hamlet concept results in an efficient and effective approvaisproce

To establish a new zoning district and set of design guidelines that promotes the vision.
To encourage the cooperation of land owners, residents and businesses in the area for

coordinated access, pedestrian-friendly connections, compatible designs mgsuildi
landscaping and lighting.

February, 2007 18



To seek a combination of uses that are consistent with the established goamsmhgusiral
character, while complementing and supporting other uses within the district.

To provide logical linkages to the multi-use trail system proposed by the Town' oraiept
Plan.

To provide a visually pleasing streetscape with parking facilities loeatag from the main
highway and adequately screened.

To work with NYS DOT to have the speed limit lowered along this section of Rte. 250.

To identify the need for a traffic signal at or near the intersection of RdearthSweets Corners
Road, as the Hamlet develops, if conditions warrant.

Possible Incentives:

To help landowners take advantage of environmental cost share and tax incentamprog
which may make it "worth their while" to try a different approach to developigig land.

Exemptions are available for certain uses and improvements. For agriculas;ahes
Agricultural Exemption, inclusion in the Northeast Agricultural District #3, andbéisiness
development or expansion, use of Real Property Tax Exemption, Section 485(b).

Opportunities for the Green Building Tax Credit, offered by NYS Dept. of Envirorminent
Conservation have potential assistance of up to $2 million per building.
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Figure 5. Proposed hamlet segment map.
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Rte. 250 Corridor — Penbrooke Drive Segment

This segment of Rte. 250 is also a transitional area of residential developntewandto

Whalen Road and office & service uses bordering on the more heavily commezaiakar the
intersection of Penfield Road (Rte. 441) and Rte. 250. This segment is the northeshtheni
significant roadway improvements that were completed in 2002, as part of the 250/4dl1 capit
project. The roadway transitions from 5 lanes to two, as one heads north through thig.segme

Vision:

This area will continue to function as a transitional segment of the corridas.niixed-use area
that includes the offices, single-family homes, townhomes and apartments ahtingdRe

Drive has created a well-settled neighborhood. The vacant property at the nadheasof
Penbrooke Drive and Rte. 250 is currently zoned for Business Non-Retail (BN-R) usmsconta
some wooded areas and pockets of federal wetlands. This property is most appropriat
developed as office and service uses consistent with the BN-R zoning. The TowfieltiPe
Land Use and Access Management Plan (LUAMP) recommends interconnection of non-
residential properties and shared parking, where appropriate. There are no zdemgjtgr
changes recommended for the west side of Rte. 250, north of the GymnasticgyTCaimier, as
this area has remained a viable, single-family residential area.

The single most important improvement that will benefit existing and futucergsiand

business owners in this segment is a traffic signal at the intersectientwfoeke Drive and Rte.

250, as recommended in LUAMP.

Lands adjacent to the Harris Whalen Park should continue to be pursued, as recommereled by th
Town’s Parks & Recreation Master Plan, to enhance the park and provide linkages to public
sidewalks, trails and other accesses.

Neighborhood Character Preservation Goals:

To maintain healthy, mature vegetation along both sides of Rte. 250, south of Whalen Road, to
the extent practical.

Environmental Goals

To preserve the federal wetlands and mature trees on the Rebis property ahdesnhoorner
of Penbrooke Drive and Rte. 250.

To preserve the rear of 2005 Frpt. Nine Mile Pt. Rd. This is heavily wooded and abigs Harr
Whalen Park and should be considered for an expansion of the park.
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Development Goals:

To minimize access onto Rte. 250, for new driveways.
To enhance pedestrian links, including sidewalks, to trails & Harris Whalen Park.

To restrict access from the property at 2018 Frpt. Nine Mile Point Road to onlyoBleabr
Drive.

To require compliance with the recommendations of LUAMP, including maintaidiequate
buffers, maximum building heights, shared access, shared parking, interconnection of non
residential development and installation of a traffic signal at Penbrooke &vivRte. 250.

Possible Incentives:

The TF Overlay District permits the Planning Board to grant reductiongkingaatios when
certain aspects of the LUAMP recommendations are included in new developmei@oartie
also has the ability to “landbank” parking spaces. This permits the applicant {peeslyhe
spaces needed and keep green, those spaces that may not be needed immexdiatiehyloife
still complying with the Code requirements.
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Figure 6. Penbrooke Drive segment map.
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Rte. 250 Corridor — Southern Segment

The Land Use Advisory Committee (LUAC) has reviewed the requestsdiiatoeen made

through the public input process and studied this area, from Penfield Road south to the Perinton
Town Line. The area in question has a mix of business, multi-family and singlg fami

residential uses.

Some previous land use decisions have also been considered, the latest of whictténtive |
Zoning application for retail and commercial uses on the front (western) poft#2150 —
#2170 Fairport Nine Mile Point Road. This is a transition area with the most intenseeccial
uses at the northern end of the segment and the single family residencesoatttem end of
the segment.

Vision:

This area of Penfield is the southern gateway to one of our most robust shoppirrmdneds
remain a transitional area of land uses. The west side of NYS Rte. 250 is pramard\of

single family homes and townhouses, serviced by New Wickham Drive. No chamgpased

for this residential area. On the east side of Rte. 250, the first residemfdlor@ood is
Cherrymede Subdivision, serviced by a dedicated cul-de-sac. The tributatgwisatiof the

north of Cherrymede provides a natural buffer to the homes that front on Rte. 250. It is these
next six properties north of Cherrymede (house numbers 2200 to 2332 Fairport Nine Mile Point
Road) that should be considered for use as one- or two-family residential homewill This
provide the residential character that is important at this southernmost potti@ncofridor,

while acknowledging that single-family residential lots fronting on thei@e of a busy State
highway may not be the best use of land in this area.

Moving northward, still on the east side, the properties at #2174 and #2146 abut the lands that
received Incentive Zoning approval. Both are currently zoned Business Nah{BN-R),

permitting a number of office and service-type businesses. The property at #2146eaimresd
Business zoning to the north and the recently approved Incentive Zoning to the south. The
property at #2174 abuts the recently approved Incentive Zoning to the north and the group of
residences described in the above paragraph to the south. In order to promote cpirsistenc
uses and encourage coordination in development, it is recommended that the front portion of
#2146 be considered for retail and office use, preserving the rear portion underehe curr

zoning of BN-R. No change is recommended for #2174, as BN-R is considered an appropriate
zoning classification at this time.

Residential Character Preservation Goals:

To maintain residential uses within the six properties north of CherrymedevSudd{# 2200 —
2332) at a density of a one or two-family dwelling units per lot.

To consider the front (western) portion of the property at # 2146 as appropriate f@anetai

office uses. However, the rear portion should remain BN-R and incorporate adagiete
from the residential properties to the east.
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To require non-residential structures to be consistent with the Penfield Pl&uwardyDesign
Guidelines, which address issues such as exterior building designs, colors,dengdand
exterior lighting.

Environmental Goals:

To develop a regional stormwater management facility to accommodate -aésidential
development, to treat stormwater quality and quantity.

To plan any expansions to existing structures on # 2200 - # 2332 to be sensitive to periodic
flooding of the rear yard areas along the watercourse.

Development Goals:

To consider shared access for properties at # 2200 - # 2332, wherever practical, toenti@miz
number of access points onto NYS Rte. 250, as the intensity of the properties increases

To require development on #2146 and # 2174 to be serviced by a common access road consistent

with the Land Use and Access Management Plan (LUAMP), and the existregvdyis onto
NYS Rte. 250 should be eliminated.

To require shared parking agreements for non-residential development on adjacemiegrop

To require non-residential properties to consider pedestrian and bicyckslr@haénities, such
as sidewalks, bike racks and low-level lighting where appropriate.
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Figure 7. Southern segment map.
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