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7:00 p.m. Agenda For The February 2020 Meeting Of The Zoning Board Of Appeals

Documents:
ZBA 2.10.20.DOC

1.1. Appeal 2233 - 2 Kellog Ct

Documents:
2233 APP 2 KELLOG CT.PDF

1.1I. Appeal 2232 - 22 Durkee St

Documents:

2232 APP 22 DURKEE (REVISED).PDF
2232 SITE PLANS 22 DURKEE(REVISED).PDF


http://www.cityofplattsburgh-ny.gov/e80104c0-b302-44f4-bda9-98c3d9085bb0

Building and Zoning
Department
41 City Hall Place
Plattsburgh, NY 12901
DISCOVER Ph: 518-563-7707
Plattsbu rgh Fax' 518-5AR-RA2A

ZONING BOARD OF APPEALS
CITY OF PLATTSBURGH
41 CITY HALL PLACE
(518) 563-7707

The Zoning Board of Appeals of the City of Plattsburgh will
hold a Public Hearing on February 10, 2020 at 7:00 PM in the
Common Council Chambers, City Hall, to hear:

APPEAL APPLICANT REQUEST
2233 TANA AND GARY HANLEY CLASS B AREA VARIANCE FOR
2 KELLOG COURT EXTENSION TO PREVIOUS VARIANCE TO

ATTACH A ROOFED ADDITION TO HOME
ON CURRENT DECK AREA.

2232 CITY OF PLATTSBURGH SPECIAL USE PERMIT TO AMEND THE
22 DURKEE STREET BOUNDARIES OF AN EXISTING PLANNED
UNIT DEVELOPMENT AND A SPECIAL USE
PERMIT FOR USE OF APARTMENTS ON THE
FIRST FLOOR OF A MULTI-STORY BUILDING
WITHIN A PLANNED UNIT DEVELOPMENT

NOTE: THE ORDER OF THE AGENDA IS SUBJECT TO CHANGE WITHOUT NOTICE. A PRELIMINARY
MEETING WILL BE HELD AT 6:30 PM IN THE BUILDING INSPECTORS OFFICE AND IS OPEN TO THE
PUBLIC.



Building & Zoning Dept.

Plattsburgh.,New York Paturgh, el P

v Ph: 518-563-7707

L Fax: 518-563-6436
Plattsbu rgh

USE v AREA ——  Sup
CLASS A VARIANCE CLASSB VARIANCE SPECIAL USE PERMIT

Date: M_ZQZO_____ Appeal No.: 7(22?)5

An application is hereby made 1o the Zoning Board of Appeals pursuant to the City of Plattsburgh Zoning Ordinance for a variance to
allow the property use as herein described.

Applicant: ’TA NSA f & A% l—(ﬂh‘ LE]’/

Applicant’s Address: _;M el
PuatsBurett, NY.  12.90)

Telephone No.: 512 353 37210 ¢ 5(& (83 52640

Parcel Identification: 20%.12.-2-38

Location of Request: 2 KEuoce CT

Property Owner: TANA AN Lélflf

Request Description: VAl To REPME DEK [ Koo

Zoning District: |

Section Appealed: S0~ (1 Sehuduyle Dp Qred and bulk Ghols
Previous Appeal: No.: Date:

Identify Applicant’s Right to Apply for Variance:

Ownership: Long Term Lease: Contract To Purchase:

Other (Please Explain):

Applications for Zoning Variances must be accompanied by:
13 copies of existing and proposed site plan plus original application.
13 copies of existing and proposed floor plan.

The Zoning B pf Appeals may impose reasonable conditions and restrictions on the grant of area and use variances
provided ¢ directly related to and incidental to the proposed use of the property. Such conditions shall be
consist r'the spirit and intent of the zoning law, and shall be imposed for the purpose of minimizing any adverse
impag
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/arjdnce may have on the neighborhood or cnmm};nhy%;

; o LISA M. BEEBIE
a [ Owner/ApHlicant) otgry Public Notary Public, State ef New Yerk
P g‘ }&h‘v/ ﬂd-,/ (Y ! X No. 01BEB396749
rint First and 1 hst Name / anwi rmfomtyl B 203

*Signatures other than Property Owner require a Letter of Authorization to apply.



Area or Dimensional Variances

Area variances may be granted where setback, frontage, lot size or
yard requirements of this Code cannot be reasonably met. In making
it's determination the 2ZBA shall take into consideration the
benefit to the applicant if the variance is granted, as weighed
against the detriment to the health, safety and welfare of the
neighborhood or community by such grant. In making such

determinations the board shall also consider the following
criteria:

Please give a written response to each section.

(1) Will an undesirable change be produced to the character of the
neighborhood or a detriment to nearby properties be created by the
granting of the area variance?

No UNDESIRASLE CuavGE —

(2) Can the benefit sought by the applicant be achieved by some

method, feasible to the applicant to pursue, other than an area
variance?

NO

(3) Is the requested area variance substantial?

NoO

(4) Will the proposed variance have an adverse effect or impact on
the physical or environmental conditions in the neighborhood?

No

{5) Has the alleged difficulty been self-created?
This information shall be relevant to the decision of the board but
shall not necessarily preclude granting of the variance.

No



617,20
Appendix B
Short Environmental Assessment Form

Instructions for Completing

Part I - Project Information. The applicant or project sponsor Is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part | based on information currently available. 1f additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.

Part 1 - Project and Sponsor Information

DEW AREL WiTH Rof ATAuED To  Home

Project Location (describe, and attach a location map);

2 KELloee (.

Briet Description of Proposed Action:

Name of Action or Project:

Name of Applicant or Sponsor: Telephong 8 35’3 52_'0

TANA § Gheq Laillgy EMel 6 LboD (@ WESTEL Com,

Address: '

201 SPEAR il RD

City/PO: ' State: o Zip Code:
Lord  MT- NY. (245§
NO | YES

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,

Com

administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that M D
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.

If Yes, list agency(s) name and permit or approval:

K O

2. Does the proposed action require a permit, approval or funding from any other governmental Agency? | NO | YES

3.a. Total acreage of the site of the proposed action? B acres
b. Total acreage to be physically disturbed? acres
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor? ___acres

4 Check all land uses that occur on, adjoining and near the ;Eb_sed action.
[CJUrban  [JRural (non-agriculture) [ Industrial [JCommercial @Residential (suburban)
OForest Agriculture OAquatic  [JOther (specify): N
[Parkland
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5. Is the proposed action,

<
521
[}

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

2/
>.

|

6. Is the proposed action consistent with the predominant character of the existing built or natural

landscape?

K00

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify:

5

KIS0

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation service(s) available at or near the site of the proposed action?

¢. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

2
o

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:

B

0 #00K
0 [HR0E O

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water:

o
=1
7

()

11, Will the proposed action connect to e;(isting wastewater utilities?

If No, describe method for providing wastewater treatment: —

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic
Places?

b. Is the proposed action located in an archeological sensitive area?

|

M@ 0O

ES

<|

HN

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

-

ES

R 3

14. ldentify the typical habitat types that occur on, or are likely to be found on the project site. Check all that a@ly:__

[ Shoreline [CJForest [ Agricultural/grasslands [J Early mid-successional
O wetland [ Urban ™ Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
by the State or Federal government as threatened or endangered?

| YES

16. Is the project site located in the 100 year flood plain?

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties? CInNo [Jyes

b. Will storm water discharges be directed to established conveyance systems (runoff and stors drains)?
If Yes, briefly describe: NO []JYEs

— NORMAC Gure DPpNGE R
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[ 18. Does the pr:)posed action include construction or other activities that result in the impoundment of  NO | YES

water or other liquids (e.g. retention pond, waste lagoon, dam)?

If Yes, explain purpose and size: @
19. Has the site of the proposed action or an adjoining property been the location of an active or closed NO | YES

solid waste management facility?

If Yes, describe: B o @ [:l

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or NO | YES

completed) for hazardous waste?

If Yes, describe: B _ — lﬁ D

R

N PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY

,(/APAJ bz“! . Date: ‘_M_LQ',_ZLZQ__

'-'__"-.___ﬁ

I AFFIRM THAT THE INFO
KNOWLEDGE

Applicant/sponsor na

Signature:

Part 2 - Impact Assessment. The Lead Agency is responsible for the completion of Part 2. Answer all of the following
questions in Part 2 using the information contained in Part 1 and other materials submitted by the project sponsor or
otherwise available to the reviewer. When answering the questions the reviewer should be guided by the concept “Have my
responses been reasonable considering the scale and context of the proposed action?”’

small to large
impact impact
may may
occur oceur
1,

No, or Moderate

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Wil the proposed action impair the character or quality of the existing community?

Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available enerpy conservation or renewable energy opportunities? B
7. Will the proposed action impact existing:

a. public / private water supplies?

b. public / private wastewater treatment utilities?
8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources? - - -
9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

oop

qlooolololoooo
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| No,or | Moderate
small to large
impact impact
may may
occur occur
10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage l:l D
problems?
I'l. Will the proposed action create a hazard to environmental resources or human health? D l:'

Part 3 - Determination of significance. The Lead Agency is responsible for the completion of Part 3. For every
question in Part 2 that was answered "moderate to large impact may occur”, or if there is a need to explain why a particular
clement of the proposed action may or will not result in a significant adverse environmental impact, please complete Part 3.
Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that have been included by
the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency determined that the impact
may or will not be significant. Each potential impact should be assessed considering its setting, probability of occurring,

duration, irreversibility, geographic scope and magnitude. Also consider the potential for short-term, long-term and
cumulative impacts,

Ll

Check this box if you have determined, based on the information and analysis above, and any supporting documentation, |
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.

L]

Name of Lead Agency Date

Print or Type Name of Res;_)onsible Officer in Lead Agency ' Title of Responsible Officer

Signature of Responsible Officer in Lead ngnc; o

%nature_of Prepare-r_(_i‘fdifferent from RcsponSTbl_eaﬂc_er)

ESINT Page 4 of 4
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£V TORK ildi
3 Building & Zoning Dept
41 City Hall Place

g = 1)1 Tt 1 } o ) ] Plattsburgh, New York 12901
a"- Nattcl o N VYO r Ph: 518-563-7707
E AlLEDUTZN, INCWIOTK Fax: $18-563-6426
_ USE _ AREA ___‘_/_SUP
CLASS A VAR /I,ANCE CLASS B VARIANCE SPECIAL USE PERMIT
/
79/]9 4
Date: ' %/ Z/ ‘ Appeal No.. A ASL

An application is hereby made to the Zoning Board of Appeals pursuant to the City of Plattsburgh Zoning Ordinance for a variance to
allow the property use as herein described.

é:/y of /Aﬁ{l/rﬁé
41 Gty Holl Phce

Applicant’s Address: 4
lo%_jgnr?é; Ny 1290/
5/0- 53¢~ 7520

207,20 -7-/15
lwkee S
Cli/y of f’/ﬂ‘{ﬁéﬁf?)A
7;96'61;3’/ Use /%rﬂ/'T, % q'naﬂa/ _éo undow e 3
oF gx,';{,h? Planne Hnt ﬂv&ém&m[

50-3( [ fpec/'ﬂ/ Use Koriits)

Applicant:

Telephone No.:

Parcel ldentification:

Location of Request:

Property Owner:

Request Description:

Zoning District:

Section Appealed:

Previous Appeal: No., Date;

ldentify Applicant’s Right to Apply for Variance:

Long Term Lease: Contract To Purchase:

Ownership:

Other (Please Explain):

Applications for Zoning Variances must be accompanigd by:

13 copies of existing and proposed site plan
13 copies of existing and proposed floor plan

The Zoning Board of Appeals may impose reasonable conditions and restrictions on the grant of area and use variances
provided they are directly related to and incidental to the proposed use of the property. Such conditions shall be
consistent with the spirjt and intent of the zoning law, and shall be imposed for the purpose of minimizing any adverse

impact s ay have on the neighborhood or community.

) SHELISE A, MARBUT

§
Signa mec/Apphigant o Notary Public
gn/1 ?d mu (e Y HOTARY puaOL% al.;-rsg OF NEW YORK
NO. £a04
Print First and Last Name ALIEIED IN CLINTON GOUNTY \

*Signatures other than the Property Owner, require a Letter of Authorization to apply.



Q’@ YORX | 11di
E . Building & Zoning Dept
& n 41 City Hall Place
_J_Jh | Plattsburgh, New York 12901
| | _ . Ph: 518-563-7707
Fax: 518-563-6426

USE AREA ___L/_SUP
CLASS A VARIANCE CLASS B VARIANCF SPECIAL USE PERMIT

/Z//r’ z,’ /7 Appeal No., -.,}'fd{\,:&?_)h_’_

An application is hereby made to the Zoning Board of Appeals pursuant to the City of Plattsburgh Zoning Ordinance for a variance 1o

allow the property use as herein described,

‘// Cnéy //a// Phce )

Pldlsburah, Ny 1290]
_ 5/l-53;- 7520

207,20 -7-/5
ﬂuffe@ st
&ty o Plalsbargh .y

Request Description: 2 crdm/ %56 /?sm/f( / r U3 0/[ apar?fwﬁlz on 7[/‘?' w

[PLATTSB: -
{

Date:

Applicant:

Applicant’s Address:

Telephone No.:

Parcel Identification: B

Location of Reguest: _

Property Owner:

 For ofa na/h:réry ém/a/mq wifhin o Plaed it Levef mzn

Zoning District:

503/ (Special Use ornits)

Section Appealed:

Previous Appeal: No.. Date: o _

Identify Applicant’s Right to Apply for Variance:

l.ong Term Lease: Contract To Purchase: o

Owmership:

Other (Please Explain):

Applications for Zoning Variances must be accompanied by:
13 copies of existing and proposed site plan
13 copies of existing and proposed floor plan

The Zoning Board of Appeals may impose reasonable conditions and restrictions on the grant of area and use variances
provided they are directly related to and incidenta) to the proposed use of the property. Such conditions shall be
consistent with the spir and intent of the zoning law, and shall be imposed for the purpose of minimizing any adverse
impact s gy have on the neighborhood or community.

} N Sk A Mabuk
s,gm??e ? ne;m ) Notary Public ROTARY RUBLIC, STATE OF NEW YORY
B NG mw.ga;sw& :
JALIEED L cour =3I\
Print First and Lasf Name GOM'\E!::I;SS:}W EXPIRES OCTOBER 16, 2022

*Signatures other than the Property Ovper, rveguire a lefter nf Authorization to apply.



City of Plattsburgh - Plattsburgh Durkee Street Development
City Application for Special Use Permits

Supplemental Project Narrative
January 24, 2020

Overview and Background

The City of Plattsburgh (“City”) is working with Prime Plattsburgh, LLC. (Prime) on a public-
private partnership for the redevelopment of the “Durkee Street Lot” (Tax ID tax lot 207.20-
7-15). The State of New York identified the Durkee Street Site as the centerpiece of
Plattsburgh’s Downtown Revitalization Initiative (“DRI”) award. Consistent with the City’s
October 17, 2018 Request for Proposals, Prime is proposing a mixed-use development
consisting of approximately 115 residential units, 10,000 square feet of commercial space,
5,800 square feet of renovated farmers market building space for commercial and civic use,

parking, and open space (“Prime’s Project”).

The Durkee Street Lot fronts on Durkee Street and is bordered by Broad Street to the south,
Bridge Street to the north, and the Saranac River to the east. It currently includes the Gateway
building and associated parking leased to Investors Corporation of Vermont (“ICV”), a
municipal parking lot, a farmers” market structure, the remediated site of a former gas and

service station (“Highway Oil site”), and a path along the Saranac River riverfront.

The Durkee Street lot is located in the Central Business “C” Zoning District and within an
existing Planned Unit Development (“PUD”). Pursuant to the City’s Zoning Code Schedule
of Permitted Uses, PUDs are a permitted use within the C Zoning District by the issuance of
a Special Use Permit (“SUP”) from the Zoning Board of Appeals (“ZBA”). The Zoning Code
§ 360-21(C)(7) states that “[a] planned unit development may include any mixture of uses,
permitted as of right or by special use permit that are permitted within the zoning district.”
The proposed uses within Prime’s Project will potentially include retail businesses and
commercial uses, personal and business service establishments, residential apartments, and

parking and loading areas, all of which are permitted in the C Zoning District.

Along with this narrative, we have included for the ZBA’s review, the following revised
elevations and site plans, which have been changed to reflect comments received from the
City’s Planning Board at its December 23, 2019 meeting:



IL

City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

1) Revised Conceptual Site Plan, prepared by McFarland Johnson (the “Site Plan”);
2) The following renderings:
a. View from Bridge St. & Durkee St.;
b. View from Durkee St.;
c. View from Bridge St. (1);
d. View from Bridge St. (2) (collectively “Revised Renderings”); and
3) Cross Section demonstrating views from Durkee Street to the Saranac River (the “Durkee

Street Cross Section”).

In addition, a revised Full Environmental Assessment Form (“EAF”) has been submitted
reflecting additional permitting required by the New York State Department of
Environmental Conservation (“NYSDEC”) for improvements to the Saranac River

Riverwalk and related typical stormwater controls.
SUP Applications

As discussed in our initial Project SUP narrative submitted to the ZBA, the City is seeking the
following SUPs from the ZBA.

1) PUD Boundary SUP

The proposed new boundary of the PUD is to include lands bordered by Bridge Street to the
north, Durkee Street to the west, Broad Street to the south, and the western bank of the
Saranac River to the east. This includes the Durkee Street parking lot, the Gateway building
and its associated parking garage, and the former Highway Oil lot. The total land area within
the proposed PUD boundary is approximately 4.66 acres. The Broad Street parking lot will no
longer be included the PUD.

The proposed boundary of the PUD meets the minimum land area requirements of 3 acres as
outlined in Section 360-21(C)(9) of the City Zoning Regulations for the C-Commercial Zoning
District.

2) Residential Apartments on the first floor of a multistory building with that PUD SUP
Prime’s Project will result in a mixed use residential and commercial development located in

the City’s urbanized downtown. The proposed design will unify the streetscape with the

street wall and provide a contextual architectural design that activates the neighborhood and



City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

along with the other projects signifies the revitalization of Durkee Street. The first-floor
residential units will be located along the northern and southern faces of the building. As
demonstrated by the enclosed Revised Renderings and Durkee Street Cross Section, due to
the elevation change, the units will appear aligned with the building’s second floor as the

grade is much lower nearer to the Saranac River.

The first-floor units will only occur along Bridge Street and the pedestrian walkway, and these
will be nearly equivalent to a full story above any adjacent sidewalk elevations. As such, the
typical concerns with a first-floor dwelling unit, such as privacy and security will not apply.

The interior of the first-floor units will not be visible or accessible from the adjacent exterior.
III.  Prime’s Project

The ZBA is charged with reviewing the requested SUPs. The proposed new PUD boundaries
are being sought to facilitate Prime’s Project. Therefore, this supplemental project narrative
will provide information related to Prime’s Project and how it meets the SUP criteria set forth
in Zoning Code § 360-31(B).

As you know, the City of Plattsburgh City Council (“City Council”) is undergoing a
comprehensive environmental review pursuant to the New York State Environmental
Quality Review Act (“SEQRA”), which will assess all potential environmental impacts related
to Prime’s Project as well as the SUPs requested herein. Throughout the SEQRA process,
Prime’s Project has been described as a multi-story mixed-use development that consists of a
five-story, approximately 200,000 square foot mixed-use development including
approximately 115 apartments (comprised of 52 one-bedroom units, 59 two-bedroom units,
and 4 three-bedroom units), 10,000 SF of commercial space, an 86-space surface parking lot
featuring approximately 50 spaces to be made available for use by the public, a 35-space
surface parking lot for tenants, and a 165-space underground parking garage for tenants only.
Additionally, the project proposes the rehabilitation of the existing Plattsburgh Farmers” and
Crafters’ Market (“PFCM”) building for use as a 3,400 SF commercial space and a 2,400 SF,
publicly-accessible civic space in an open-air pavilion with access from the new pedestrian

walkway to be constructed as part of Prime’s Project.

Prime’s Project would replace the existing 289-space Durkee Street Municipal Parking Lot
(“DSMPL”) located at 22 Durkee Street. Prime’s Project encompasses approximately 2.8 acres
and is located on a portion of tax parcel 207.20-7-15. A second tax parcel, 207.20-7-14, was



City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

recently merged with parcel 207.20-7-15 and the proposed project will occupy a portion of the
former footprint of tax parcel 207.20-7-14 as well.

Tax parcel 207.20-7-15 currently contains 289 public parking spaces within the DSMPL,
approximately 59 public parking spaces in the Broad Street Municipal Parking Lot
("BSMPL”), the Gateway Office Building and its associated two-story parking structure, the
PFCM building, and a pedestrian walkway along the Saranac River. Prime’s Project will
replace the DSMPL and rehabilitate the PFCM building. The Gateway Office Building and its
associated two-story parking structure (collectively, the Gateway Complex) will remain.
Access to the new development will be primarily from Durkee Street, with underground
parking access from Bridge Street. The BSMPL will be subdivided from this tax parcel, which

is part of a proposed Minor Subdivision application before the Planning Board.
IV. City Special Use Permit Review

Review of the PUD SUP and the residential units on the first floor SUP are governed by the
standards set forth in Zoning Code § 360-31(B). Please note that the Planning Board is
reviewing the actual development within the PUD pursuant to its authority under Zoning
Code § 360-21 and site plan review. As noted below, the requested SUPs herein fully comply
with the standards set forth in Zoning Code § 360-31(B).

Zoning Code § 360-31(B) sets forth the following special use permit standards. We
respectfully submit that the proposed SUPs and related development meets these standards.’

The general character, height and use of the structure or structures

PUD Boundary SUP

The proposed PUD allows for the redevelopment of the lands with an infill building
bordering the roadways and sidewalks that have been contextually designed to define the

! See N. Shore Steak House, Inc. v. Bd. of Appeals of Inc. Vill. of Thomaston, 30 N.Y.2d 238, 243 (1972) (holding
that “[t]he inclusion of the permitted use in the ordinance is tantamount to a legislative finding that the
permitted use is in harmony with the general zoning plan and will not adversely affect the
neighborhood.”); see also C & A Carbone, Inc. v. Holbrook, 188 A.D.2d 599, 600, 591 N.Y.5.2d 493, 495 (1992)
(holding that “once the petitioner shows that the contemplated use is in conformance with the conditions
imposed, the special permit must be granted unless there are reasonable grounds for denying it that are
supported by substantial evidence.”).



City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

streetscape and fit into the general character of the surrounding area. Prime’s Project is an
infill project within the downtown fabric of the city. Many years ago, there were buildings on
the project site, but have since been removed. The surrounding area has buildings bordering

the sidewalks and streetscape that typically define a walkable downtown area.

This proposed PUD will allow the flexibility to have buildings close to the sidewalks, which
resembles an urban environment and facilitates a walkable community. As a result of the
amended PUD, Prime’s Project will be developed in a manner that is consistent with the
downtown urban setting and will facilitate a walkable downtown community. Prime’s
Project will add residents to the downtown area, who will utilize the downtown area and
related commercial uses. The uses that will result from the PUD and Prime’s Project include
residential apartments, retail businesses and commercial uses, personal and business service
establishments, residential apartments, and parking and loading areas. Not only are all of
these consistent with its urban setting, they are permitted uses within the C Zoning District

and therefore have been deemed to be in harmony with the neighborhood.

The DSMPL, in its current state, is out of character with the surrounding built context, as the
site is an open surface parking lot in a suburban form that disrupts the urban context. As
discussed in the Draft Generic Environmental Impact Statement (“DGEIS”) at page 86,
Prime’s Project building is proposed to be a single, U-shaped building, oriented towards
Durkee Street and the River, and located on the northern part of the project site. In addition,
the existing PFCM building on the south end of the site will be rehabilitated as part of Prime’s
Project. A pedestrian pathway separates the proposed building from the proposed 86-space
surface parking lot and is buffered on both sides by landscaping. The pedestrian pathway
will connect with the proposed improved Saranac River Riverwalk and the proposed
improved Westelcom Park, known as the Arts Park. See Revised Renderings. Building
material and colors will be chosen to be consistent with the characteristics of the surrounding
neighborhood to the greatest extent possible. The buildings are proposed to feature a mix of
materials, including stone, cement board and plank, frieze and cornice detailing with
contrasting metal detailing to mark fenestration and other fine details. Landscaping will be

provided around the perimeter of the building and within the parking areas.

As noted on Page 91 of the DGEIS, “[t]he proposed [Prime Project] design will unify the
streetscape with the street wall and will provide a contextual architectural design.” Further,
the proposed project was reviewed by New York State Office of Parks, Recreation, and
Historical Preservation (“NYSOPRHP”), including a review of the proposed site plan along

with building elevations and any available renderings of the proposed new construction. In



City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

a letter dated December 23, 2019, NYSOPRHP concluded that the proposed project would
result in no adverse effects to historic properties, including archaeological and/or historic
resources. Accordingly, Prime’s Project will be consistent with the general character of this

downtown area of the City and will revitalize the downtown core.

The proposed building will be 65 feet tall with 5 stories (one level underground, four stories
above ground, and a mezzanine level). This is similar to heights of other buildings within the
Central Business/Commercial Zoning District in the surrounding area. For instance, the
Ashley building located opposite the Prime Project on Durkee Street, is approximately 60 feet
in height. Further, the proposed uses within the PUD are all uses that would typically be

found in a downtown environment.

Therefore, the requested SUP for the amended PUD boundaries, which will result in Prime’s
Project, as well as the revitalization and beautification of the Saranac River Riverwalk, will be
consistent with and not adversely impact general character, height and uses within this

downtown area.
Residential Units on First Floor SUP

As noted above, Prime’s building will include apartments on the first floor, which requires a
SUP from the ZBA. Like the building, the apartments on the first floor will be consistent with
and not adversely impact general character, height and uses within this downtown area. Due
to the elevation change, the units will appear aligned with the building’s second floor as the

grade is much lower nearer to the Saranac River.

The first-floor units will only occur along Bridge Street and the pedestrian walkway and these
will be nearly equivalent to a full story above any adjacent sidewalk elevations. As such, the
typical concerns with a first-floor dwelling unit, such as privacy and security will not apply.

The interior of the first-floor units will not be visible or accessible from the adjacent exterior.

Thus, because of the design of the building and the topography of the Durkee Street Lot, the
apartments will not appear as though they are on the first floor of the building. See Revised
Renderings and Durkee Street Cross Section. Further, mixing commercial and residential
uses within an urban setting is desired from a planning perspective to facilitate and encourage

a walkable community.
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As noted above, the proposed height of the building, which is not a result of the first floor

residential units, is consistent with the surrounding buildings and its urban environment.

Therefore, the requested SUP for the Residential Units on the first floor of the Prime Project

will not adversely impact general character, height and uses within this downtown area.
The provision of surrounding open space and the treatment of grounds.

PUD Boundary SUP

Pursuant to the definition section of the Zoning Code, parking lots are not considered open
space. Therefore, because the subject property is currently an existing parking lot, it does not
include any open space. That being said, the proposed PUD and related Prime Project will
result in 22% of the lot being open space. This exceeds the minimum requirements for the

entire PUD of 15% open space. The proposed open spaces are as follows:

= Along the Saranac River, an identified top priority for the City, to be designed as a
riverfront walk with site furnishings and landscape plantings that will connect Broad,
Durkee, and Bridge Streets to the riverfront;

* Bordering the riverfront walk and the surface parking lot;

= Walkway and landscape plantings from Durkee Street to the riverfront walk;

=  Walkways along Durkee and Bridge Streets; and

» Walkways and amenities in the courtyard of the building. These open spaces will
include sidewalks, boardwalks, landscape plantings, and site furnishings all

consistent with downtown amenities.

Importantly, the PUD SUP and the resulting development will allow for the revitalization of
the riverwalk along the Saranac River. Currently, the existing riverfront on the Durkee Street
Lot is underutilized and in need of repair. The PUD will allow for the riverwalk to be
improved and access will be provided, in part, through a pedestrian walkway through
Prime’s Project. This will enhance the open space areas and provide more opportunities for

residents and visitors.

Accordingly, the requested PUD amendments will facilitate open space on the Durkee Street

Lot, which is currently only a parking lot without any open space.



City of Plattsburgh - Plattsburgh Durkee Street Development
City Special Use Permit Application — Supplemental Project Narrative
January 24, 2020

Residential Units on First Floor SUP

The SUP for residential units on the first floor of Prime’s building will not have any impact
on open space. That being said, these residential units are required for Prime’s Project, which
will facilitate more open space on the Durkee Street Lot in compliance with the PUD

requirements.

Accordingly, the requested residential units on the first floor SUP will facilitate open space
on the Durkee Street Lot, which is currently improved with a large paved parking lot.

The general fitness of the structure or use to its proposed location.

PUD Boundary SUP

Prime’s proposed building and uses are consistent with that typically found in downtown
Plattsburgh. The proposed building elevation has been conceptually designed to have similar
architectural details to those that exist in surrounding structures in order to maintain balance

with the character of the neighborhood.

Related to Prime’s Project, we note that NYSOPRHP provided a response letter dated
December 23, 2019 stating that Prime’s Project “will result in No Adverse Effect to historic
properties, including archaeological and /or historic resources.” Furthermore, Prime’s Project
has been specifically designed to fit the proposed location. Prime’s Project will comply with
the maximum number of stories permitted in the C Zoning District and its height is consistent

with the surrounding buildings.

Prime’s Project is designed so that the two corner segments, closer to the Saranac River, read
as five story elements; the three larger flanking segments along Bridge Street, Durkee Street
and the pedestrian walkway are all four stories adjacent to the street, with a step back on the
top mezzanine level to lessen the visual impact. The volume, character, color and material
articulation respond to the neighborhood architectural context by creating a human scaled
cluster of varied expression. From a building code standpoint, this is a four-story building;
the “fifth’ level is a mezzanine, not a full floor. See Revised Renderings and Durkee Street

Cross Section.
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The photo above, facing west, illustrates how the scale and impact of the neighboring City
block is in fact comparable to Prime’s Project. From an urban design standpoint, Prime’s
Project is perceived alongside the Gateway Complex as a City block, not as an individual
building. The development is designed to express a varied aesthetic for the facade, not as a
singular monolith. The Ashley Building at the corner of Durkee and Bridge Streets is nearly

five stories in height, similar to the height of the corner elements of the Prime Project .
Furthermore, the overall design approach is based on the following strategies:

» The City’s downtown fabric has been preserved by the following architectural principles:
o The proposed development reestablishes street edges and maintains setback limes
similar to the neighboring buildings and is therefore consistent with neighboring

properties and the fabric of this area of the City.

o The “U” shape of the building creates a private interior courtyard with an amenity
deck facing the river for resident use. This is typical and recommended for
waterfront property within an urban setting. It provides these open space
amenities while still providing the desired street scape needed in an urban area.

o Less attractive parking uses are concealed by placing them either below the
building or within the interior courtyard, thus enhancing the streetscape character.

= The development is sensitive to the City’s downtown core through the use of the
following architectural principles:

o The proposed primary massing scale is similar in height to the existing four, three
and two story buildings to the west and therefore consistent with the existing

buildings in this area of the City’s downtown.
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o The development has been designed with strong cornice lines at the corners of the
proposed buildings and along both streets to reinforce the proposed buildings
relationship with the surrounding buildings.

o The proposed building includes mid-block and end sections step back above the
fourth level to reduce the visual scale along both streets and the pedestrian
walkway to the Saranac River, which is a common architectural strategy for
downtown urban waterfront developments.

o The volume of the north side of the building steps down another level at the
northeast corner to completement the Bridge Street slope and further reduces
visual impacts for a pedestrian Our direct awareness is usually limited to the first
floor, with peripheral awareness extending upward one to two stories.

o The “U” shape of the building is articulated in five sections in keeping with the
neighborhood scale with varied and clustered building facades.

o The corner sections of the proposed building are clad in masonry and metal panel
with bracketed cornices to give them greater prominence and differentiate from
mid-block sections. These serve to help articulate the development as a grouping
of individual buildings similar to neighboring streetscapes, in keeping with the
Secretary of the Interior’s Guidelines that encourage contemporary development
that is sympathetic to historic contexts.

o The end and mid-block sections have punched balcony openings to create a more
unified and sympathetic fagade for the neighborhood and minimize the visibility
of balconies.

o The building has been designed with a mix of materials sympathetic to other
downtown precedents that also offers a blend of old and new, including:

* brick and stone masonry, metal panel, board and batten siding, and
clapboard siding;

* punched openings;

* stone sill and lintel aesthetic;

* opening proportions similar in scale;

» larger ground level glazing for commercial uses; and

» strong cornice expression.

The utilization of these recognized architectural principles, employed in the design of the
project by the Project Architect, ensures that it is compatible with this downtown area of the
City and the surrounding buildings, while at the same time revitalizing this area of the City

with modern development to facilitate a walkable downtown core.
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In addition to the above, the size of the Prime Project on the property is designed to ensure
that a downtown walkable community is created. Currently, the large parking area is a
disrupting feature that discourages a walkable community. The size of the building, location
of parking areas, landscaping, and proposed setbacks ensure that a continuous downtown

walkable community is not disrupted by vacant parking without any commercial amenities.

In addition, as noted above, Zoning Code § 360-21(C)(7) states that “[a] planned unit
development may include any mixture of uses, permitted as of right or by special use permit
that are permitted within the zoning district.” Thus, by creating the PUD over the requested
lot, the ZBA is essentially allowing for a mix of uses on the subject property (the Durkee Street
Lot). Here, the proposed uses within Prime’s Project will potentially include retail businesses
and commercial uses, personal and business service establishments, residential apartments,
and parking and loading areas. As noted above, the proposed uses are all permitted in the C

Zoning District and consistent with urban settings.

We must not forget that the PUD will also facilitate the construction of the improved Saranac

River riverwalk, which is a pedestrian amenity and perfectly suitable for this waterfront

property.

Accordingly, the Prime Project, including the proposed building and proposed uses are fit for
the Property.

Residential Units on First Floor SUP

Similar to the above, the proposed residential units on the “first floor” is designed to
specifically fit the Durkee Street Lot. As noted above, the first-floor units will only occur
along Bridge Street and the pedestrian walkway, and these will be nearly equivalent to a full
story above any adjacent sidewalk elevations. Further, these units will not have direct access
to the street and are completely private from the sidewalk. See Revised Renderings and
Durkee Street Cross Section. Therefore, the concerns typically associated with this use is not
applicable, e.g. security, privacy and access. Instead, these residential units, like the other
units in the building will be able to enjoy a revitalized downtown core and enjoy commercial

spaces throughout the City by pedestrian travel.

Accordingly, residential units on the first floor, including the proposed building, are fit for
the Property.

11
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The provision for automobile parking or storage
PUD Boundary SUP

Prime’s Project would replace an auto-oriented use (a surface parking lot) with a pedestrian-
oriented mixed-use development, which, in combination with the proposed improvements to
the deteriorating riverwalk and adjacent Bridge and Durkee Streets, would bring more
pedestrians to the site and to the waterfront. The proposed project will also include a 2,400-
SF publicly-accessible civic space within an open-air pavilion with access from the new

pedestrian walkway.

Per the City’s zoning regulations, 317 spaces would need to be provided on-site for the
residential and commercial components of the project. However, in the DGEIS it is noted
that the City’s off-street parking requirements have not been updated in some time. An
alternative source of data is the Institute of Transportation Engineers (ITE) “Parking
Generation” (5th Edition, 2019) manual, an authoritative publication that includes parking
demand data for over 100 different land uses. Using the ITE Parking Generation Manual
calculations, it shows a total demand of 272 parking spaces for Prime’s Project residential and

commercial components, 45 spaces fewer than is required by the City’s zoning regulations.

As part of the Planning Board’s PUD authority (Zoning Code § 360-21), it has the authority to
approve an alternate method of parking calculation if the applicant can provide sufficient
justification for the calculation. Instead of the methods stipulated in Section 360-26, the project
is requesting that 1.5 spaces per dwelling unit be provided. To this end, please note that Prime
has 35 years of experience in the residential and hospitality industry including the
management of over 2000 residential units. Based upon a residential parking ratio of 1.5
spaces per 1 residential unit at a performing, comparable mixed-use building in a similar
environment, Prime is confident it has the experience to project the needs and demand of its

project.

With this parking calculation, Prime’s Project will have 286 parking spaces on-site which
exceeds what is estimated to be required to meet the needs of the proposed uses. Prime has
agreed to allow fifty (50) of those spaces to be made available for use by the public. Thus, 50
of the spaces made available for the commercial components of Prime’s Project may be used
for other public purposes and will be labeled as such. It is expected that those utilizing these
50 spaces will not only enjoy the commercial components of Prime Project and the Saranac

River Riverwalk but other downtown amenities. Considering the conservative analysis
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provided for the commercial parking (e.g. assuming restaurant use), this will not result in any

parking deficiency.

The existing, publicly accessible parking spaces located on the site will be relocated to several
nearby downtown lots and public streets within the Special Use District (SAD). The City
anticipates that the majority of these parking spaces will be operational prior to the start of
construction of the proposed Prime Project. The DGEIS and the FGEIS outlines and
documents the new locations of these publicly accessible spaces. The City is implementing

this parking relocation process as part of their Public Parking Plan.

As a result of all the projects evaluated as part of the GEIS, the future parking public parking
supply within the SAD is expected to decrease by a total of 20 spaces to 800. This represents
a 2% reduction in the total parking supply. Please note the following analysis that is being
considered as part of the SEQRA process in the FGEIS.

13
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Existing and Future Publicly Accessible Parking Supply within SAD

Existing Public Future Public Change in
Supply? Supply Public Supply
Durkee Street Lot 289 50 -239
BSMPL 59 8023 +21
Arnie Pavone Memorial
. 0 1033 +103
Parking Plaza
Westelcom Parks® 0 -4
Clinton County Lot 6924 +69
Court Street Lot 44 44 0
City Hall Place Lot 17 17 0
Off-Street Totals 413 363 -50
Durkee Street (Broad St. to
Bridge St.) 15 53 38
Bridge Street (Adjacent to
DSMPL) 0 6 +6
Court Street (north side from
Margaret St. to Oak St.) 28 19 -9
Margaret Street (west side
from Brinkerhoff St. to 9 4 -5
Division St.)
Omn-Street Totals (All
L 407 4376 +30
Streets within SAD)
Total On- and Off- Street
820 800 =20
Spaces
Notes:

! Based on a parking supply survey conducted by the City of Plattsburgh’s Community Development Office.

2 Includes one motorcycle space.

3 Reflects revised plan.

4 Reflects additional information provided by Clinton County subsequent to issuance of the DGEIS.

¢ The four existing off-street parking spaces at Westelcom Park will be eliminated as part of the Westelcom

Park Improvements.

¢ The nine fewer spaces on the north side of Court Street between Margaret and Oak Streets are due to

adjustments to the Clinton County Lot and the loss of five spaces on the west side of Margaret Street between

Brinkerhoff and Division Streets is due to construction of the proposed APMPP

To address the fact that the total parking supply within the SAD is expected to slightly

decrease, public parking demand within the district was assessed to determine whether there

would be an adequate parking supply in the future with approval of the proposed action. To

determine the existing parking demand within the SAD, the City’s Community Development
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Office conducted 89 separate off-street parking lot counts of the City-owned lots and 32
separate on-street parking counts of the entire SAD. Of these, 43 off-street counts and 29 on-
street counts were conducted during the work week over the course of 6 months at various
times of the day. The remaining counts were conducted on weekends and the utilization
rates observed during these weekend counts were considerably less than those observed
during the week. The results of those weekend counts are not included in the tables below.
The results of these extensive parking counts indicate an existing peak public parking demand
of 542 spaces (with 278 available spaces) during the weekday 1:00 —2:00 p.m. peak hour. These

results are summarized in the below table.

Observed, Vacant Public Parking Spaces within SAD on Weekdays

On-Street On-Street Total Vacant
Time Vacant Vacant Spaces
8:00 - 9:00 a.m. 278 194 472
10:00 - 11:00 a.m. 213 112 325
12:00 - 1:00 p.m. 199 112 311
1:00 - 2:00 p.m. 179 99 278
2:00 - 3:00 p.m. 212 99 311
3:00 - 4:00 p.m. 191 120 311
4:00 - 5:00 p.m. 243 173 416

With 820 existing parking spaces within the SAD, this represents an existing public parking
utilization rate of 66.1% (see below table).

Existing and Future Parking Utilization

Public Parking | Public Parking | Available Public | Public Parking
Supply Demand Parking Spaces Utilization
Existing 820 542 278 66.1%
Future 800 542 258 67.8%
Change -20 No change! -20 +1.7%
Notes:

! As indicated in the DGEIS, all of the Prime Project’s parking demand could be fully accommodated on-site

As described above, future parking supply within the SAD is expected to decrease by 20
spaces in the future with approval of the proposed action. No changes in public parking
demand are anticipated, as all of the Prime Project parking demand could be fully
accommodated on-site. Therefore, as presented in the table above, the public parking

utilization within the SAD is expected to increase by 1.7% to 67.8% with approval of the
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proposed action, and there would continue to be more than 250 available public parking
spaces during the weekday 1:00 — 2:00 p.m. peak hour, with more spaces available at other

times of the day and on weekends.

An abundance of vacant parking areas within an urban setting can disrupt achieving a
walkable community and commercial development in a downtown core. Furthermore, vacant
parking areas is an eyesore that can obstruct commercial tenants from bringing their business
to a downtown area. Thus, the 67.8% parking utilization rate within the SAD proposed as a
result of the PUD SUP is a desirable utilization rate. It provides for appropriate parking,
while not having an unwarranted excess of vacant spaces. It also allows for significant,
additional economic growth within the SAD before the City would be compelled to plan for
additional parking improvements not evaluated as part of the GEIS.

As discussed in the DGEIS, the City caused a parking study to be conducted, which is part of
the SEQRA process. In the fall of 2017, the City of Plattsburgh engaged Carl Walker
Consulting (“Walker”) to conduct a parking study (“Parking Study”) for its downtown.
During this study, an inventory and assessment of current parking conditions and an

evaluation of current parking demand and patron service levels was completed.

As a component of the Parking Study, an evaluation of the potential impacts of displacing
public parking as a result of a redevelopment of Prime’s Project was conducted, and several
parking management options were developed for the City to consider. The Parking Study
explains that when peak occupancy levels exceed 85%, users generally note limited parking
availability. Thus, because the parking utilization rate within the SAD as a result of the
proposed project and the associated parking replacement projects is 67.8%, there is an
adequate supply of parking provided.

Accordingly, the PUD SUP sought provides for the right amount of parking for the proposed
uses. Please also note that the parking is being considered by the DGEIS, FGEIS and the

Findings Statement, which will be incorporated into this application record.
Residential Units on First Floor SUP

The above analysis also demonstrated that the SUP for residential units on the first floor will
have appropriate off-street parking. As noted above, in general, for all residential units Prime
will be requesting from the Planning Board that 1.5 spaces per dwelling unit be provided. To
this end, please note that Prime has 35 years of experience in the residential and hospitality

industry including the management of over 2000 residential units. Based upon a residential
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following table, which is included in the DGEIS, presents the trip generation estimates for this
analysis. It is noted that no credits were taken for transit trips, pass-by trips, or internal trips.

Table 22: DLMUD Generated Trips

Land AM Peak Hour Midday Peak Hour PM Peak Hour
Component Use | 1 | out |Totat| in | out |Total| w | out | Tota
Code
Retail
ren s 80 | 12 | 10 | 22 | 18 | 15 | 33 | 15 | 15 | 30
Restaurant
Sieo s 932 | a0 | 37 | a6 | 72 | 72 | 14a | 56 | 51 | 107
Residentisi 220 | 18 | 46 | 6s | 32 | 38 | 70 | as | 32 | 77
115 units

Parking to be
Made Available
for Use by Public
50 Spaces?

90 18 4 22 25 25 50 7 21 28

Total New Trips 97 97 194 | 147 150 | 297 123 119 242

The analysis provided in the DGEIS, and which will be discussed in the Findings Statement,
notes that with the expected trips from the project and the expected on-street parking spaces,
the levels of services will remain consistent and only minor delays (approximately 5 seconds).
The DGEIS concludes that the traffic analysis presented show that the proposed
improvements will have a minimal impact on traffic and that no mitigation is necessary.
Further, that all improvements, including Prime’s Project will not adversely impact the traffic
operating conditions on the roadway system.

In addition to the above, CCPT is the local public transit system in Plattsburgh. Most regular
transit routes have a stop at the Government Center on Cornelia Street (north and adjacent to
the study area) and some routes travel along Durkee Street, including the Express Shuttle,
Keeseville au Sable, CCC Seasonal, South Connector and Uptown Downtown routes. The

Express Shuttle and Uptown Downtown routes have flag stops on Durkee Street.
Accordingly, the proposed traffic from the PUD and the resulting Prime Project and
associated uses will not have an adverse impact on the community including impacts related

to the public health and general character of the neighborhood.

Residential Units on First Floor SUP
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The above analysis includes the related impacts for the residential units. However, we note
that the first-floor residential units to not have street access for pedestrians or for vehicles.
Thus, identical to the analysis for the PUD SUP, the the proposed traffic from the SUP and the
resulting Prime Project and associated uses will not have an adverse impact on the
community including impacts related to the public health and general character of the
neighborhood.
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MEMORANDUM
From: Matthew Miller, Director of Community Development
To: Common Council of the City of Plattsburgh
Subject: Downtown Special Assessment District — Parking Utilization

Date: January 24, 2020

Several comments received in response to the City of Plattsburgh’s Downtown Area
Improvement Projects Draft Generic Environmental Impact Statement (DGEIS) expressed
concern with the amount of public parking that will be made available by the City to compensate
for the proposed development of the Durkee Street Municipal Parking Lot (DSMPL). The City
maintains, as is stated in the Final Generic Environmental Impact Statement (FGEIS), that an
adequate amount of new, publicly available parking capacity will be provided. Rather than
debate the merits of these assertions, the most effective way to respond to these comments is
to:

1. Presume the assertions made in the DGEIS comments to be true and, based on that
presumption, calculate the number of new parking spaces being created in the downtown
area.

2. Analyze the existing public parking supply and observed demand within the City’s
Downtown Parking Special Assessment District (“SAD”) defined as the area bordered by
Cornelia Street to the north, Oak Street to the west, and by the Saranac River to both the
east and south.

3. Determine whether the claimed shortfall in parking supply (as asserted in the DGEIS
comments) can be adequately absorbed by the SAD.

Assertions Made in DGEIS Comments

Included below in Table 1 is the City’s accounting of the downtown parking supply within the SAD
before and after completion of the GEIS projects (See Table 3 of the FGEIS).
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Table 1: Publicly Aé:e__ssiblg Parking Supply Changes

Existing Public Future Public Change in
Supply Supply Public Supply
DSMPL (existing) /DLMUD (future) 289 50 -239
BSMPL 59 80 +21
APMPP 0 103 +103
Westelcom Park 4 0 -4
Clinton County Lot 0 69 +69
Court Street Lot 44 a4 0
City Hall Place Lot 17 17 0
Off-Street Totals 413 363 -50
Durkee Street (Broad St. to Bridge St.) 15 53 +38
Bridge Street (Adjacent to DSMPL) 0 6 +6
rt Str north side from .

gc:li ;tS)t eet (north side from Margaret St. to 28 19 9
Margaret Street (west side from Brinkerhoff 9 4 5

St. to Division St.)

On-Street Totals (All Streets within SAD) 407 437 +30
Total On- and Off- Street Spaces 820 800 -20

The Clinton County Planning Board (“CCPB”) stated that the number of proposed public spaces
attributable to the Clinton County Main Lot Expansion included in Table 39 of the DGEIS should
be 44 rather than 66 (Table 3 of the FGEIS lists of a figure of 69 spaces based on new information
provided by Clinton County). The CCPB and other commenters asserted that the number of
proposed public spaces attributable to the Durkee Lot Mixed Use Development (“DLMUD”) in
Table 1 should be reduced by 50. Assuming these assertions are accurate would create a total
deficit of spaces that would need to be absorbed by the SAD.

Presuming these assertions are accurate, the resulting changes to the accounting of the public
parking supply are detailed in Table 2 below.
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Table 2: Publicly Accessible Parking Supply Changes (utilizing assertions made in _DGEIS_comments)

Existing Public Future Public Change in
Supply Supply Public Supply

DSMPL (existing) /DLMUD (future) 289 0 -289
BSMPL 59 80 +21
APMPP 0 103 +103
Westelcom Park 4 0 -4
Clinton County Lot 0 44 +44
Court Street Lot 44 44 0
City Hall Place Lot 17 17 0
Off-Street Totals 413 288 -125
Durkee Street (Broad St. to Bridge St.) 15 53 +38
Bridge Street (Adjacent to DSMPL) 0 6 +6
Court Street (north side from Margaret St. to
Oak St.) o e et 28 19 2
Margaret Street (west side from Brinkerhoff 9 4 5
St. to Division St.)
On-Street Totals (All Streets within SAD) 407 437 +30
Total On- and Off- Street Spaces 820 725 -95

Parking Supply and Observed Demand within the SAD

The DLMUD will contain enough on-site parking to meet its own parking demands. The current
capacity of the DSMPL will be replaced in multiple locations within the SAD. If we are to utilize
the assertions made in the DGEIS comments, the City would need to demonstrate that a
minimum of 95 vacant spaces would exist within the SAD at periods of peak parking demand that
could be occupied without exceeding an 85% utilization rate within the SAD as a whole.

Current Public Parking Supply within SAD

e Current On-Street — 407 spaces
e Current Off-Street — 413 spaces (289 within the DSMPL)
e Total Supply — 820 spaces
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SAD Parking Utilization and Excess Supply

An 85% utilization rate is a typical industry standard for optimal parking utilization and indicates
that, while most parking spaces are filled at any given time, at least one available space can be
found on any given block. In this report, the City has used this 85% utilization rate to determine
whether the SAD could handle the asserted deficit of 95 parking spaces.

To determine the existing parking demand within the SAD, the City’s Community Development
Office conducted 89 separate off-street parking lot counts of the City-owned lots within the SAD
and 32 separate on-street parking counts of the entire SAD. Of these, 43 off-street counts and
29 on-street counts were conducted during the work week over the course of 6 months at various
times of the day. The remaining counts were conducted on weekends and the utilization rates
observed during these weekend counts were considerably less than those observed during the
week. Those weekend counts have not been included in this analysis. A summary of the
observed results of the 72 parking counts conducted during the work week is shown in Table 3
below which shows the average number of available parking spaces at different times of the day.
Table 3 also shows that, at the peak period of average utilization from 1:00 — 2:00 p.m., 278
parking spaces within the SAD remain vacant.

Table 3: Observed, Vacant Public Parking Spaces within SAD on Weekdays

On-Street Off-Street Total Vacant
Time Vacant Vacant Spaces

8:00 - 9:00 am 278 194 472
10:00 - 11:00 am 213 112 325
12:00-1:00 pm 199 112 311

1:00- 2:00 pm 179 99 278 |

2:00 - 3:00 pm 212 99 311

3:00 - 4:00 pm 191 120 311

4:00 - 5:00 pm 243 173 416

Can the SAD Absorb the Asserted Deficit?

As stated earlier in this report, the total number of current public parking spaces within the SAD
is 820. As shown above in Table 3, the City’s current parking system contains 278 spaces that
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