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Area 33
RECOMMENDATION — See Below
Existing Zoning — BE-2, BE-3, BE-F, BF-1, BF-2
Size — NA
Area 33 comprises all of the lots fronting on Monroe Avenue. The Monroe Avenue corridor has
been the subject of several recent studies. The Monroe Avenue Comprehensive Plan (MACP),
adopted by the Town Board in 1997, recommended strategies to maintain the commercial success
of the avenue and protect adjacent residential neighborhoods. Code amendments guided by the
recommendations of the plan were adopted in 1998. The Monroe Avenue Design Plan,
Guidelines and Standards, adopted in 1999, provided design standards for public and private
property on the avenue. In 2000, the first phase of the Monroe Avenue Corridor Study was
completed in a cooperative effort between the Towns of Brighton and Pittsford, the Village of
Pittsford, and the City of Rochester. The corridor study addressed the common goals of
economic growth, transportation enhancement, promotion of historic/tourism attractions and
improvement of the quality of life in the Monroe Avenue Corridor. Future phases of the corridor
study will implement the recommendations of Phase 1.
The following recommendations for the Monroe Avenue corridor draw from the strategies and
recommendations of the plans mentioned above:
1.

The effectiveness of the standards created/modified in the BE-3 and BE-F districts should
be examined and amended as necessary. To implement the MACP, a new zoning district
was created: BE-3. This district permits retail and service uses of limited intensity by
restricting first floor and total floor area on lots. The existing BE-F district was also
amended to limit floor area, allowing greater floor area for commercial uses than the BE3. The intent of these zoning revisions was to create a transition in commercial density
from the upper Monroe Ave. area to the 12 Corners area, and to permit successful
businesses on the avenue at densities that would not harm the abutting residential
neighborhoods.

2.

The existing apartment properties on the avenue should be rezoned so that they become
allowed conditional uses. Another strategy of the MACP was to review non-conforming
apartment uses along the avenue to determine whether existing zoning was appropriate.
The major non-conforming use along the avenue is apartments; there are 7 apartment
properties along the avenue with approximately 190 units. The apartments have existed
for decades, have generated few complaints from neighbors, support the commercial
success of the avenue, and bring activity to the street.

3.

The parcels at Brighton Commons that are currently zoned BE-2 (office) and RLB
(residential) should be rezoned to BE-F and BF-1, respectively. The zoning of these two
parcels is incompatible with the uses in the plaza. The RLB parcel is located in what is
now the parking lot of the Rite Aid drug store, and the BE-2 parcel is the site of a Bagel
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Bin restaurant. The potential rezoning of the BE-2 parcel was investigated in 1998, but
no action was taken. BE-F zoning is appropriate for the Bagel Bin parcel because it
would allow retail and restaurant uses, but limit their floor area to limit impacts on
surrounding residences. The parking lot parcel, close to Elmwood Ave. and Monroe
Ave., should be rezoned to BF-1 for compatibility with surrounding parcels.
4.

Work with NY State to provide access from Monroe Ave. eastbound to I-590 north. The
existing access from Monroe Ave. to I-590 is limited to traffic northbound on Monroe
Ave. This creates a dangerous situation as cars u-turn from southbound to northbound, is
unfair to businesses in whose driveways cars turn around, and exacerbates cut-through
problems on residential streets west of the interchange.

Area 34
RECOMMENDATION — Office
Existing Zoning — BE-1 (rezoned in 2001)
Size — +/- 14 acres
Environmental — Woodlot EPOD (+/- 30%), Steep Slope EPOD (+/- 10%)
This site, on the border of the Town of Penfield, is currently proposed for an office park, hotel
and restaurant (Linden Oaks North). While the site is separated from surrounding uses by the
CSX rail line and NYS Rte. 441, there are existing single family residences adjacent along
Linden Ave. It has a Steep Slope EPOD in the southeast and part of a Woodlot EPOD in the
central portion. There is also a new road proposed through the property from Linden Oaks
Dr./Rte. 441 to Linden Ave., part of an approved Incentive Zoning application for Linden Oaks
North. The adjacent area of the Town of Penfield is zoned for industrial uses.
Area 34 is recommended for office development that addresses the following:
C

The residential uses to the north should be served from Linden Ave.

C

Proposed non-residential uses should be served by a new access road from Rte. 441
opposite Linden Oaks Dr., as designed in the approved incentive zoning application for
the Linden Oaks North project. The construction of the road should be linked to
approved development.

C

The west side of the proposed extension of Linden Oaks Dr. should be retained in
residential use, with the possibility of use of a portion of the land for storm water control.

C

The east side of the Linden Oaks Dr. extension is recommended for office use.

C

The existing steep slopes should be protected.

C

Existing trees should be retained to the extent feasible.
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C

The adequacy of existing sewer lines for service to new uses may depend on where
connection is made. Sewer adequacy should be investigated carefully.

C

Before the configuration of the proposed access road is finalized, it should be determined
that there is sufficient site distance at the Linden Ave. intersection.

Area 35
RECOMMENDATION — Acquisition for Parkland / Large Lot Residential
Existing Zoning — RLA, RLB
Size — +/- 34 acres
Environmental — Woodlot EPOD (>90%) / Steep Slopes (+/- 20%) / Inactive Potential
Hazardous Waste Site on Southern Tip, Glen Manor Creek
The 1990 Master Plan recommended: 1) that this area be acquired as parkland, due to its
environmental constraints, and 2) that the existing trail that generally follows the CSX RR tracks
on the southern border be protected as a public footpath through the acquisition of a conservation
easement on the path.
This area is recommended for acquisition. The recent acquisition by the town of 18 acres in
Corbett’s Glen, southeast of Area 35, supports the acquisition of Area 35 for passive recreational
use (see p. 34, Area 5).
If not acquired by the town, Area 35 is recommended for Large Lot residential use. Development
should address the following:
C

Cluster development should be considered to help protect the steep slopes and woodlot;
any cluster development proposed should be detached single family housing at a density
compatible with surrounding neighborhoods.

C

A conservation easement should be obtained to facilitate a trail/wildlife corridor between
Penfield Rd. and Corbett’s Glen.

C

Access to the site from Penfield Rd. should be aligned with Forest Hills Rd.

C

The feasibility of linking access to the site with the religious use to the west on Penfield
Rd. should be investigated.

C

Development should be limited to the north/northwest portions of the site.

C

The impacts of the inactive waste disposal site on the southern tip should be investigated.

C

The use of the town’s drainage easement in the area between Area 35 and Corbett’s Glen
should be investigated as a potential means of linking the two areas. Other linkages
should also be sought.

C

Development should be coordinated with the Penfield School District. Residential
development could impact Indian Landing Elementary School.
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Area 36
RECOMMENDATION — Low Density Residential
Existing Zoning — RLC, RLB
Size — +/- 24 acres
Environmental — Woodlot EPOD (>85% of site), Federal Wetland (+/- 20%), Bedrock Near
the Surface
Area 36 is recommended for low density residential use along Clover Street and clustered low
density residential use on the interior of the site. The site is almost entirely covered by a
Woodlot EPOD, which should be protected to the extent possible, and contains a significant area
of mapped federal wetland, which should be protected. Traffic impacts of the development of
Area 36 would primarily fall on Clover Street, the eastern boundary of the site. The existing
residential development on the east side of Clover Street dictates a land use recommendation for
Area 36 that limits traffic impacts on that street. A recommendation for low density
development on Area 36 is also supported by the existing low density residential development to
the south and north. It should be noted, however, that the existence of bedrock near the surface
could place economic constraints on the types of structures that are feasible there. Development
should be buffered from I-590 to the west and the rail line to the south.
Area 36, plus 8 acres to the north adjacent to the Mercy High School athletic fields, has been
proposed for development as an adaptive care senior. An application for rezoning of the
property has been received and is under review by the town. The land use recommendations
above are made without prejudice to this proposed project.

Area 37
RECOMMENDATION — Light Industrial
Existing Zoning — IG
Size — +/- 22 acres
Environmental — Federal Wetland (+/- 15%), Proximity to the Scobell Chemical Inactive
Hazardous Waste Site to the South, Unconfirmed Hazardous Waste Site
(#33) Covers Most of Site, Grass Creek Bisects the Area.
Area 37 is owned by NYS (+/- 18 acres) and RG&E (+/- 4 acres). It is used by RG&E for access
to the substation to the west and by NYS as a stormwater control area for I-590. There are also
major underground utility lines on-site. The site characteristics and poor access to Area 37
greatly constrain development of the area.
The RG&E substation to the west and I-590 to the east make the existing industrial zoning
appropriate, with appropriate buffering of the institutional uses to the north and residential
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development in the City of Rochester, to the west. Prior to development of the site, an
investigation should be made to determine the extent of any contamination associated with the
unconfirmed hazardous waste site and the former Scobell Chemical facility. Development
should also protect the federal wetland in the southeast portion and preserve natural areas along
I-590 to maintain the scenic view that they provide to that route.
Area 38
RECOMMENDATION — Low Density Clustered Residential
Existing Zoning — RLB
Size — +/- 12 acres
Environmental — State Wetland, (Class 1: +/- 15%) / Woodlot EPOD (+/- 30%),
Steep Slopes EPOD (+/- 30%), Irondequoit Creek Floodplain (+/- 10%)
Area 38 is unique in having the only operating stables in Brighton. It is also proximate to
Irondequoit Creek, Ellison Park (to the south) other county open space (to the east) and low
density residential development. The environmental characteristics of the area — wetlands, steep
slopes & woodlots — together with the creek, are constraints to further development.
Low density residential use is recommended, clustered to protect the environmental features of
the area.
Area 39
RECOMMENDATION — East: Acquisition for Parkland / Low Density Office
West: Low Density Office
Existing Zoning — BE-1
Size — +/- 13 acres
Environmental — Woodlot EPOD (+/- 5%), Steep Slopes EPOD (+/- 10%),
Allens Creek Floodplain/EPOD (+/- 20%)
Area 39 is located between the developing Linden Tech industrial park in Penfield (east), the
Penn Central rail line (south), and Corbett’s Glen (west and north). Allens Creek runs along the
northern border and is close to the western border. The town has a Conservation Easement along
the creek on the northern portion of Area 39 that permits public access for fishing and other
passive activities. The western portion of the area is developed with several office buildings.
The eastern 6 acre parcel of Area 39 is recommended for acquisition (see p. 33, Area 8). If the
eastern parcel is not acquired, the surrounding and on-site office/industrial uses (on the western
parcel) support the recommendation of compatible uses on Area 39. However, the presence of
Corbett’s Glen and Allens Creek calls for less intensive development than the existing BE-1
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zoning would permit. Area 39 is therefore recommended for Low Density Office use. Any
further development or redevelopment should be well buffered from the creek and Corbett’s Glen
to minimize or eliminate light, noise, odor and visual impacts on the Glen area and residential
neighborhoods.
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