
TOWN OF IRONDEQUOIT, NEW YORK 
 

TOWN CENTER MASTER PLAN 
 
 

August 2003 
 

 
 

Prepared for the 
 

The Town of Irondequoit 
 

Prepared by  
 

Wilbur Smith Associates 
Robert Orr & Associates 

Carrie Makover, AICP 
Joel Russell, Land Use Attorney & 

Seth Harry, AIA 
 

 



TOWN OF IRONDEQUOIT, NEW YORK 
 

TOWN CENTER MASTER PLAN 
 

August 2003 
 

 
 
Early Irondequoit 

1. Titus Avenue 
2. Hudson Avenue 
3. Cooper Rod 
4. Irondequoit’s first high school that stood where the Lincoln First Bank now stands at Titus and Cooper 
5. Our first high school athletic field, a few worn paths in what a few years earlier had been a meadow 
6. Irondequoit’s first church with its own minister, now the front section of the Sunday school wing of the 

Irondequoit United Church of Christ 
7. The 1926 very big addition to the original church building 
8. The Grange Hall, then the center of Irondequoit’s social life and now the House of Guitars 
9. Muxworthy’s hardware store, first in Irondequoit 
10. Weigand’s gas station, a few worn and unpaved tracks across a grassy corner 
11. Ben Barnet Cleaners, then the Klem service station 
12. Star Market and various other stores 
13. The homes and stores which had disappeared beneath suburban homes 
15. One of the very few surviving farms in the area covered by this photo 
16. Some more homes in another subdivision moving in from the west on that little old farm at No. 15 
17. The west end of the subdivision replacing the early Titus farms along to Titus Avenue 
18. Greenhouses still being “farmed” today 
19. Farm fields that show what all of Irondequoit once looked like. But soon this farm too gave way to 

suburbanization and became the first section of the Irondequoit Shopping Plaza 
 

As described by Town Historian Walter Sassaman in The Irondequoit News  in the late 1970’s 
-Photo by Henry Wolfe circa late 1940’s 
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I. INTRODUCTION 
 
OVERVIEW 
 
In the last few years, the Town of Irondequoit (the Town) has begun to focus efforts on 
upgrading the area around the intersections of Titus and Hudson Avenues and Cooper 
Road.  Figure 1 shows the location of this area in relation to the entire Town.  The 
upgrading efforts led to the desire to develop the area as a real Town Center for 
Irondequoit.  The concept of a Town Center has been incorporated into the long-range 
plans of the Town, but there have been no reports focused specifically on creating a 
Town Center.  Thus, the Town secured funding for such an effort and solicited assistance 
in developing a Master Plan for the Titus-Cooper-Hudson Town Center (Center).   After 
a national search for consultants, the town chose a team consisting of Wilbur Smith 
Associates, Robert Orr & Associates, Carrie Makover, AICP, Joel Russell, Land Use 
Attorney and Seth Harry, AIA, to work on the Town Center Master Plan (the Plan).  
 
This report summarizes the results of the Town’s efforts working with the Project Team.  
It consists of: 
 

 A Design Plan, which shows & describes the physical layout of the proposed 
Center;  

 Design Guidelines, which provide guidance on how development in the Center 
should proceed; 

 Suggested changes to the Town Zoning Law to create the Center; 
 A list of implementation options to help the development of the Center;  
 Support material that helped in the development of the Plan; and 
 A record of the study process followed to produce the Plan. 

 
ORGANIZATION OF THE REPORT 
 
After this Introduction, the final report of the Titus/Cooper/Hudson Master Plan describes 
the process by which the Plan was developed as well as the purpose of the study and the 
geographic focus of the work in Section I.  Section II, III and IV present the three main 
components of the Plan: the Design Plan, the Design Guidelines and the Zoning 
Amendments.  The discussion of each section not only briefly describes the specific 
elements of each component, but also outlines why they have been developed and how 
they are meant to work with the other elements of the plan.  Section V, the final section 
of the main report, provides information on how the various organizations, individuals, 
boards and commissions can begin to implement the ideas and recommendations 
presented in this Plan.   
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PURPOSE AND OBJECTIVES OF THE PLAN 
 
The Plan’s purpose is to create a guide for the Town and the land and business owners in 
the designated area to use in developing a Center for Irondequoit.  During the course of 
creating the Plan, the Town’s residents helped in creating the objectives of the study 
against which prospective plans would be measured.  Table 1 outlines these objectives.  
 

TABLE 1 – EVALUATION CRITERIA 
 

Initial Ideas Generated by the Project 
Team, the Local Advisory Committee 
(LAC) and Help Irondequoit Plan for 

Progress (HIPP) 

Additional Comments Generated at the 
Public Work Session 

      Beautiful and varied architecture & 
      signs. 

Respect the rights of residents. 
 

 
Pedestrian-scale buildings. 

 

 
“Improve” traffic impacts. 
 

Pedestrian-safe access & linkages to 
residential areas & Town Hall 
(particularly Hudson Ave. & the 
Cooper-Titus corner). 

Build up, don’t tear down. 
 

 
Safe automobile access with sufficient, 
but hidden, parking. 
 

 
Pedestrians should have primacy. 
 

Development dissimilar to Ridge Road 

 
Include  trees, shrubs, and greenery. 
 

A commercially-viable/successful 
business district with multiple unique 
shops, offices and restaurants (many & 
small vs. few & large). 

Adaptable architecture that can meet 
multiple needs. 
 

A mix of residential lofts and 
apartments and commercial activity.    
 

Design conveys a sense of security. 
 

Outdoor commons area for civic 
events.  

Kid-friendly, ADA-compliant 
development. 
 

A sense of place that defines the Center 
for Irondequoit.  
 

Lighting to enhance safety but with 
limited impacts on “dark skies.” 

 Minimal maintenance required (to 
avoid litter, etc.).  
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The Project Team used the objectives in the evaluation of the different alternatives 
developed during the planning process, as summarized in the comparison matrix in Table 
A. (See Appendix 4) 
 
STUDY AREA FOCUS AND RELATIONSHIP TO THE TOWN 
 
The primary focus of the Plan was the section of Titus Avenue between Hudson Avenue 
and Stranahan Park and the land north to the library and south to the vacant parcel 
fronting on Hudson Avenue, as shown in Figure 2.  The Town also wanted to consider 
how this Center related to the surrounding neighborhoods, and included a larger area to 
be considered as an important adjacent area, also shown in Figure 2.  Ultimately, the 
focus of this study has been the primary focus area as well as the commercial areas 
immediately surrounding it.    
 
THE PLANNING PROCESS  
 
At the beginning of the project, the Town created a Local Advisory Committee (LAC) 
consisting of local residents, property and business owners, Town staff and officials.  The 
LAC’s role was to work closely with and provide guidance to the Project Team in the 
development of the Plan.  After meeting with the LAC to finalize the work to be done, 
the Project Team gathered information on existing conditions in the study area and talked 
to local property and business owners to develop a clearer picture of the Study Area.   
They also conducted an economic analysis of the Study Area, which included an informal 
Shopper’s Survey (See Appendix 5). 
 
At the end of January 2002, the first part of the existing condition analysis was completed 
and the Project Team began work on a three-day design charrette, which:  
 

 Examined the Study area and its issues and opportunities in detail,  
 Developed potential alternatives,  
 Met with the public at open work sessions to discuss suggested ideas, and  
 Developed a preliminary plan for the new Center. 

 
In the subsequent months, the project team worked with the LAC, the Town staff and 
local land and business owners to refine the Plan and finalized the economic analysis (see 
Appendix 6).  The LAC and the Project Team also held a meeting with property and 
business owners to determine what they liked and did not like about the Plan and their 
recommendations to improve it.   
 
In August 2002, the Project Team held a third public work session to review the updated 
Plan and to encourage discussion about what it presented.   Following that meeting, the 
LAC and the project team refined the plan further and designated it as the Design Plan, to 
address, as appropriate, the comments from the work session.   At this time the Project 
Team also: 
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 Initiated work on Town Center Design Guidelines,  
 Proposed changes to the Town’s Zoning Law, and 
 Began an Implementation Plan.  

 
In January of 2003, the LAC and Project Team presented the Plan to the Town Board and 
public during a public hearing to gather the last round of comments before requesting the 
Town Board to officially adopt the Plan.  The public was invited to comment during the 
hearing or write letters to the Town conveying their views. Additionally, the Monroe 
County Department of Transportation (MCDOT) was consulted to confirm the feasibility 
of the street design and vehicular traffic flow elements.  MCDOT’s recommendations for 
changes to the Titus Avenue and Cooper Road areas were reviewed with the affected 
property owners and incorporated into the Plan in the spring of 2003. 
 
The revised Plan was presented to the Town Board and the public again in the summer of 
2003.   The Town Board adopted the Plan on (provide date).  
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II. TITUS/COOPER/HUDSON TOWN CENTER DESIGN PLAN 
 
INTRODUCTION 
 
The Design Plan graphically shows the proposed Center layout (see Appendix 1) and 
includes:  
 

 New roadway configurations,  
 Potential new and expanded building locations,  
 Parking and vehicular access layouts,  
 Street tree locations,  
 Pedestrian spaces, and  
 Amenities.  

 
Key features of the Design Plan include the following.   
 
BUILDINGS 
 
The Design Plan encourages buildings to be two stories, with residential or office uses on 
the second floor.  The second story increases density within the Center, helping to create 
the number of people living and/or working in the Center to make it successful.  The 
Design Plan highlights locations where existing buildings can be expanded or 
redeveloped to create larger buildings that are closer to the street and to each other, both 
of which are the types of development preferred in the Center.   
 
PARKING 
 
The Design Plan acknowledges the importance of adequate parking, but works to 
minimize the negative impacts that large parking areas could have on the Center.  Parking 
is provided, as much as possible, along the side streets as parallel parking.  Several larger 
parking areas are also included and shown in the Design Plan.  These parking areas are 
centrally located and easy to access.   
 
TITUS AVENUE 
 
The Design Plan shows Titus Avenue within it’s current footprint, but with some 
modifications to travel and turning lane designations, which will improve the efficiency 
of both through-traffic and destination traffic to the Center.  It proposes the removal of 
Union Park and its signal and, instead, extends Cooper Road south to Stranahan Park, as 
described in a later section.  
 
The Design Plan replaces the angled parking that currently exists on the south side of 
Titus between Grange Place and Stranahan Park with pockets of parallel parking spaces.  
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This arrangement not only maintains street front access to the shops and restaurants, but 
also allows the sidewalk to be widened to between 20 and 30 feet, creating a “pedestrian 
plaza”, that can accommodate street trees, outdoor eating areas, informational kiosks, and 
pedestrian-scaled lighting fixtures.    

   
UNION PARK 
 
Union Park and its signal are removed, replaced by the Cooper Road Extension, as 
described in a later section.   The right of way is used to offset the development areas lost 
by the extension of Cooper Road. 
 
COOPER ROAD EXTENSION TO STRANAHAN PARK, SOUTH OF TITUS 
AVENUE 
 
One of the central features of the Design Plan is the creation of a direct and aligned 
connection between Cooper Road and Stranahan Park by extending Cooper Road south 
through the intersection with Titus Avenue.  The property and development potential 
consumed by this new road is replaced by the removal of Union Park.  This “four 
corners” concept provides improved opportunities for redevelopment, particularly at the 
two southern corners of the new four-way intersection.    
 

The Cooper Road extension starts with a set of curb bulb-outs at the Titus Avenue 
pedestrian plaza (described in a previous section).  Special vertical elements, such as 
statues, kiosks or large planters can serve as focal points for this entry.  The road is 
constructed of street pavers and can be closed to vehicles for special, pedestrian-only 
events.   Most of the road is lined with mixed-use buildings, supported by on-street 
parallel parking and larger, centralized parking areas behind the buildings, which are 
accessed from Grange Place and Stranahan Park.   The sidewalk width of the Titus 
Avenue pedestrian plaza is maintained down the Cooper extension at 20 feet, thereby 
providing a continuation of pedestrian amenities.   The street is edged with flowering and 
shade trees.  Buildings are placed directly on the new property line, at the edge of the 20-
foot sidewalk.  
 
The historic house on the west side of the Cooper extension, currently fronting on Union 
Park, is maintained and redeveloped for retail use.  The deep frontage created by the 
removal of Union Park is redeveloped into a courtyard where benches, landscaping and 
perhaps a water feature are provided as a small gathering place for pedestrians.   On the 
east side of the Cooper extension, across from this courtyard, is a small pocket park and 
pedestrian access walk to the centralized parking area behind the redeveloped buildings.  
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GRANGE PLACE and STRANAHAN PARK 
 
These side streets in the Town Center are lined with multi-use buildings served, in part, 
by parallel and angled on-street parking.  The travel lanes on the streets themselves are 
narrower than they are now to keep traffic moving, but at a slower, steadier pace, and to 
provide room for the on-street parking.  Stranahan Park, at the intersection with Titus 
Avenue is two-way, but Grange Place is one-way going south to maintain access into the 
southern circulation loop and to avoid potentially hazardous left-hand turns from Grange 
Place onto Titus Avenue.  Vehicular traffic flows onto Titus are routed as much as 
possible through the 4-way signalized intersection of Cooper Road and Titus Avenue. 
 
Street trees line the roadways, and hard and soft landscaping treatments screen the central 
parking areas.   Special vertical elements are placed in key locations on the south edge of 
Stranahan Park, aligned with the north-south roadways, as visual focal points.   
Pedestrian crosswalks are provided at all intersections as well as from the parking lots to 
the storefronts and sidewalks.      
 
A potential connection to Hudson Avenue from the southern end of Grange Place is also 
part of the future plans for the Town Center.  The access could go south to a new access 
point on the vacant parcel across the lot currently occupied with apartments if and when 
the front portion of the property is upgraded or redeveloped.  An alternative access could 
take the connection through one of the parcels between Grange Place and Hudson 
Avenue.  In either case, the feasibility and specific alignment of such a connection will 
require further study.   
 
COOPER ROAD, NORTH OF TITUS AVENUE 
 
The Design Plan calls for few changes to Cooper Road north of Titus Avenue. The 
largest modification is the addition of shade trees to supplement those already along the 
side of the road.  The current parking area on private property in the northeast corner of 
the Cooper Road, Titus Avenue intersection is removed and the area converted to 
pedestrian space.  
 
CHURCH/LIBRARY/BANK PARKING 
 
The three separate but adjacent parking areas for the Town Library, the Chase Bank and 
the United Church of Christ are combined into a more efficient single parking area.  The 
redesign also creates spaces for shade trees within the parking area and  rearranges the 
way the access points are used.  The new arrangement includes:   
 

 One way in from Ganado Road, intersecting the street further north than the 
current drive and linking to parking area on the Library property; 

 One way out from the Church property to Titus Avenue; 
 One way out from the Bank drive-through to Titus Avenue; 
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 One way into the Bank drive-through from Cooper Road;  
 Two way access to Cooper Road from the Library property; and 
 Special paving in strategic locations to slow vehicular movement within the 

parking lot and minimize the potential for cut-through traffic.   
 
Internal connections will allow easy vehicular movement between the three properties.  
The drop off for the Church will be moved slightly north from its existing location to 
allow vehicles to turn into the bank property to park after dropping pedestrians at the 
Church.   
 
HUDSON AVENUE  
 
Hudson Avenue becomes a grand Boulevard leading into the Town Center. To 
accomplish this, the center turn lane is, over time, converted to a center, tree lined 
median.  A large flagpole, clock tower or other grand, tall structure creates a focal point 
at the northern terminus of the Boulevard.   
 
Parking adjacent to the roadway on the properties fronting Hudson Avenue is moved 
further from the edge of the roadway to allow the creation of a wider greenway and 
pedestrian space.  These parking areas are also interconnected to allow consolidation of 
access points.  The wider greenway contains an eight-foot wide sidewalk and street trees.  
Buildings are placed just behind the single row of parking, so that they have a greater 
presence on the street.   
 
VACANT PARCEL 
 
The largest parcel of land in the Town Center is currently vacant.  The Town Center 
Design Plan designates the front of the parcel for mixed-use development and the rear for 
multi-family residential development.  Interconnections between this parcel and the 
adjacent apartment building complex are strongly encouraged.  The Design Plan shows 
the potential for these two parcels to share an access point.   
 
The southern edge of the site provides an opportunity to create a natural greenway around 
the edge of the Town Center, with the development of a community park along the sides 
of the small ravine.  The park can also be incorporated into the residential community 
created on this site, while still providing the rest of the Town with a beneficial amenity.   
 
The Design Plan does not provide a specific layout for this site.  It is felt that the Town 
Center Design Guidelines discussed in Section III, provide sufficient direction toward the 
development of a site plan for this property that will meet the goals of the Town Center.  
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ADJACENT ROADS 
 
The improvements to the roadways in the Town Center should increase vehicular traffic 
flow through the Town Center.  Even so, the modifications could encourage motorists to 
use the adjacent side streets to move through the area.  To discourage this type of cut-
through movement on the surrounding roadways, the Design Plan recommends 
examining the use of several traffic calming techniques on the side streets surrounding 
the Town Center.  In particular, these particular techniques should be considered: 
 

 Smaller turning radii at the intersections (with mountable curbs for trucks and 
school buses),  

 More street trees,  
 Raised crosswalks at important intersections, and 
 And curb bulb-outs associated with crosswalks and pedestrian crossing areas.  
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III. TITUS/COOPER/HUDSON TOWN CENTER DESIGN 
GUIDELINES 
 
The Titus/Cooper/Hudson Town Center Design Guidelines (the Guidelines) are intended 
to provide information on ways that land or buildings can be developed, expanded or 
improved within the Center so that they compliment and support the concepts embodied 
in the Plan  (See Appendix 2).   
   
The Guidelines can be useful to both the public and the private sectors involved in the 
development process in the new Center.   
 
The Guidelines are intended to show how the development community can implement the 
Center concepts by large or small-scale real estate development projects.  Additionally, 
they are intended to help the Town staff and officials understand what to look for when 
reviewing and approving development proposals within the Center.  Finally, they are also 
intended to show planners, designers or developers what elements to include in their 
plans to promote the Center design. 
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IV. TITUS/COOPER/HUDSON TOWN CENTER ZONING 
AMENDMENTS  
 
In order to allow the type of development called for in the Design Plan, as well as to 
encourage the types of businesses called for in the Center, the Town must modify its 
existing zoning law.  To create a single source for the Center regulations, the Plan 
proposes the creation of a new Town Center Zoning District (See Appendix 3).  The 
Town Center Zoning District provides developmental regulation specific to each area in 
the Center.  It also defines the types of land uses that are allowed in the District; all land 
uses allowed in the current C-commercial zone are allowed in the Center unless 
specifically eliminated or prohibited due to their incompatibility with the Center 
principles.  There are no conditional uses in the proposed Town Center Zoning District.   
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V. IMPLEMENTATION 
 
INTRODUCTION 
 
Several different methods of implementing the Plan are available to Irondequoit.  These 
methods are not mutually exclusive and can be pursued concurrently.  The options 
presented here fall into three categories: 
  

Financial Methods, 
 Partnerships, and 
 Regulatory Methods and other Town actions.   
 
FINANCIAL METHODS  
 
There are various public and private funding sources that could be used to help realize the 
Plan.  Public sources are most appropriate for the changes sought to the public right-of-
ways and infrastructure within the proposed Center.  
 
Potential Public Funding Options 
 
Public funding sources include federal, State, County and Town.  The lists and 
information below should not be considered exhaustive, as funding source eligibility, 
restrictions, amounts, and requirements change from year to year.  The Town should 
continually consult various sources of grants and other funding on a regular basis to 
ensure that it has the most current information. 
 
Federal Funds 
 
A. Surface Transportation Program (STP) funds have the most flexible uses of any 

federal transportation funds.  STP funds may be used for highway, transit, and non-
motorized facility construction and improvements related to the Plan.    The Genessee 
Transportation Council (GTC) and State must classify any recommended facilities as 
eligible for federal-aid, although sidewalk projects on local roads that are not on the 
federal-aid system may also be eligible. The non-federal match requirement is 20 
percent. 

 
B. Transportation Enhancement Program funds are another potential source of 

federal funds for transportation projects.  In New York State, the final decisions on 
Enhancement funding are made by NYSDOT, and the GTC must endorse and 
prioritize candidate Enhancement projects in Monroe County before consideration by 
the NYSDOT. Generally, Enhancement funding awards are made once per year 
through a competitive application process.  The non-federal match requirement is 20 
percent. 
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C. The “Transportation and Community and System Preservation” (TCSP) pilot 

grant program could also provide federal funding for transportation related portions 
of the Plan.  In 1998, under the new TEA-21 legislation, Congress established the 
TCSP competitive grant program to provide funding to states, regions, and localities 
for planning and implementing transportation projects that improve the efficiency of 
the transportation system, reduce environmental impacts of transportation, reduce the 
need for costly future public infrastructure investments, ensure efficient access to 
jobs, services and centers of trade, and examine development patterns and identify 
strategies to encourage compatible private sector development patterns.  Applications 
are accepted once per year, typically in late January, with awards made toward 
midyear by the Federal Highway Administration (FHWA).  Applications must be 
endorsed by and submitted through the GTC.  It should be noted that for the last three 
years, virtually 100 percent of all TCSP grants across the country have been made 
through the Congressional earmarking process, despite the original stated intent that 
this be an open competitive process.  Thus, the direct involvement of one or more 
members of Irondequoit’s congressional delegation would be necessary for an 
application from the region to have a chance of success.  Although matching funds 
are not required, priority is given to projects that leverage non-federal funds and take 
advantage of in-kind contributions, such as maintenance agreements, land donations, 
and volunteer time. 

 
D. Federal Transit Administration (FTA) funds are another potential source of federal 

funding for public transportation project components of the Plan.   FTA funds, 
through its “New Starts” program, have been a source of capital financing for a 
variety of transit-supportive facilities. It should be noted that the New Starts funds for 
numerous facilities were secured in large part through the direct efforts of a State’s 
Congressional delegation through the “earmarking” process during the annual federal 
appropriations cycle.  The non-federal matching requirement varies depending on the 
precise source of funds, but typically averages at least 20 percent. 

 
E. The Congestion Mitigation and Air Quality (CMAQ) program provides federal 

funding for roadway modifications on Titus and Hudson Avenues and Cooper Road.  
In general, federal law requires that CMAQ funds be targeted for addressing 
congestion problems and associated vehicle emissions that result in air quality 
problems, primarily in urban areas.  A 20 percent non-federal match is required. 

 
F. Community Development Block Grant (CDBG) funding is available for a wide 

variety of community development projects.  Some are administered by the states; 
others are administered by the federal government.   Other related programs provide a 
wide area of potential funding sources.  Check www.cfda.gov for additional 
information on the types of grants that may be available.     
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State Funds 
 
The State of New York usually has various funding sources available that could assist in 
the development of the Center.  At the moment, the only active funding that has been 
found is offered by the Governor’s Office for Small Cities.   
 
G. Main Street New York Downtown Development Initiative, sponsored by the State 

of New York, through the Governor’s Office for Small Cities (GOSC) offers yearly 
grants to New York State communities through a competitive award process.  The 
grants can address beautification projects, main street restoration, sidewalk 
construction, municipal park improvements, parking enhancements, and street 
lighting.  This program would have significant application to the Plan.   

 
H. Empire Opportunity Fund is also sponsored by the GOSC.  Initiated in 2002, this 

fund offers grants and loans for Center commercial projects and enhancements to 
tourism.  In 2002, this fund is soliciting applications for up to $100 million in 
assistance.  There are special eligibility requirements for this program, which may 
eliminate its applicability to Irondequoit. However, the Town should look closely at 
these requirements.  Further information regarding this program can be found at 
www.nysmallcities.com.   

 
I.  Historic Preservation Program provides matching grants for the acquisition and/or 

rehabilitation of properties listed on the National or State Registers of Historic Places. 
Funds are available to municipalities and not-for-profit organizations. Funded 
projects must be available to the general public for a specified period of years 

 
J.  Land and Water Conservation Fund Program provides matching grants for the 

acquisition, development and/or rehabilitation of outdoor park and recreation 
facilities. Funds are available to municipal public agencies and funded projects must 
reflect the priorities established in SCORP and be available to the general public. 
Funds are from the National Park Service but administered by the State.  

 
Local Financial Input 
 
The Town can directly fund portions of the right-of-way and other infrastructure 
improvements planned as part of the Plan, but it would be advisable to use other funding 
sources and rely on indirect funding options as the local input.  Two possible options are 
presented below. 
 
K. Tax Stabilization allows the Town to make arrangements with individual land or 

business owners to stabilize and maintain a certain tax rate (Town and County) for 
some set time into the future in exchange for property upgrades in compliance with 
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the Plan.  This option can be used to encourage improvements to private property that 
is in compliance with the Plan.   

 
L. Improvement Grants can be provided by the Town to encourage building owners to 

update and rehabilitate serviceable buildings, in accordance with Center design 
guidelines.  This participation could be in conjunction with other State or federal 
programs, like the Community Development Block Grant (CDBG), or the New York 
State Parks, Recreation and Historic Preservation Grant, both of which have already 
been successfully utilized for beautification and façade improvement efforts with the 
Center. 
 

M. Tax-Increment Bonds can be issued by the Town.  These bonds are retired with the 
incremental increases in taxes that the Town will receive as a result of the 
redevelopment and subsequent increase in the assessed values. 

 
PUBLIC PRIVATE ACTIONS 
  
The public costs of implementing elements of the Plan may outpace available public 
funding, particularly the Town’s own funds.  Innovative approaches to paying for the 
implementation of the various features of the Plan, both on public and private property 
therefore need to be developed.   One such approach entails creative partnerships between 
the public and private sectors.  The common thread in any such partnership is that all 
involved parties receive some benefit from their contributions.  While these partnerships 
may not fund 100 percent of the features of the Plan, they could represent an important 
piece of the overall funding framework. 
 
N. Public-Private Development Agreements:  The Town can work directly with 

businesses and developers to ensure that key elements of the Plan are incorporated 
into development plans and funded, at least in part, by the developers and/or their 
tenants.  Examples of such elements are the proposed park along the ravine, the 
pedestrian plaza adjacent to Union Park, and the shared parking lot behind the Titus 
shops.  The benefit for the developers would be enhanced features for their tenants or 
features that will draw customers, while the Town benefits by the creation of the park 
or the plaza.   

  
O.  Business Improvement District: The Town could authorize the organization of a 

“Business Improvement District (BID)” or “Town Center Development Authority 
(TCDA).” These are quasi-governmental agencies that can conduct a number of 
activities that may not be possible by the Town, and yet collect tax dollars to carry 
out their work.  Several of the activities that could be conducted by a BID or TCDA  
include:  

- Retail recruitment; in other words, acting like a shopping mall developer and 
identifying missing components and actively recruiting them; 
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- Buying and redeveloping vacant or underused parcels;  

- Providing assistance to individual landowners or businesses to help upgrade or 
improve their property, and 

- Assisting the merchants in the District in creating a retail environment that 
complement the nearby “big box” stores by being significantly “different” from 
them. 

BIDs or TCDAs are generally funded, at least in part, by special tax assessments or 
the properties in the District.  The BID or TCDA could also extend beyond the limits 
of the Center to include business establishments located on the west side of Hudson 
or further east on Titus.  

P.   Town Center Marketing Association:  The Town can encourage the organization of 
a Town Center Marketing Association (MA).  Such an association would be funded 
by dues.  It would focus on: 

- Marketing the Center to the rest of Irondequoit and the Rochester metropolitan 
area; 

- Providing support and assistance to special improvement projects; and 

- Sponsoring special events in the Center.  

An MA for the Irondequoit Center could include businesses beyond the limits of the 
Center, since these businesses would most likely benefit from its work.  This would 
also increase the ability of the MA to do significant marketing or sponsor regionally 
attractive events.    
  

Q. Location Efficient Mortgages: While not currently available in the Rochester area, 
the Location Efficient Mortgage, or LEM, is an innovative, new mortgage product, 
that could potentially fund residential purchases in and near the Center in the future. 
LEMs are designed to meet the needs of people who would like to purchase a home in 
an urban neighborhood and who would be willing to rely on public transportation and 
to use locally available services and amenities rather than own a personal vehicle.  
Location efficiency is the ability to live in a neighborhood where the goods and 
services people need and want are either close by or within easy access by public 
transportation.  Location efficiency, which can be measured, converts into financial 
savings when compared with living in a less efficient neighborhood.  The savings that 
result can be used toward a mortgage.  Until recently, this idea was only a concept.  
However, under a two-year, $100 million mortgage underwriting experiment 
sponsored by Fannie Mae, the LEM is being implemented, enabling participating 
mortgage lenders to recognize the savings and then “stretch” their standard debt-to-
income ratios.   
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 The big difference between the LEM and a traditional mortgage is that it takes into 
consideration the transportation-related savings that are achieved by an urban 
household that uses public transportation and relies on local services such as shops, 
stores, schools, as well as entertainment and recreation amenities. For many 
households, the LEM can mean thousands of dollars of additional home buying 
power. The LEM is currently available in Chicago, Seattle, the San Francisco Bay 
Area, and Los Angeles County, with additional locations in the planning stages.  
More information can be found at the Location Efficient Mortgage website at 
www.locationefficiency.com. 

 
REGULATORY METHODS AND OTHER TOWN ACTIONS  
 
The typical method of implementing a Plan such as Irondequoit’s for the Titus – Cooper 
– Hudson area is to regulate it. If done correctly, this can help a great deal to ensure that 
the Plan will be implemented.  Regulation can take several forms; all of the following are 
recommended and probably necessary for the successful implementation of the Center.  
 
R. The Town Zoning Law will need to be updated to allow the types of development 

planned in the Center.  A new Town Center Zoning District is recommended, rather 
then modifying the existing districts within the boundaries of the Center.  The 
proposed Town Center Zoning District encourages dense, mixed-use development.  
The limits of the proposed Town Center (TC) Zoning District are included on the 
proposed Regulatory Plan.  Adjacent properties along Titus and Hudson Avenues, 
which are outside of the proposed TC Zoning District boundaries, may be eligible for 
inclusion in the TC Zoning District via the Town’s normal change in land-use 
procedure if they demonstrate conformance to the standards of the proposed TC 
Zoning District (Proposed as Article VIIIA to the Town’s Zoning Law).  The adjacent 
property owners should also be encouraged to refer to the Guidelines for site 
planning, building planning, and street and sidewalk design when engaging in 
redevelopment projects, so as to maintain and extend the look, feel and other 
conditions of the Center in each direction.   

 
S. Expedited Reviews Once the new zoning law and design manual tools are in effect, 

applicants should find the review process more efficient, as they will be able to 
consult these new tools ahead of time and develop plans that will be in compliance 
with the Plan.   

 
T. Planning Support and Advice from one group to another can be useful in refining 

the course of action or the desired designs.  It also allows those groups that do not 
have a direct say in some actions to remain involved in the overall process. 

 
U.  Direct Action by any organization in either implementing or undertaking an action to 

facilitate the advancement of the Center is always effective.  
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V.  Economic Development Coordinator. Along the same vein as the BID or TCDA, 
the Town can also consider the creation of an Economic Development Coordinator 
(EDC).  The Coordinator functions as a member of the Town staff, and would have 
Town-wide responsibilities, not just limited to the Center.  The roles may include 
retail recruitment, assisting merchants in the creation of retail environments 
appropriate for the specific area within the Town, and assuring that interested 
development parties are directed to the proper place within the Town that 
complements their and the Town’s interests.  Additionally, the EDC can develop 
expertise and be the source for information about potential funding options for 
redevelopment projects built in the Center. 

 
W. Official Town Map. Adopt an “Official Municipal Map” to identify future locations 

of roadways, including the proposed Cooper Road extension, potential new 
connections between Hudson Avenue and Stranahan Park. and between Stranahan 
Park and Plaza Drive.  An official map identifies where the Town envisions future 
public improvement, including rights-of-way and easements. It also helps protect 
these designated areas from encroachment by other uses. 

 
Table 2 provides an informational matrix indicating recommended implementation 
techniques to be used for specific elements of the Center Plan, and which group or groups 
could take responsibility for the work. 
 
Table 3 provides a proposed timetable for the implementation of various plan 
recommendations.    
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TABLE 2 – TOWN CENTER IMPLEMENTATION STRATEGIES  
Shown by Task and Responsibility 

Task Town Board Planning 
Board* 

Land 
Owners 

Private 
Groups 

Town 
Center 
Marketing 
Assoc. 

Business 
Improve-
ment 
District 

Monroe 
County 
DOT 

RGR 
Transp. 
Authority 

Genesee 
Transp. 
Council 

ELEMENTS of INFRASTRUCTURE IMPLEMENTATION 
Titus Avenue 
Reconstruction 

A, C, F T     A, C  A, C 

Titus Avenue Parking Plaza B, F, G, M, 
O,  R,  V 

T K, L   B, G, L B, G  B, G 

Hudson Avenue Median B, G, M, N, 
O 

T N   B, G, N B, G  B, G 

Hudson Avenue Sidewalks B, G, K, L, 
M, N, O, V 

K, T K, L, N L, N  B, G, L, N B, G  B, G 

Cooper Road Extension A, B, C, F, G, 
L, M, N, O, 
R, V, W 

T, S N L, N  B, G, L, N A, B, E  A, B 

Side Street Upgrading B, F, G, N, O, 
R 

T    B, G, N   B 

Transit Stops A, B, D, F, G, 
N,V 

S, T N   A, B, D, 
G, N, U 

A, B A, B, D, 
N, U 

 

Upgrading Transit Transfer 
Station 

D, F, N       A, B, D, 
N, U 

 

Neighborhood Traffic 
Calming 

A, B, C, F T     A, B, C  A, B, C 

Kiosks/Focal Points B, G, N, O, P, 
R, V 

S, T N, S L, N, U L, N, U B, G, L, 
N, U 

   

Second Connection to 
Hudson Avenue 

E, W         

ELEMENTS of PROPERTY REDEVELOPMENT IMPLEMENTATION 
Property 
Redevelopment/Upgrades 

K, L, R S I, K, L, U   I, L, U    

Parking Revisions K, L, R S I, K, L, N, 
U 

  I, L, U    

Interconnected Off-Street 
Parking 

K, L, R S K, L, N, 
O, S 

  L, U    

Increased Housing R S S, U  T F, U    
Live/Work Development R S K, L  P     
COMMON ELEMENTS for INFRASTRUCTURE & PROPERTY REDEVELOPMENT 
Street Trees B, G, N, O, P, 

R, V 
T, S N, S L, N, U L, N, U B, G, L, 

N, U 
   

Benches B, G, N, O, P, 
R, V 

T, S N, S L, N, U L, N, U B, G, L, 
N, U 

   

Lighting B, G, N, O, P, 
R, V 

T, S N, S L, N, U L, N, U B, G, L, 
N, U 

B, L, U   

Artwork B, G, N, O, P, 
R, V 

T, S N, S L, N, U L, N, U B, G, L, 
N, U 

   

Pocket Parks/Open Space B, J, N, O, R S N, S L, O, S, 
U 

 L, N, U   B 

Public Facility Maintenance O, U  U U T, U T, U    
*Irondequoit Architectural Review Committee is included within the responsibilities of the Planning Board. 

Implementation Strategies:  
A. Surface Transportation Program Funds 
B. Transportation Enhancement Program Funds 
C. Transportation and Community System Preservation Funds 
D. Federal Transit Administration Funds 
E. Congestion Mitigation and Air Quality Funds 
F. Community Development Block Grant 
G. Main Street New York Downtown Development Initiative 
 Funds 
H. Empire Opportunity Funds 

L. Local Improvement Grant 
M. Tax-Increment Bonds 
N. Public-Private Development Agreement 
O. Business Improvement District 
P.  Town Center Marketing Association 
Q. Location Efficient Mortgage 
R. Zoning Law 
S. Expedited Review 
T. Planning Support and Advice 



Town of Irondequoit – Titus/Cooper/Hudson Town Center 
Master Plan  
Page 20 of 20 
 
 

 

I. Historic Preservation Program 
J. Land and Water Conservation Funds 
 
K. Local Tax Stabilization 

U. Direct Action 
V. Economic Development Coordinator 
W. Official Town Map 

 
TABLE 3 - TOWN CENTER IMPLEMENTATION MILESTONES 

 
Major Milestones 

Leadership 
Responsibility 

 
Timing 

Adopt Master Plan 
Design Plan, Design Guidelines, Zoning District, Zoning 
Ordinance, & Implementation Plan 
 
Consider a short term moratorium until new standards can 
be implemented 

Town Board Adoption Date 

Communicate & Implement new standards associated with the 
Master Plan 

Roll-out to Planning Staff, Planning Board, Zoning Board 
& Architectural Review Committee (including 
development of additional user tools & processes as 
appropriate, especially for initial applications) 
 
Post new standards to official Town documents and 
website 
 
Define feedback mechanism for Town resources and 
applicants to utilize so new standards can be measured for 
effectiveness 

Dept. of Planning & 
Zoning  

Adoption + 1 month 

Create Implementation Plan for Infrastructure Improvements 
Assign resources to develop the infrastructure detailed plan 
 
Assign resources to evaluate and recommend specific 
funding options 

Town Board to 
appoint Team/Leader 
including resources 
from: 
  DPW 
  Planning & Zoning 
  MCDOT 
  Town Engineers 
  Community 

Adoption + 3 mos. 

Begin Infrastructure Improvements  Town Board and 
MCDOT 

Adoption + 1 year 
(subject to results of 
Implementation Plan) 

Set up Organization(s) for Property Redevelopment 
Improvements 

Assign resources to proactively work with current private 
property owners on redevelopment plans 
 
Assign resources to market the plan and solicit private 
investors, where needed 

Town Board Adoption + 1 year 
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I.  INTRODUCTION 
 
PURPOSE  
The Titus/Cooper/Hudson Town Center Design Guidelines (Guidelines) are intended to 
provide information on ways that land or buildings can be developed, expanded or 
improved within the Titus Cooper Hudson Town Center (Town Center) to compliment or 
support the concepts embodied in the Town Center Master Plan.   
   
PROPOSED USERS 
The Guidelines have been developed to be useful to both the public and the private 
sectors involved in the land development process in Irondequoit.  As such, these 
Guidelines can be useful to Town staff, the Planning Board, the Architectural Review 
Committee (IARC); professional planners, architects, landscape architects, engineers and 
roadway designers; and County, State and regional transportation authorities.    
 
Use of the Guidelines by any of these groups can help improve the livability and 
economic viability of Irondequoit. 
 
The Guidelines are intended to show how the development community can implement the 
town center concepts by large or small-scale real estate development projects.  They are 
intended to help staff and officials understand what to look for when reviewing and 
approving development proposals within the Town Center.  They are also intended to 
show planners and designers what elements to include in their plans to promote town 
center design.  
 
As it is impossible to include all possible scenarios that would result in satisfactory 
developments in these Guidelines, potential applicants are encouraged to bring ideas 
forward to the Town staff for discussion, and those that meet the spirit of these 
Guidelines will be given consideration. 
 
ORGANIZATION 
After this introduction, this text is divided into three sections: 

 Town Center Design Principles; 
 Town Center Objectives; and 
 Town Center Design Guidelines.   

 
The first two sections provide basic information on what the development of the Town 
Center is meant to do for the Town of Irondequoit.  The last section provides the 
Guidelines themselves.  The Guidelines are divided into three sub-sections:  

 Site Planning, Site Layout and Site Design; 
 Building Planning and Design; and  
 Street and Sidewalk Design. 
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Within each subsection, the Guidelines focus on the three portions of the Town Center:  
 The Titus Avenue/Cooper Road Environment, 
 The Hudson Avenue Environment, and 
 The Typical Side Street Environment. 

 
The basic information pertaining to each topic is presented first under a bold heading.  
These general guidelines are followed by those that are particular to one of the three 
environments, which are italicized.    
 
 
II. TOWN CENTER DESIGN PRINCIPLES 
 
The Guidelines in this manual extend from a few general principles of town center 
design.  These principles are based on research and analysis of successful town centers, 
both new and old, to determine what factors contribute to their success. In summary, 
these principles include the following:  
 

 Identifiable center and defined edges; 
 An inter-connected network of streets and walkways; 
 Mixed-use development; 
 A design scale orientated to pedestrians; 
 Community participation in the ongoing development of the Center; and  
 Easy access to transit facilities. 

 
An identifiable center helps to create and define the image of the Town Center to both 
local residents and visitors.  The image is important in that it generates a sense of place 
and memory of the Center.  It creates a unique identity that helps to bring people to the 
Town Center for the first time and on return trips.  The Town Center can thus become “a 
place to go.”  
 
 
III. TOWN CENTER OBJECTIVES 
 
GENERAL OBJECTIVES 
 
Promote higher-density residential and mixed-use development within the Town 
Center.  A town center plan is meant to encourage a mix of land uses that include 
residential, retail, personal and professional services, and recreational uses.  Higher-
density residential and mixed-use development within a town center helps create a lively, 
active area.   
 
Higher-density residential uses within the Town Center also help to ensure that there will 
be people in and around the center 24 hours a day.  Such a presence increases the level of 
security felt by those visiting the area, and helps to create a need for evening gathering 
places.  They also provide a core of consumers to support the various commercial 
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establishments in the Town Center.  The wider the variety of uses in the Town Center, the 
more the Town Center’s residents’ needs will be met, minimizing their need to travel 
outside of the Town Center other than for work, if it happens to be elsewhere.  The 
greater the variety of uses and services provided in the Town Center, the greater the 
chance that the local residents will also work in the Town Center. 
 
A broad mix of residential types, including first- or second-floor apartments or 
condominiums, small single- and two-family homes, and efficiency units, is also 
important to the Town Center.  Such a mix of residential units can provide homes for a 
variety of community residents and help minimize the use of automobiles.  Mixed-use 
developments provide an easy way to provide rental units on second floors over first-
floor retail or business uses.  Typically, it is easier to provide a variety of housing types 
when higher density housing is provided.   
 
The maximum benefit to the Town Center is gained when a significant number of 
residences are located within 1/4 to 1/2 mile of the center.  It is counterproductive to the 
Town Center concept to use these areas for functions that do not generate significant 
pedestrian activity or demand.  Consequently, commercial enterprises in the Town Center 
should be oriented to non-automobile related endeavors.  Personal-service businesses, as 
well as those that provide opportunities for customers to interact with each other, are 
particularly appropriate for the Town Center.    
 
The Town can create comfortable transitions from the higher densities in the Town 
Center to adjoining neighborhoods by a reduction of densities and commercial uses at the 
limits of the Town Center, by the extension of pedestrian travel ways and by the generous 
use of street trees. 
 
Provide or improve pedestrian connectivity.  Encourage people to enjoy the streets in 
the Town Center.  Make the experience of walking a pleasant one, with changing patterns 
and opportunities for chance meeting.  Consider human scale as a primary component in 
the design of streetscapes and buildings.  Provide safe pedestrian connections.  When 
walking becomes an enjoyable experience, people are more likely to do so.  Consider not 
only those walking from homes to the Center or from one business to another, but also 
those walking to or from bus stops in the Town Center.  Consider the realities of walking 
in Irondequoit.  Designers of sidewalks and walkways should consider windbreaks, 
shelters, and alcoves for both summer and winter use.   Snow storage and wind tunnel 
effects are additional considerations for winter use.  Consider pedestrian routes as linear 
rooms, with consideration to the floor (paving patterns), walls (buildings and vertical 
landscape elements), ceilings (tree canopies), street furnishings, lighting, and artwork.   
 
Allow adequate provisions for winter maintenance of public facilities, including 
pedestrian access to sidewalks, transit stops, entry areas and parking.  Winter in 
Irondequoit brings snow, and inadequate snow removal can make pedestrian movement 
unsafe and/or impossible.  Snow plowed from roadways or parking areas is often piled on 
sidewalks or in front of bus stops or entry areas, forcing pedestrians to climb over snow 
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mounds or walk in the street to reach their destination.  Regular pedestrian use requires 
that facilities be available year round, making proper winter maintenance critical.   
 
Keep every building, whether new or old, well maintained and attractive. Well-
maintained properties convey a sense of care and pride in the community, as well as 
protect the owners’ investments.  When it is clear that property owners are interested and 
committed to the Town Center, people will be attracted to it and to its businesses.  
 
Encourage adaptive re-use of existing buildings with historic or social importance. 
Several structures within the Town Center district boundaries have preservation or 
historic landmark status and their uses must respect this legal protection.  In the case 
where a historic or socially important structure is without this legal protection, assure 
adaptive re-use is fully considered ahead of demolition as a way to preserve the unique 
fabric of the Town Center, and assure it will retain an identity unique to the Town’s 
history.   
 
TITUS AVENUE/COOPER ROAD ENVIRONMENT OBJECTIVES 
 
The objectives of the Master Plan for the Titus/Cooper portion of the Town Center are to: 

 Create a small-scale, mixed-use concentration of buildings, fronting on a pleasant 
pedestrian space with opportunities to stroll or sit.  

 Increase the use of second-story space for residential or office space.  (New 
structures are required to have a habitable second story - See Zoning 
Amendment, Section 235-30.4) 

 Improve pedestrian circulations and connections both within the Town Center 
area and to the adjacent neighborhoods, schools, and Town Hall. 

 Create a central gathering space for appropriate outdoor activities.  
 Enhance the existing green space along the street. 
 With the exception of the Cooper Road extension, which is described in detail in 

the Design Plan (See page 5 of the Master Plan), work with the existing rights-of-
way and lot layouts, with no significant change in the amount of long-term 
publicly-owned land.   

 Maintain or improve vehicular traffic flow on both Titus Avenue and Cooper 
Road.   

 Maintain short-term parking that is discernible and accessible from Titus Avenue 
and Cooper Road.   

 
HUDSON AVENUE ENVIRONMENT OBJECTIVES  
 
The objectives of the Master Plan for the Hudson Avenue portion of the Town Center are 
to: 

 Create a Grand Boulevard as an entrance to the Town Center from the south. 
 Create a mix of uses in the buildings fronting on Hudson Avenue, including 

residential and office space, preferably with limited amounts of short-term 
parking between the buildings and Hudson Avenue.  
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 Encourage the use of second-story space for residential or office space.  (New 
structures are required to have a habitable second story -- see Zoning 
Amendment, Section 235-30.4) 

 Enhance pedestrian circulation across Hudson Avenue, between Hudson Avenue 
and the properties fronting it and between properties. 

 Improve vehicular circulation on Hudson Avenue. 
 Improve inter-property vehicular circulation.  
 Enhance the existing green space along the road. 
 Work with the existing rights-of-way and lot layouts, with no significant change 

in the amount of long-term publicly-owned land.  
 
TYPICAL SIDE STREET ENVIRONMENT OBJECTIVES 
 
The objectives of the Master Plan for Grange Place, Stranahan Park and any new side 
streets that may be created, connecting to Titus or Hudson Avenues or Cooper Road are 
to:  

 Create a mix of uses, including residential and office space. 
 Increase the use of second-story space for residential or office space. (New 

structures are required to have habitable second story - See Zoning Amendment, 
Section 235-30.4) 

 Enhance pedestrian circulation along the streets and between properties. 
 Improve vehicular circulation between the side streets and Hudson Avenue, Titus 

Avenue or Cooper Road.  
 Improve inter-property vehicular circulation. 
 Enhance parking with minimal placement of parking between the buildings and 

the public rights-of-way.  
 Increase the opportunity for on-street parking.  
 Work with the existing rights-of-way and lot layouts, with no significant change 

in the amount of long term publicly-owned land other than the acceptance of 
donated roadway rights-of-way. 

 
ADJACENT NEIGHBORHOODS OBJECTIVES 
 
While not part of the Irondequoit/Hudson/Titus Town Center, the adjacent neighborhoods 
are still linked to the Center by proximity.  As the Town Center develops, the Town and 
landowners can help to integrate the Town Center into the surrounding neighborhood by:  

 Maintaining pedestrian connections.  
 Considering traffic-calming mechanisms on residential side streets. 
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IV.  TOWN CENTER DESIGN GUIDELINES 
 
SITE PLANNING, SITE LAYOUT AND SITE DESIGN 
 
Front Setbacks  
Unique for Titus Avenue and Cooper Road  

 Match the front setback of new, rehabilitated or expanded buildings along Titus 
Avenue with the setback of the buildings on either side of it; if the setbacks vary, 
the setback that is closer to the street should be used.   

 Limit maximum setback to no greater than 65 feet from the edge of the right-of-
way.  (The Regulatory Plan provides more information on the appropriate 
setbacks for the various conditions along Titus Avenue in the Study Area.)   

 Set buildings back a maximum of 25 feet from the edge of the right-of-way on 
Cooper Road north of Titus Avenue and 0 feet from the edge of the right-of-way 
south of Titus Avenue.  

 In addition to the actual dimensional requirement, provide physical continuity of 
the pedestrian walkways, and visual continuity with the existing adjacent 
structures.  

Unique for Hudson Avenue  
 New, rehabilitated or expanded buildings along Hudson Avenue must be set back 

far enough from the right-of-way to accommodate the streetscape design.  
 Although there is not a specific dimensional maximum setback requirement along 

Hudson Avenue, encourage new or rehabilitated structures to be located in ways 
that provide appropriate transitions to the existing structures, including physical 
continuity of the pedestrian walkways, parking and existing structures themselves.  

Unique for Typical Side Street  
 Set buildings back a minimum of zero feet and a maximum of 30 feet from the 

edge of the right-of-way along other public rights-of-way in the Town Center used 
for regular vehicular traffic (excluding Titus, Cooper or Hudson) unless noted 
otherwise on the regulatory plan). 

 
Side and Rear Setbacks  

 Provide rear yard setbacks as needed; there is no minimum or maximum rear yard 
setback for the properties within the Town Center unless properties back to 
residentially zoned property outside of the Town Center, in which case a 
minimum rear yard setback of 45 feet must be maintained.    

 Visual and acoustical buffers, in the form of landscaping or fencing, are 
recommended when the rear or side lots back to residential areas.  

Unique for Titus Avenue and Cooper Road 
 Provide a total maximum of 40 feet of side setback, divided as needed between the 

two side yards, except as noted below(creating a possible range of maximum side 
setbacks of 40 feet on one side and zero feet on the other to 20 feet on either side).  

 Provide a maximum of five feet of side setback on either or both sides of a 
building along Titus Avenue in the Town Center east of Grange Place and along 
Cooper Road Extension. 
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Unique for Hudson Avenue 
 Provide a total maximum of 20 feet of side setback, divided as needed between the 

two side yards, (creating a possible range of side setbacks of 20 feet on one side 
and zero feet on the other to 10 feet on either side) except that a setback of up to 
60 feet could be allowed if only used to provide one double loaded row of 
parking.    

Unique for Typical Side Street  
 Provide a total maximum of 30 feet of side setback, divided as needed between the 

two side yards, (creating a possible maximum range of side setbacks of 30 feet on 
one side and zero feet on the other to 15 feet on either side).  

Off Street Parking and Vehicular Circulation 
 Place off-street parking and vehicular maneuvering areas at the rear of the 

properties or along the side of the building in those situations when the maximum 
side setbacks allow room for parking. 

 Design parking entries to be no more than 24 feet wide when accommodating 
two-way traffic, and no more than 15 feet wide when accommodating one-way 
traffic. 

 Provide cross-access between parking areas on adjoining properties. 
 Combine vehicular entry points on adjacent properties whenever possible. 
 Eliminate drive-through facilities for all streets within the Town Center District 

boundaries. 
Unique for Titus Avenue and Cooper Road 

 Use the parking requirements in the Town Zoning Law within the Town Center, 
with the provision that the Planning Board may reduce the requirements by as 
much as 50 percent for the parcels along Titus Avenue and Cooper Road in the 
Town Center. 

 Meet the parking requirements by the use of shared, off-site parking, adjacent on-
street parking, on-site parking or a combination of the three, with on-site parking 
being the least preferred for properties on Titus Avenue. 

 Locate entry points to parking areas on side streets or use an existing entry point 
for properties on Titus Avenue; create no new vehicular site entries on Titus 
Avenue in the Town Center. 

 Design parking entries to be no more than 24 feet wide when accommodating 
two-way traffic, and no more than 15 feet wide when accommodating one-way 
traffic. 

 Require 10-15 percent of the lot area to be used for landscaping to screen and/or 
soften parking lots that front on Titus Avenue and Cooper Road. 

Unique for Hudson Avenue 
 Use the parking requirements in the Town Zoning Law within the Town Center, 

with the provision that the Planning Board may reduce the requirements by up to 
25 percent for parcels along Hudson Avenue. 

 Allow parking requirements to be met by the use of shared parking, off-site 
parking, adjacent on-street parking, on-site parking, or some combination of the 
four. 
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 Allow parking between buildings and along Hudson Avenue as shown on the 
Regulatory Plan.  

 Encourage the location of entry points to parking areas on side streets or use an 
existing entry point for properties on Hudson Avenue except where new access 
points are shown on the Regulatory Plan.  

 Require 10–15 percent of the lot area be used for landscaping to screen or soften 
side yard parking lots. 

Unique for Typical Side Street 
 Use the parking requirements in the Town Zoning Law within the Town Center, 

with the provision that the Planning Board may reduce the requirements by up to 
50 percent for the parcels along the side streets in the Town Center. 

 Meet parking requirements by the use of shared, off-site parking, adjacent on- 
street parking, on-site parking or a combination of the three, with on-site parking 
being the least preferred.   

 Allow parking between buildings on the side streets in the Town Center only as 
shown on the Regulatory Plan. 

 
Pedestrian and Bicycle Circulation   

 Provide a direct connection for pedestrians to the public sidewalk from each front 
or side building entrance.  

 Accommodate direct pedestrian access to adjacent properties with pedestrian 
walkways when possible.   

 Use interesting paving material, other than concrete or asphalt, for the pedestrian 
areas to help delineate the pedestrian space and to reinforce the pedestrian scale. 

 Encourage bicycle access by placing bicycle storage spaces near at least one 
entrance to each building block. 

 Extend pedestrian connections to and through parking areas to adjacent streets or 
buildings. 

 Provide a visible edge for pedestrian ways throughout the Town Center, such as 
buildings or a row of trees to create a sense of personal security.  

 Create pedestrian spaces that are safe and easily monitored by police or security.   
 Provide places/amenities as incentives for people to congregate along the street, 

such as sidewalks, benches, water features, street trees, artworks, merchandise or 
restaurant seating. 

 As possible, orient pedestrian routes to a landmark or clearly delineated new or 
existing focal points in the Town Center to facilitate orientation and way finding. 

Unique for Titus Avenue and Cooper Road  
 Provide larger pedestrian spaces, such as green areas, open plazas, or wide 

walkways at least 12 feet wide, in the Titus/Cooper area for outdoor activities and 
visual relief.  The walkways are at least 20’ wide along the Titus Avenue 
pedestrian plaza and along both sides of the Cooper Road Extension. 

 
Lighting  

 Provide lighting for parking areas and pedestrian ways that instills a sense of 
personal security without producing glare or negatively affecting adjacent 
properties or vehicular traffic.   
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 Meet the minimum recommendations of the Illuminating Engineering Society of 
North America (IESNA) for parking area lighting on properties along Titus 
Avenue. 

 
Utilities  

 Locate both refuse and loading/unloading services in the rear of the buildings or 
at the side of the buildings accessible from a side street for buildings along Titus 
Avenue in the Town Center.   

 Place loading/unloading areas so that when in use, they do not interfere with 
pedestrian or bicycle circulation.  

 Orient refuse/recycling facilities so that they are screened from pedestrian spaces, 
in keeping with the town code.  

 
Building Location 

 Orient the buildings toward the main street of pedestrian access. 
 Locate buildings with at least one primary, working entrance facing the street.   
 Direct retail and service land uses towards pedestrian needs, especially on Titus 

Avenue, while still acknowledging the need and use of automobiles by both 
residents and visitors to the Town Center.  

Unique for Titus Avenue and Cooper Road 
 Locate buildings as close to the Titus Avenue or Cooper Road rights-of-way as 

possible.  
Unique for Hudson Avenue 

 Minimize side yards as much as possible. 
Unique for Typical Side Street 

 Locate buildings as close to the right-of-way as possible. 
 
Landscaping 

 Provide landscaping or small outdoor commercial uses designed to benefit or 
cater to pedestrians in the front setback areas. 

 Add water features, even if small, to add sound and movement to pedestrian 
spaces. 

 Eliminate the use of chain link fences.  
 Continue the visual wall of buildings along the setback line by the use of street 

trees, hedges or low walls or fences in open spaces between buildings along 
streets in the Town Center. (See Appendix B photo illustration, pg. 18) 

 
Signs  
Unique for Titus Avenue and Cooper Road 

 Minimize the use of additional freestanding signs along Cooper Road and Titus 
Avenue, and eliminate their use along the south side of Titus Avenue between 
Grange Place and Stranahan Park. (See the next section for information on 
Building Signs.) 

 Use occasional portable signs to add interest to the pedestrian space and provide 
information on local businesses. 

 Locate portable signs so as to not impede pedestrian or vehicular movement. 
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 Place portable signs outside only when the business is open; do not permanently 
affix the portable sign to any outside structure.   

 Use portable signs that are a maximum of two feet wide and four feet tall.   
Unique for Hudson Avenue 

 Discourage the use of freestanding signs over 15 feet, and encourage the use of 
ground-mounted signs vs. pole-mounted for freestanding signs shorter than 15 
feet.  

Unique for Typical Side Street 
 Eliminate the use of freestanding signs along the side streets in the Town Center 

where the sidewalk is within five feet of the front of the building. (See the next 
section for information on Building Signs.)  

 Discourage the use of freestanding signs over four feet, and encourage the use of 
ground-mounted signs vs. pole-mounted.  

 Use occasional portable signs to add interest to the pedestrian space and provide 
information on local businesses. 

 Locate portable signs so as to not impede pedestrian or vehicular movement. 
 Place portable signs outside only when the business is open; do not permanently 

affix the portable sign to any outside structure.   
 Use portable signs that are a maximum of two feet wide and four feet tall. 

  
Artwork 

 Use artwork to enhance pedestrian activity areas and building facades.  
 Involve the local community in the process of developing public art to provide 

inspiration to the artists and foster a sense of appreciation of the final products. 
 Consider requiring the inclusion of some art in most public or private 

development projects within the Town Center. (See Appendix B photo 
illustration, pg. 20 and 27) 

 
BUILDING PLANNING AND DESIGN 
 
Orientation 

 Orient buildings so that the front faces the street and has at least one functioning 
main entrance. 

 Place entrances close to the corners of buildings located on corner lots.   
 Use secondary side and rear entrances as needed to access parking areas or 

pedestrian spaces.   
 
Scale, Height and Mass 

 Encourage the development of buildings with at least two stories, either through 
additions and renovations to existing buildings or the creation of new structures 
that blend with the existing character of the area.   (New structures are required to 
have a habitable second story - See Zoning Amendment , Section 235-30.4) 

 Use second-floor space for either residential or business purposes. 
 When economics do not allow for full second stories on existing structures, 

consider façade enhancements that will add frontage height to gain the street 
corridor effect. (See Appendix B photo illustration, pg. 23) 
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 Emphasize building corners on properties fronting on two streets.   
 Encourage distinctive roof forms, profiles and cornices on the fronts of buildings 

with distinct character and varying heights. (See Appendix B photo illustration, 
pg. 22 and 25) 

 Discourage the use of borrowed historic roof forms such as false mansard style 
roofs.  

 Limit the use of sloping roofs to only situations where no other options are 
feasible.  

Unique for Typical Side Street 
 Provide buildings that are at least 18 feet high.  

 
Entrances and Fenestration 

 Encourage distinctive ground-floor entrances facing the street for every first- or 
second-floor business or residential use in the building (See Appendix B photo 
illustration, pg. 22 and 24) 

 Recess doorways as possible to provide a small pedestrian sheltering space and to 
avoid doors opening directly onto the pedestrian way.  

 Provide entry doors that are at least 50 percent glass to provide visual interest.   
 Encourage the use of bow/bay windows on second floors to add interest and allow 

a 180-degree view of the street from the interior. 
 Maintain between 1.5 and 2.5 feet between the sidewalk and the bottom of first-

floor windows.  
Unique for Titus Avenue and Cooper Road 

 Discourage high, blank walls along sidewalks. Doors and window openings, 
(fenestration) should comprise at least 75 percent of a building’s first-floor front 
facade and at least 33 percent of a building’s first-floor side facade when 
permanently visible.  

Unique for Hudson Avenue 
 Discourage high, blank walls along sidewalks. Doors and window openings, 

(fenestration) should comprise at least 50 percent of a building’s first-floor front 
facade and at least 33 percent of a building’s first-floor side facade when 
permanently visible. 

Unique for Typical Side Street 
 Discourage high, blank walls along sidewalks. Doors and window openings, 

(fenestration) should comprise at least 50 percent of a building’s first-floor front 
facade and at least 33 percent of a building’s first-floor side facade when 
permanently visible.    

 Use structured areas at the doorways, such as porches or stoops, in the 
residential areas to encourage activity near the front door, making sure that ADA 
standards are maintained.    

 
Facades, Awnings and Canopies 

 Distinguish the first-floor façade from the upper floors through architectural 
treatments and material selected to create a visual base for the buildings and an 
intimate scale for pedestrians.   
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 Add visual interest to the street through the use of display windows, window 
boxes, awnings, interesting textures and patterns, and other features built into the 
adjacent structures. 

 Design awnings or other projections to provide at least seven feet of clearance off 
the pavement.   

 Discourage use of backlit awnings. 
 Encourage adaptive re-use of existing buildings with historic or social importance 

to the Town. 
Unique for Titus Avenue and Cooper Road 

 Use exterior materials that are historically present in the other buildings along 
Titus Avenue and Cooper Road.   

 
Signs  

 Encourage use of business signs on buildings that include only the business name, 
address, function and logo. 

 Coordinate the placement of signs with the building design and the signs on 
adjacent buildings, utilities and vegetation.      

 Locate wall-mounted signs between the top of the first-floor openings and the 
second-floor windowsills.   

 Eliminate the use of interior-lit signs because they produce glare and 
uncomfortable light levels for pedestrians.   

 Discourage use of building colors and façade treatments that “brand” the building, 
or use the structure as a form of a sign. (See Appendix B photo illustration, pg. 
25) 

Unique for Titus Avenue, Cooper Road, and Typical Side Street 
 Encourage use of signs that project perpendicularly from the façade of the 

building as possible, but limit the projection to five feet or one-third of the width 
of the sidewalk, which ever is less and maintain at least an 8-foot clearance to the 
sidewalk . (See Appendix B photo illustration, pg. 26) 

 Use mounting systems that are simple and unobtrusive. 
 
Lighting 

 Integrate building-mounted lights into the architectural character of the building, 
in terms of both the level of illumination and the type of fixture used.  

 Orient building lights towards the building to highlight permanent signs, window 
displays and architectural features without creating glare or bright lights for 
pedestrians or motorists.  

 Use only light fixtures that shield the light source from direct view.  
 
Utilities 

 Locate building utilities on the roofs of buildings or in well-ventilated attics. 
 Screen rooftop utilities and equipment from nearby ground-level views.   
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STREET AND SIDEWALK DESIGN 
 
Vehicular Circulation 

 Eliminate as many private vehicular curb cuts as possible along Titus, Hudson 
and Cooper, and do not construct new ones. 

 Designate loading/unloading areas with limited hours of use in the off-street 
parking areas that, when in use, still keep the travel way open; use the loading 
space for parking at other times.   

Unique for Titus Avenue and Cooper Road (See Appendix C Cross Section, pg. 29). 
 Provide 11-foot wide travel lanes on Titus Avenue and Cooper Road. 

Unique for Hudson Avenue (See Appendix C Cross Section, pg. 30) 
 Maintain the existing travel lane widths on Hudson Avenue.  
 Create coordinated off-street parking areas along both sides of Hudson Avenue 

within the zoning district.  
 Create a center median on Hudson between Titus Avenue and Drake Drive by 

intermittently removing the center turn lane, leaving turning lanes only at major 
access points. 

Unique for Typical Side Street (See Appendix C Cross Section, pg. 31) 
 Provide 10-foot wide travel lanes on the side streets meant for vehicular traffic in 

the Town Center.  
 Provide parallel on-street parking in as many locations as possible along the side 

streets used for vehicular traffic in the Town Center.  
 Designate on-street loading zones as needed but limit the time available for 

loading, making the space available for parking at other times. 
 Combine existing driveways as possible to minimize curb cuts.    
 Require new access points on the side streets in the Town Center to serve at least 

two adjacent or back-to-back properties. 
 
Pedestrian Circulation 

 Use interesting paving material, other than concrete or asphalt, as possible, for the 
pedestrian areas to help delineate the pedestrian space and to reinforce the 
pedestrian scale. (See Appendix B photo illustration, pg. 18 and 19) 

 Use current ADA-acceptable sidewalk design standards when providing new or 
upgraded sidewalks. 

 Provide well-marked crosswalks at key existing or planned pedestrian crossings. 
 Emphasize the significance of pedestrian movement at the intersections along 

Titus Avenues by increased crosswalk width of eight feet or greater, the use of 
distinctive material, and/or the installation of visible crosswalk signals.  

 Use low-maintenance and skid-resistant crosswalk materials that provide high 
visibility during the day as well as the night    

 Avoid the use of just paint on asphalt as a crosswalk material on Titus Avenue, 
Hudson Avenue and Cooper Road because it wears away quickly in high traffic 
locations. 

 Provide adequate space for the easy storage of snow so that it will not interfere 
with use of pedestrian facilities, sidewalks or normal pedestrian movement.  
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 Unique for Titus Avenue and Cooper Road 
 As the rights-of-way allow, maintain a minimum of four feet of separation 

between pedestrian sidewalks and the travel lanes of Cooper Road and Titus 
Avenue when there is no parallel parking.   

 Coordinate the location of crosswalks with pedestrian spaces in the vehicular 
parking areas on the south side of Titus Avenue, with street tree plantings and 
with other traffic calming measures that may influence pedestrian movement.  

Unique for Hudson Avenue 
 Provide a minimum of ten feet of green space separation between pedestrian 

sidewalks and travel lanes on Hudson Avenue.  
Unique for Typical Side Street 

 As the rights-of-way allow, maintain a minimum of four feet of separation 
between pedestrian sidewalks and travel lanes when there is no parallel parking.   

 Use bulb-outs at crosswalk in areas with parallel parking to minimize the length 
of the crosswalk.   

 
Bicycle Circulation 
Unique for Titus Avenue and Cooper Road 

 Create wide shoulder space on Titus Avenue as possible to accommodate bicycle 
travel.  

Unique for Hudson Avenue 
 Incorporate storage facilities, for bicycles and/or equipment at the bus transfer 

stop. 
 
Landscaping 

 Provide street trees as space allows, using the Master Plan Design Plan as a guide 
to appropriate locations.  

 Select trees based on their hardiness, stress resistance, salt tolerance, maintenance 
requirements, the scale of the space and their ultimate height/crown width, 
shading, seasonal changes, street litter and visual interest (Appendix A provides a 
list of trees appropriate for street use in Irondequoit.) 

 Do not use trees that are listed on the New York State invasive plant list. 
(Appendix A provides a list of potential street trees that are on the invasive list.)  

 Specify trees with a minimum caliper of 2 ½ to 3 inches to provide immediate 
effectiveness. 

 Do not use trees that drop heavy or squishy seeds in high pedestrian use areas. 
 Locate trees out of the direct travel path of major pedestrian routes. 
 Coordinate tree plantings with the design of building signs, streetlights, utilities, 

benches and other street furniture. 
 Consider the growing needs for trees in high-traffic locations with minimal care; 

provide adequate room and proper soil for root growth.   
 Prune tree limbs as they grow to provide a minimum clear walking space of eight 

feet below their canopy. 
 Consider how trees can be decorated for seasonal displays in key locations. 
 Assure landscaping has adequate maintenance plans, particularly for watering 

requirements  
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 Grade spaces to direct water away from pedestrian and bicycle areas. 
 
Street Lighting 

 Extend the use of uniform street lighting that currently exists on Titus Avenue 
throughout the entire Town Center, maintaining the scale and height of the 
existing fixtures (The style may be changed to accommodate new street design 
plans). 

 
Street Furniture (See Appendix B photo illustration, pg. 20, 27, and 28) 

 Design streetscape facilities with long-term maintenance in mind.  
 Work with local artists in the design and fabrication of streetscape elements.    
 Exercise caution in the selection and use of banners hung within the Town Center, 

encouraging those that promote the Center as a whole, or as artwork.  When 
sponsored banner programs are approved, designs should be approved for 
appropriateness to the Town Center Guidelines.  

 Design bus stops and shelters, light poles, benches, plazas and other public street 
furniture for ease of summer and winter maintenance, avoiding the need for 
extraordinary measures. 

 Grade spaces to direct water away from pedestrian and bicycle areas.  
 Select materials that can withstand the rigors of constant daily use in exposed 

locations; avoid the use of construction materials that can be easily damaged. 
 Consider the use of anti-graffiti coatings to facilitate the removal of unwanted 

messages on exposed surfaces. 
 Adopt a policy of regular maintenance inspections to limit the spread of abuse or 

vandalism if it starts. 
 Encourage landowners to become involved in summer and winter facility 

monitoring and maintenance to benefit both the landowners and users. 
 Provide paved access to benches.  
 Coordinate the placement of street furniture with storefronts, crosswalks, light 

standards, tree plantings and other elements of the streetscape. 
 Provide coordinated trash containers that can be easily emptied and maintained at 

each bench location.   
 Coordinate the design and placement of public signs to minimize confusion and 

clutter. 
Unique for Titus Avenue and Cooper Road 

 Add an information kiosk on both sides of Titus Avenue. 
 Provide special “entry” focal points along Titus Avenue along the south side of 

the street close to the intersection with the Cooper Road Extension. 
 Provide four- to six-foot long benches along Titus Avenue an average of every 

150 feet with at least one located close to the kiosks. 
 Provide four- to six- foot long benches along the Cooper Road Extension on an 

average of every 100 feet.   
 Incorporate the pedestrian pocket park concept in front of the historic house on 

the west side of the Cooper Road extension, and the pedestrian access walk to the 
central parking lot across the road.   
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Unique for Hudson Avenue 
 Provide a special focal point at the northern end of Hudson in the new center 

median, such as a large flagpole, sculpture or clock tower.   
 Provide four- to-six-foot long benches along Hudson Avenue an average of every 

200 feet within the new pedestrian space. 
Unique for Typical Side Street 

 Provide special focal points at the end of significant pedestrian access ways, 
especially at the southern ends of Grange Place, Stranahan Park and the Cooper 
Road Extension.  

 
Bus Facilities 

 Orient freestanding bus shelters to avoid directly facing the street, to protect riders 
from splashed rain/snow, while still allowing views of oncoming buses. 

 Grade the surface of bus stops, crosswalks and sheltering building entrances for 
positive pitch away from snow storage areas, to avoid build-up of ice or spring 
puddles. 

 Site bus stops in locations that are visible from numerous locations and are easily 
monitored by the police. 

 Provide a minimum of three feet between shelters and the curb line for bus stops. 
 Use consistency in design of bus stops, signs and sign placement to aid in user 

orientation and way-finding.  
Unique for Titus Avenue and Cooper Road 

 Provide at least one bus stop in each direction along Titus Avenue between 
Hudson Avenue and Stranahan Park, coordinated with bench locations to provide 
seating for riders in a freestanding structure or under adjacent buildings features. 

Unique for Hudson Avenue 
 Provide direct pedestrian connections to the bus transfer point on the west side of 

Hudson Avenue.  
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Appendix A:  Street Tree Recommendations 
 
Select Street trees based on their hardiness, stress resistance, salt tolerance, 
maintainability, the scale of the space and their ultimate height/crown width, shading, 
seasonal changes, street litter and visual interest as it relates to the particular street. 
Landscape plans with trees not on this list that are stamped by a licensed New York State 
Landscape Architect will be considered.  Otherwise, applicants should draw from this list 
or the “the official town listing of approved street trees” as it is kept up to date. 
 
SUGGESTED LIST OF TREES 
Autumn Blaze Maple, (Acer x freemanii ‘Jeffersred’)  
Red Maple (Acer rubrum) 
Red Horsechestnut (Aesculus x carnea)* 
Hackberry (Celtis occidentalis) 
Yellowwood (Cladrastis kentukea)* 
White Ash (Faximus americana) 
Sweet Gum (Liquidamber styracifolia)* 
Swamp White Oak, (Quercus bicolor)* 
Red Oak (Quercus rubra)* 
American Linden (Tilia americana) 
American Elm (Ulmus Americana ‘Princeton’) (or other Dutch Elm Disease resistant 
cultivar) 
Japanes Zelkova (Zelkova serrata) 

 
* These trees can have large seeds or pods and should be used with caution close to 
sidewalks or parking areas.  
 
Do not use trees that are listed on the New York State invasive plant list, which currently 
include: 
 
Norway Maple (Acer platenoides) 
Tree of Heaven (Ailanthus altissima) 
White Poplar (Populus alba) 
Black Locust (Robinia pseudoacacia) 
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