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Meghan E. Zedick

Re: Keith L. Howe
Susanna S, Piller (Retired) 3.63 Acre Parcel, Arizona Avenue, City of Plattsburgh
Tax Map No. 233.6-1-6.2

Dear Sirs/Madams:

As you are aware, the undersigned represents Mr. Keith L. Howe with respect to
a Class A Variance Application and a Class B Variance Application for the above-
referenced parcel of property.

In that regard, enclosed please find eleven (11) copies of a report from Mr. Derek
Rosenbaum analyzing the financial hardship created by the permitted uses in the R-2
Zone where the subject property is located.

If the Zoning Board and/ or the Building Inspector’s Office should have any
questions or comments with respect to this letter, please do not hesitate to contact the
undersigned.

Thanking you for your kind consideration, I remain
Very truly yours,

STAFFORD, OWENS, PILLER, MURNANE,
DLEHER &, TROMBLEY, PLLC

Thomas M. Murnane, Esq.

TMM/kmm

Enclosure

cc:  Mr. Keith Howe
(1935-2005) WIB Properties

Ronald B. Stafford




November 30, 2021

Joseph McMahon

Building Inspector

City of Plattsburgh

41 City Hall Place
Plattsburgh, New York 12901

RE:  Keith Howe's Property
Arizona Avenue (Parcel ID 233.6-1-6.2)
Plattsburgh, NY 12901

Dear Mr. McMahon;

I have been requested to inspect the above captioned property and analyze the Schedule
of Permitted Uses Part A from the City of Plattsburgh Zoning Ordinance. The purpose of this
analysis is to explain the financial hardship (lack of a reasonable return) created by the permitted
uses in the R-2 zoning district where the subject is located.

The subject property is situated on the east side of Arizona Ave. and north side of South
Peru Street and the parcel ID is 233.6-1-6.2. The property is currently vacant land and there is a
potential purchaser who is applying for a variance for a self-storage use. A self-storage use is not
a permitted use within the R-2 zoning district.

The subject parcel contains 3.63 acres of land and it is oddly shaped which makes
development difficult. Neighboring properties include the following uses: industrial, electric
substation, trucking, self-storage and minor residential. The land is generally level and mostly
wooded. According to the Clinton County GIS Map the subject property does not contain any
wetlands and is not in a floodplain. There are multiple utility easements that cross the property,
prohibiting development on many portions of the property. This leaves a narrow strip of
developable land along Arizona Ave. approximately 0.96 acre and approximately 0.92 acre of
developable land along South Peru St. and these two portions are separated by a utility easement.
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Subject Photos

North facing view of the subject from Arizona Ave.

East facing view of the subject from Arizona Ave.
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Subject Photos

South facing view of the subject from Wall Street
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Proof of Financial Hardship

I will discuss the Use Variance as specified in City of Plattsburgh’s Zoning Law, Section
360-54 Zoning Board of Appeals, D (3)(1)(a), “the applicant cannot realize a reasonable return,
provided that lack of return is substantial as demonstrated by competent financial evidence”. The
current subject owners cannot realize a reasonable return and their lack of return is substantial.

The property has been for sale for many years with only one bona fide offer, which is the
current offer by the potential purchaser for a self-storage use. The property was originally listed
through MLS for $98,000 in 2016 as vacant industrial land.

According to a City zoning map in the Building Inspector’s office, the subject lot is
located in an R-2 zoning district where a self-storage use is not an allowed use. The subject owner
is seeking a Use Variance to allow for a self-storage use within the R-2 zoning district. There is
little demand in the area for many of the permitted uses; the industrial location is a poor location
for most of the permitted uses; and the lot shape and utility easements prohibit most
development. None of these uses would produce a reasonable return for the owner. A
substantial financial hardship has been created because the owner cannot realize a reasonable
return by developing or selling the land for any of the permitted uses.

On the following pages, financial proof will be provided that supports these claims:
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Permitted Uses in an R-2 Zoning District

]

Schedule 1
Schedule of Permitted Uses Part A
Zaoning Permified Principal Acommory Uses Urses Reguiring
| District Uea Special Permit
| R-1 Lov- 1. Single family residences !.  Home oecuparvons s I. Cemetenies.
Density 2, Charches or other houses of pormitted according tothis | 2. Essential public
Residenkinl ‘ worship chapier wtilaty facilities.
| 3. Elementary anid hagh 2. Other uses customarily 3, Private Clubs
schoals. aooessary Lo permitisd 4, Nursing and rest
4. Puhbic parks and recreazion principal uses as defmed in oenss
i
RH L. Smgi= Family Residence 1. Public Park ar Recreation I 1. Nursing o Resi
2. Home Oczupstion Facility ! boene
2 Odher usea cumomarlly 2. Conversion of an
2LLESAOCY 10 permdt Sxifling Srutiure |
principal uses. creating one
acoessory .
apartmesl
3. Professioml
Office
4.  Photagraphic
Stadio or Art
Gallery
5. Bed & Breakdfas
Establishmess
6. bedscal or
Branta) Climig
7. Church or ather
homse of
worship.
B.  Elemsniary ar
| High Schosl.
| 9. College or
{ University
10. Fure Station
_— - e ——— * — o —— e —
R-2General | 1. Singledemaly . Howcocupaiions ss | 1. Universities of
Residential residences, permitied according 1o this colleges.
2. Two-fumily residences chamer, 1 Neghborhood
3. Three family residence 2. Other ases cusomarily ad
4.  Maltifamily accessory 1o permuitied conveniemes-
residences. prinzipal uses as defined im type commercial
$  Townhouse resid=nces this chapuer. facilities.
6 Churches or other 1 Apricoltural uses 3. Cemeleries.
homses or worskdp. 4. Hospitals and
7. Hosphals and nedical mediea] and
| and demtal clinics. dental climics.
8  Elementary and high 3. Esscotial public
\ schools, wiility facilitios
| 9. Essential public wility 6. Private Clube
| facilries 7. Nursing snd rest
el 10, Public parkcs and — bomes.
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Permitted Uses in an R-2 Zoning District (cont.)

Schedule I
_Schedule of Permitted Uses Part A

Zoning | Permitied Primcipal Accessory Use Uses Requiring l
District Uses Specinl Permit i
| recreation facilities. 8. Fumeral homes.

| 9. plasned enit ,

developmenns l
10. Nursery schools
R-2cud and day-care
facilities |
11, Professicnal
l offices. |
| Bl General | 1, Retail businessss and 1.  Parkingand Joading areas. | 1. Aulcenobile |
| Busines oommertial uses 2 Otheruses customarily service and |
| and B2 commanly associgted nrcegsory 1o the permiived repair shope. |
| Highway with neighbioriood and principal uses defined in 2. Liquor siores.

Y Grocery sinees, his chapter. 3.  Essentisl public
food specinlty atility facilnkes.
shops and | 4 Avtomobike
sopermarket, | apendics.

b. Drug Blores. 5. Tratior, wrailer,

' c  Hardware nores. and boxt nales

| d Apparel sworss. establishments.

' ¢ General 6.  Building supply
department sons. '
slores, . T Televiaion and

£ Applisnes, home radio broadcan
decorailng snd facilities.
furninure siores. 8  Hospilals,

g  Bookand 9. Shopping

| % Photagraphia 10, Warehonses and i
stodos and art storege facilities.
galleries. 11. Deivedn

i. Othwer similar busimesses.
uses . 13 Dry-tleaning

2. Persomal and huginess business.

service eablishiments, 13. Amuscments and

such as; recrealion aress

s, Buks 14, Residential waes

b.  Profsedonal and in B-1 Districts
adminisirative ooly.
offices. 15, Light Industrisl

¢  Medical and Le®,
dersial elmics. 16.  Adult use or

4. Barberand entartinmen
beauty shope establisiumerss’

'S Laundsy { 17, TPlazmed unil
eanhlishments developments

I L Repair shops far

- . shoes, watches,
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Permitted Uses in an R-2 Zoning District (cont.)

Analysis:

The allowed uses in an R-2 zoning district are illustrated on the previous pages.
There are 10 permitted uses, 3 accessory uses and 11 uses requiring a special permit.
Below I will discuss why the permitted uses in the subject’s zoning district do not provide
a reasonable return. Many of the permitted uses have little demand in the area as
similar uses already exist in other locations throughout the area. The subject’s
industrial location is a poor location for many of the permitted uses. I will illustrate
with financial calculations why these uses would still not produce a reasonable return.

ieedee

ation for sinle-fy in an industrial neighbooo Lack of

I

‘ S Poor loc

| reasonable return. See cost vs. market value on following pages.

| Two-family residences See multi-family use.

| Three-family residences | See multi-family use.

| Multifamily residences Poor location for multifamily in an industrial neighborhood. Lack of

: reasonable return. See multi-family financial calculations and cost
vs. market value on following pages.

| Townhouse residences See multi-family use.

| Churches or other houses | Poor location in an industrial neighborhood and demand for this use is

| of worship satisfied throughout the area.

| Hospitals and medical Hospital use is prohibited by lot size and no demand in the City. Poor

and dental clinics

location in an industrial neighborhood for medical & dental clinics and
demand for this use is satisfied in other locations around Plattsburgh.
See cost vs. market value on following pages.

Elementary and high
| schools

Lack of demand and poor location for this use in an industrial
neighborhood.

Lack of demand, plus there is an MLD substation located adjacent to
the subject property and MLD does not have a need to expand.

Public parks and

|
‘ Essential public utility
|
|

facilities
| recreation facilities
‘ Home occupations as
| permitted according to
= ‘| this chapter

| See singe-family use.

Lack of demand as there are multiple facilities within 1-2 miles and
_poor location for this use in an industrial neighborhood.

| Other uses customarily
accessory to permitted

| principal uses as defined
_ | in this chapter

N/A

| Agricultural uses

Universities or colleges

There are no tillable soils on the subject property and land size is too
| small for a profitable agricultural use.

Lot size would prohibit this use and demand is satisfied within the
City.
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| Neighborhood and
| convenience-type
| commercial facilities

Poor location for this use in an industrial neighborhood and traffic
counts are too low to support this use. See cost vs. market value on
following pages.

Cemeteries

Lack of demand and poor location for this use.

| Hospitals and medical
| and dental clinics

See #7 under permitted uses.

Essential public utility
facilities

See #9 under permitted uses.

| Private Clubs

Lack of demand as there are multiple facilities within 1-2 miles and
poor location for this use in an industrial neighborhood.

| Nursing and rest homes

Poor location for this use in an industrial neighborhood. See cost vs.
market value on following pages.

Funeral Homes

Lack of demand as there are multiple facilities within the City and
poor location for this use in an industrial neighborhood.

~ | Planned Unit
Development

Lot size, layout and location of utility easements would prohibit a
PUD.

L | Nursery schools and day-
| care facilities

Poor location for this use in an industrial neighborhood. See cost vs.
market value on following pages.

| Professional offices

This is a plausible use in this location; however this use would not
produce a reasonable return. See office financial calculations and
cost vs. market value on following pages.
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Development Cost versus Market Value for Permitted Uses

Development Cost | Market Value

Permitted Use per sf. per sf.
Single-Family $175 $120- $130
Multi-Family $120 $45 - $100
Medical & Dental Clinics $200 $100- $125
Convenience-Store $175 $115 - $150
Neighborhood Comm. $115 $50 - $90
Nursing Homes $210 $50 - $100
Day-Care Facilities $150 $25- $35
Professional Offices $150 $80- $100

The table above shows current development costs for the permitted uses. The market
value for each permitted use is also shown. Market values were derived from sales of
these use types in the area.

Each permitted use has a higher development cost than its market value. This indicates
that if any of the permitted uses were developed on the site, the resulting market value
or sale price would be less than the developer’s investment, which would result in no
return on investment.
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Financial Calculations for Multi-Family Development

Arizona Ave.- Multi-Family Use
Cost to build 35 apt. units @ $120/sf. $4,200,000
Owner's Equity (25% of cost) $1,050,000
Annual Gross Income $399,000
Less Vacany -$39,900
Actual Rental Revenue $359,100
Taxes, Insurance, Utilities, Maint, Mgmt,
Reserves, Debt Service $375,148
Total Annual Operating Expenses $375,148
Negative Cashflow -516,048
No Return on Equity Investment -1.53%

The table above shows the cost to construct 35 apartment units on the subject property.
Based on the zoning ordinance, it is assumed that a maximum of 35 apartment units
would be allowed. Vacancy is deducted from gross income to arrive at actual revenue.
Then typical expenses are deducted from revenue to determine cashflow. After all
expenses are deducted, there is a negative cashflow which results in no return on
investment.

If the allowed number of units is actually less than 35 units, then the return on investment
would also be less; this also goes for townhouses, two-family, three-family or a rented
single-family. This is typical in the market and is based on economies of scale: as the
number of units & rental income increases, there is a proportionate savings in expenses
creating a higher return. So with 35 units having no return, there would still be no return
with fewer units or a rented single-family house.
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Financial Calculations for Office or Other Commercial Development

Arizona Ave.- Office or Other Commercial Use
Cost to build 25,000 sf. @ $150/sf. $3,750,000
Owner's Equity (25% of cost) $937,500
Annual Gross Income $250,000
Less Vacany -$37,500
Actual Rental Revenue $212,500
Taxes, Insurance, Maint, Mgmt, Reserves,
Debt Service $283,162
Total Annual Operating Expenses $283,162
Negative Cashflow -$70,662
No Return on Equity Investment -7.54%

The table above shows the cost to construct an office building or other commercial use
building approximately 25,000 sq.ft. in size. Based on developable area, zoning
minimums and lot layout, it is assumed that a 25,000 sq.ft. building would be allowed.
Vacancy is deducted from gross income to arrive at actual revenue. Then typical expenses
are deducted from revenue to determine cashflow. After all expenses are deducted, there
is a negative cashflow which results in no return on investment.
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Financial Calculations for Self-Storage Development

Arizona Ave.- Self-Storage Use
Cost to build 166 self-storage units @ $40/sf. $1,200,000
Owner's Equity (25% of cost) $300,000
Annual Gross Income $200,000
Less Vacany -$20,000
Actual Rental Revenue $180,000
Taxes, Insurance, Utilities, Maint, Mgmt,
Reserves, Debt Service $125,275
Total Annual Operating Expenses $125,275
Positive Cashflow 554,725
Reasonable Return on Equity Investment 18.24%

The potential purchaser is proposing to build 31,000 sq.ft. of self-storage buildings totaling
166 units on the subject’s land. Based on the rendering by RMS, it is assumed that 166 self-
storage units would be possible on the lot. Vacancy is deducted from gross income to
arrive at actual revenue. Then typical expenses are deducted from revenue to determine
cashflow. After all expenses are deducted, the cashflow is $54,725 per year which
results in an acceptable return on investment of 18.24%.
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Developable Area
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If you have any questions, please contact me at your earliest convenience.
Respectfully submitted,

Rosenbaum Appraisal & Consulting

])&Ml.fb&mbmum\

Derek J. Rosenbaum
NYS Certified General Appraiser
#46000049582
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