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June 5, 2024

City of Little Falls Planning Board

City Hall

659 East Main Street

Little Falls, NY 13365

Attn: Honorable Deborah Kaufman - Mayor

Re: Rockton Plaza Senior Housing Improvements — Site Plan and Area Variance Review
550 John Street
City of Little Falls, NY 13365

Dear Mayor Kaufman,

On behalf of the Little Falls Housing Authority (LFHA), we are pleased to submit the enclosed
information so the City of Little Falls may commence its review of the proposed site plan
improvements and requested area variances associated with this project.

Currently, LFHA operates a 9-story, 64-unit senior housing apartment building at the above
address. This building has outlived its useful life and requires significant rehabilitation to
continue its affordable operation into the future. In addition, LFHA's waitlist data and market
research show considerable demand for additional affordable senior housing in the City of Little
Falls. To address these conditions, LFHA is proposing a two-phase redevelopment of the subject
parcel. Phase one is the construction of a new 4-story senior housing apartment building east of
the existing 9-story building, as shown in the enclosed plans. The new building will provide 44
one-bedroom senior housing apartment units. Phase two consists of renovating LFHA's existing
9-story senior housing apartment building, reducing the apartment unit count from 64 one-
bedroom and studio units to 48 one-bedroom units. Upon completion of both phases, the
development will provide a total of 92, 1-bedroom senior housing apartment units between the
two buildings.

Through our review of the City's Zoning Code, the following Area Variances have been
identified:

Maximum Lot Coverage by Building
Maximum Building Height

Front Building Setback

Number of Off-Street Parking Spaces
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Area Variance for Maximum Lot Coverage by Building:

The City's zoning ordinance restricts the lot coverage by the principal building to be no greater
than 20% of the entire lot area. As currently proposed, the combined footprint of both buildings
results in a lot coverage of +27%.

Given the above discussion, an evaluation of the five area variance criteria is as follows.

1. Will an undesirable change be produced in the character of the neighborhood or be a
detriment to nearby properties?
Response: The granting of the requested variance will not produce an undesirable
change in the neighborhood character, nor will it be a detriment to the nearby
properties. The surrounding properties appear to have greater than the max allowable
lot coverage by building. The size of the lot allows for a reasonable amount of
greenspace and landscaping surrounding both buildings, and the use of a 4-story
building maximizes the target dwelling unit density while minimizing the total building
footprint.

2. Can the benefit sought by the applicant be achieved by a feasible alternative to the
variance?
Response: In order to comply with the required lot coverage, the building would need to
have a smaller footprint which means the building would need to be taller to maintain
the target number of dwelling units. Doing so would create a larger requested area
variance from maximum allowable building height beyond what is currently proposed.
Adding an additional story to the building will be cost-prohibitive to the project due to
increased construction costs. Reducing the unit count could make financing the project
infeasible under the current funding guidelines from NYS Homes and Community
Renewal, the project's primary funding agency.

3. Isthe requested variance substantial?
Response: The requested area variance is not substantial.

4. Would the variance have an adverse impact on the physical or environmental conditions
in the neighborhood?
Response: Adverse impacts to the physical or environmental conditions of the
neighborhood would not be anticipated if the requested area variance is approved. The
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building footprint and overall scale is comparable to other buildings within the
neigborhood.

5. lIs the alleged difficulty self-created?
Response: The difficulty is self-created; however, this should not preclude the approval
of the requested variance.

Area Variance for Maximum Building Height:

The City's zoning ordinance restricts the maximum building height to 40' and no more than 3.5-
stories whereas, the proposed new building height is £54’ to the top of the proposed stair
tower and 48’ to the top of the parapet wall and 4-stories.

It should be noted that the existing LFHA senior apartment building is 9-stories and exceeds
both requirements.

Given the above discussion, an evaluation of the five area variance criteria is as follows.

1. Will an undesirable change be produced in the character of the neighborhood or be a
detriment to nearby properties?
Response: The granting of the requested variance will not produce an undesirable
change in the neighborhood character, nor will it be a detriment to the nearby
properties. The scale of the building is comparable to other buildings in the
neighborhood.

2. Can the benefit sought by the applicant be achieved by a feasible alternative to the
variance?
Response: In order to comply with the required building height, the building would need
to be lower and have a larger footprint to maintain the target number of dwelling units.
Doing so would create a larger requested area variance from the maximum lot coverage
by building requirements.

3. Is the requested variance substantial?
Response: The requested area variance is not substantial.

4. Would the variance have an adverse impact on the physical or environmental conditions
in the neighborhood?
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Response: Adverse impacts to the physical or environmental conditions of the
neighborhood would not be anticipated if the requested area variance is approved. The
scale of the building is comparable to other buildings in the neighborhood.

5. lIs the alleged difficulty self-created?
Response: The difficulty is self-created,; however, this should not preclude the approval
of the requested variance.

Area Variance for Front Building Setback:

The City's zoning ordinance requires that the front building setback be no less than 20"
whereas, +10.7' is currently proposed as measured from the highway acquisition line as noted
on the enclosed plans.

The existing LFHA building is currently placed at 13.1' from the front property line, again as
measured from the aforementioned highway acquisition line.

Given the above discussion, an evaluation of the five area variance criteria is as follows.

1. Will an undesirable change be produced in the character of the neighborhood or be a
detriment to nearby properties?
Response: The granting of the requested variance will not produce an undesirable
change in the neighborhood character, nor will it be a detriment to the nearby
properties. The provided setback is comparable to the setback provided by LFHA's
existing building and that of the neighboring properties.

2. Can the benefit sought by the applicant be achieved by a feasible alternative to the
variance?
Response: Compliance with the required front setback requirement would require
moving the building further away from the front property line. Due to the rear lot line
configuration and placement of critical utility infrastructure at the rear of the building
and the need to have the building no more than 30' from the proposed fire lane, moving
the building is not possible.

3. Isthe requested variance substantial?
Response: The requested area variance is approximately 53% of the required and may
be considered substantial. However, this should not preclude the approval of the
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requested area variance due to the fact that the provided setback is comparable to that
provided by the existing LFHA building and that of the neighboring properties.

4. Would the variance have an adverse impact on the physical or environmental conditions
in the neighborhood?
Response: Adverse impacts to the physical or environmental conditions of the
neighborhood would not be anticipated if the requested area variance is approved.

5. lIs the alleged difficulty self-created?
Response: The difficulty is self-created; however, this should not preclude the approval
of the requested variance. The provided setback is comparable to the setback provided
by LFHA's existing building and that of the neighboring properties.

Area Variance for Number of Off-Street Parking Spaces:

The City's zoning ordinance requires that 1 off-street parking space be provided for each
dwelling unit, whereas 0.43 space per unit is provided.

Currently, LFHA has 23 parking spaces on the west side of the existing building and 7 available
on the east for a total of 30 spaces. At 64 dwelling units in the current 9-story building, the
existing parking ratio is 0.46 spaces per unit. In addition, capacity for 21 on-street parking
spaces along the south side of John Street is available, exclusive of those on-street spaces in
front of the existing residential properties along the southeast end of John Street. It should be
noted that no other properties exist on the south side of John Street adjacent to these 21 on-
street spaces. In addition, LFHA currently uses the parking area at the City's lot located at 547
Albany St., which has capacity for 18-20 spaces, for overflow staff parking. Including the 21 on-
street spaces and a minimum of 18 spaces on the neighboring City parcel, the parking ratio is
1.1 spaces per unit.

Between May 15" and May 20", 2024, LFHA conducted a parking survey to document the
parking demand throughout the day. Parking counts were generally taken between 9:15 AM
and 10:30 AM and 1:00 PM and 8:40 PM. During this time, LFHA indicated that 58 of the 64
dwelling units were occupied. Based on the results, an average of 21 and a maximum of 24
parking spaces were utilized between the two available off-street parking areas and the
available on-street parking, resulting in a demand ratio of 0.36 and 0.41 parking spaces per unit,
respectively. LFHA has indicated that these results are representative of their typical parking
demand. Given that this facility is only senior housing, many of the tenants do not own vehicles
and would, therefore, not need a parking space. LFHA considers the available off-street parking
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and additional on-street parking adequate for those visiting the residents living in the
apartment building.

Upon completion of the project, a total of 92 dwelling units will be provided between the
remodeled 9-story building and the new 4-story building. The 23 parking spaces on the east side
of the existing LFHA building will remain whereas 17 parking spaces are proposed in the new
parking area located between the two buildings. The resulting total of 40 off-street parking
spaces provides a parking ratio of 0.43 spaces per unit. This ratio exceeds the maximum parking
demand ratio observed during the aforementioned parking study. Including the 21 available off-
street parking spaces and the 18 available spaces on the City's lot, a total of 79 spaces are
available, resulting in a parking ratio of 0.85 spaces per unit.

Based on LHFA's parking demand analysis, the available off-street parking provided on the
subject parcel is anticipated to be adequate and will be supplemented by available on-street
parking which is largely unused by neighboring properties, as well as available parking within
the City's lot noted above.

Given the above discussion, an evaluation of the five area variance criteria is as follows.

1. Will an undesirable change be produced in the character of the neighborhood or be a
detriment to nearby properties?
Response: The granting of the requested variance will not produce an undesirable
change in the neighborhood character, nor will it be a detriment to the nearby
properties. Based on the parking study prepared, the provided on-premises parking,
supplemental on-street parking, and available parking on the City's lot are anticipated to
be adequate to serve the overall development.

2. Can the benefit sought by the applicant be achieved by a feasible alternative to the
variance?
Response: No feasible alternative that would comply with the parking requirements
exists. Compliance with the parking required providing more parking on the subject
parcel. Given the lot's configuration and placement of the two buildings and critical
utility infrastructure, space for additional surface parking is not available on the subject
parcel. Construction of a two-level parking garage would be required to comply, and the
associated construction costs for such a development would be cost-prohibitive.

3. Isthe requested variance substantial?
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Response: The requested area variance is approximately 43% of the required and may
be considered substantial. However, this should not preclude the approval of the
requested area variance due to the fact that the provided number of parking spaces and
associated ratio to dwelling units, exceeds the maximum demand ratio identified in the
parking study. Furthermore, it is anticipated that the unused on-street parking and the
available off-street parking within the City's neighboring parcel will provide adequate
supplemental parking if the need arises.

4. Would the variance have an adverse impact on the physical or environmental conditions
in the neighborhood?
Response: Adverse impacts to the physical or environmental conditions of the
neighborhood would not be anticipated if the requested area variance is approved.

5. lIs the alleged difficulty self-created?
Response: The difficulty is self-created; however, this should not preclude the approval
of the requested variance.

In addition to the above variances, please be aware of the following. Due to the new building's
overall height, aerial fire department access will be required. As currently proposed, portions of
the John St. curb line will be modified to accommodate the required 26' wide fire lane.
Modification of the curbline is required to avoid fire lane impacts on the on-street parking
utilized by the existing residential properties located on the south side of John Street. Note that
these on-street spaces utilized by the existing residential properties are exclusive of those on-
street spaces used by LFHA, as identified above.

As currently proposed, the existing City water and sanitary sewer mains are located within an
existing City of Little Falls easement running through the new parking area. These mains will
need to be relocated/lowered due to the proposed grade changes. The development team will
coordinate with the City's engineer to review the scope of the relocation as part of site plan

review.

Regarding the City's parcel located at 547 Albany St., the development team is hopeful LFHA
can formalize its use of the City's lot for overflow parking by acquiring the parcel.

Lastly, lighting and landscaping improvements are proposed — designs for both are in process.
We will provide detailed landscaping and lighting/photometric information in a subsequent
submittal.
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So the Planning Board may initiate their review of the proposed site plan and requested area
variances, we are providing the following:

e This Letter, 12 copies

e Short Form Environmental Assessment Form (SEAF), 12 copies

e City of Little Falls Building Permit Application, 12 copies

e Maximum Lot Coverage by Building Area Variance Application, 12 copies
e Maximum Building Height Area Variance Application, 12 copies

e Front Building Setback Area Variance Application, 12 copies

e Number of Off-Street Parking Spaces Area Variance Application, 12 copies
e Preliminary Site Development Plans (24x36), 12 sets

e Color Building Elevations (11x17), 12 copies

e Little Falls Housing Authority Parking Survey Summary, 12 copies

We look forward to initiating the project's review with the City of Little Falls Planning Board at
their June 14", 2024 meeting. If you have any questions, or require additional information,
please do not hesitate to contact our office.

Respectfully submitted,
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Adam M. Fishel, PE - Partner

cc: David Corbett — Little Falls Housing Authority
Christopher Connolly — Little Falls Housing Authority
Fred Myers — Little Falls Housing Authority
Brad Mack — Edgemere Development
Robert Kocher — InEx Architecture



