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Project Description:
This is the zoning code analysis for the speculative office building design project located at 500 
Meridian Centre Boulevard, located in the Town of Brighton along Winton Road in the County of 
Monroe.  This section of the report determines limitation and restrictions set forth by the Town of 
Brighton’s zoning districts and codes.

Zoning for the Project:
The parcel of land for this project is zoned as RHD-1, Residential High Density “D-1”.  It is also la-
beled IZ meaning that Incentive Zoning has been approved for the location.  This incentinve zoning 
for the parcel was enacted on March 11, 2015, and rezoned the parcel from a BE-1, Office or Office 
Park, to RHD-1 for the purpose of allowing the neighboring Jewish Home of Rochester to construct 
residences.  Therefore, both RHD-1 and BE-1 zoning districts are outlined on the following pages.

Portion of the Town of Brighton Zoning Map, provided by the Town of Brighton.
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RHD-1 ZONING

Permitted 
Uses:

• Single-family detached dwellings not to exceed one dwelling in each lot.
• Family child-care homes.
• Buildings, structures and uses owned or operated by the Town of Brighton for 

municipal use.
• Two-family dwellings.
• Townhouses and garden apartments subject to the following requirements:

• The minimum distance between buildings cannot be less than 1.5 times the 
height of the highest building or 25 feet, whichever is less.

• No building shall exceed 160 feet in length.
• Any apartment building over three stories in height shall be fully serviced 

by a passenger elevator.

Accessory 
Uses:

• A noncommercial swimming pool.
• A screen, garden or tea house, gazebo, tool storage shed or a cabana for swim-

ming pool, none of which shall exceed 250 square feet in area.
• One private garage building, in a rear or side yard, not exceeding 600 square 

feet in area and only to be used by resident on the premises.
• One building for private horticultural purposes not exceeding 336 square feet 

in area.
• Open storage of camping trailers, boats, boat trailers and utility trailers that do 

not exceed 24 feet in length or six feet in height.  These must be screened from 
view with fencing or other suitable material.  These cannot be placed within 10 
feet of a lot line, and must be in the rear yard.

• Electrical power generator, placed in rear yard.
• Air-conditioning unit, in rear or side yard.
• Compost pile, in rear of yard, with precautions to reduce odors.
• Home occupations

Conditional 
Uses:

• Places of worship.
• Private, nonprofit, prekindergarten, kindergarten, elementary or secondary 

schools or colleges accredited by the New York State Department of Education.
• Fire Stations and ambulance services and public utility rights-of-ways, as well 

as other structures or installations necessary to serve areas within the Town.
• Day-care centers
• Nursing or convalescent homes, subject to certain requirements.
• High-rise apartments and garden apartments, subject to certain requirements.

Outcome:
A speculative office building would not be allowed under these zoning guidelines.  Therefore, the 
former BE-1 zoning of the parcel must be considered.
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BE-1 ZONING

Permitted 
Uses:

• Business, professional and medical use, such as:
• Attorneys
• Accountants
• Architects 
• Engineers 
• Dentists and doctors (also including all medical specialists, psychiatrists, 

psychologists, therapists, chiropractors)
• Banks
• insurance agents
• Real estate brokers

Accessory 
Uses:

• Incidental to the primary office use, and not open to the general public, which 
support the daily operation of the primary office use.

• These are limited to barbershops, beauty shops, cafeterias, pharmacies, news-
stands, dry-cleaning pickup, travel agencies, quick-copy services and child-care 
facilities. 

• No external signage or advertising shall be permitted for any accessory use.

Conditional 
Uses:

• Nursing and convalescent homes and other facilities related to medical care.
• Cultural facilities.
• Public utility structures and government buildings for any municipal use.
• Day-care centers which are open to the general public.

Outcome:
The speculative office building would be a perfect fit in the former zoning of the parcel.  The main 
permitted uses of the BE-1 zoning are consistent with that of a proposed office building, similar to 
those across Meridian Centre Boulevard.  A new case would need to be made to the Zoning Board to 
repeal the Incentive Zoning of March 11, 2015 in order to proceed with the design and construction 
of the building.  From here on out, BE-1 zoning will be referenced for the additional design guide-
lines of the project.  The table on the following pages references the Town of Brighton Zoning Code 
and lists requirments or limitations and any proposed building design.



Speculative Office Building
500 Meridian Centre Blvd.
Rochester, NY 14618

Zoning Code Analysis
Compiled by Doug Templeton

February 2017

Zoning Code Analysis 4

ADDITIONAL ZONING CONSIDERATIONS

SECTION CATEGORY REQUIRED PROPOSED

205-6 Lot Area:
(min.)

• 40,000 square feet • 243,936 square feet.

205-6 Lot Width:
(min.)

• 150 feet. • 150 feet.

205-6 Front Yard:
(min.)

• 50 feet. • 50 feet.

205-6 Side Yard:
(min.)

• 20 feet. • 20 feet.

205-6

Side Yard 
Abutting a 
Residential 

District:
(min.)

• 30 feet. • 30 feet.

205-6 Rear Yard:
(min.)

• 40 feet. • 40 feet.

205-6
Building 
Height:
(max.)

• Pitched Roof
• 40 feet, 3 stories (maxi-

mum).
• Flat Roof

• 40 feet, 3 stories (maxi-
mum).

• 40 feet, 3 stories

205-6
Lot 

Coverage:
(max.)

• 65%, including all im-
pervious surfaces (park-
ing).

• Lot size = 5.6 acres (243,936 
sq. ft.)

• Max coverage = 3.64 acres 
(158,558.4 sq. ft) (65% of 
original area)

205-6 Density:
(max.)

• 10,000 gross square feet 
floor area per acre

• 85,000 square feet gross 
floor area per 5.6 acres, 
equivalent to a density of 
15,178.57 sq.ft/acre.

• Variance required.

205-6
Building 

Size:
(max.)

• N/A (square feet) • 85,000 square feet. 
(28,333/floor)
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ADDITIONAL ZONING CONSIDERATIONS

SECTION CATEGORY REQUIRED PROPOSED

205-12
Amount of 
Parking:
(min.)

• Professional offices other 
than medical or dental or 
laboratories:
• 1 per 250 sq.ft. of gross 

floor area, or 1 per em-
ployee on largest shift, 
whichever is greater.

• Office for doctor, dentist, 
therapist:
• 1 per 150 sq. ft. of gross 

floor area.

• It appears that most tenants 
of the existing buildings are 
under the professional offices 
category, and therefore 1 space 
per 250 square feet of floor 
area will be used.
• Approximate building 

square footage: 85,000.
• Parking: Approximately 

340 spaces in 119,000 sq. 
ft., including aisles.

• Spaces calculated by us-
ing a conservative 10 x 20 
space, with 30 foot aisle 
(This results in 700 sq. ft. 
per 2 spaces).

• Total lot coverage: 147,333 
sq.ft.  (28,333 + 119,000)

• Space for other impervious 
surfaces (snow storage, 
entrances): 11,225.4 sq.ft. 
(158,558.4  - 147,333)

205-16

Size of 
Parking 
Spaces:
(min.)

• Standard space must be 9 
feet by 18 feet long.

• Handicapped space must 
be 8 feet wide with 8 foot 
wide access aisle.

• 45 degree parking must 
have an aisle of at least 12 
feet wide.

• 60 degree parking must 
have an aisle of at least 18 
feet wide.

• Snow storage location.

• Standard 9 x 18 spaces.
• Handicapped 8 x 18, with 

8 foot aisle.

205-18 Front Yard 
Parking:

• Not permitted within 20 
feet of property line or 10 
feet of any lot line.

• None proposed within 
restrictions.
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ADDITIONAL ZONING CONSIDERATIONS

SECTION CATEGORY REQUIRED PROPOSED

205-25
Landscaping 
for Parking:

(min.)

• If the parking area contains 
more than 99 parking spac-
es, at least 35 square feet of 
landscaping shall be provid-
ed for each parking space 
proposed.

• 340 parking spaces: 11,900 
sq. ft. of landscaping nec-
essary.  Not included in 
impervious surface calcula-
tions or lot coverage.

205-31

Loading 
Berths Re-

quired:
(min.)

• For buildings with professional business offices with a gross 
floor area of 40,000 - 100,000:
• Two berths are necessary.

• The spaces must be 12 feet wide, 44 feet long, and 14 feet high.

207.1

Clear 
Vision 
Areas:

(For corner 
lots)

• No temporary or permanent fences, walls or other structures 
exceeding 30 inches in height measured from the curb, or 
street grade, shall be erected or maintained within the triangle 
formed by the street lines of such lots and a line drawn be-
tween points along such street lines 20 feet distant from their 
point of intersection.

• No plantings, trees, shrubs or hedges exceeding 30 inches in 
height, measured following the same guidelines as above, shall 
be within the triangle formed by the street lines of such lots 
and a line drawn between points along such street lines at such 
distance from their point of intersection as required to provide 
an unobstructed view of the street for a reasonable distance 
as determined under Subsection C below. In no case shall the 
points along the street lines exceed 20 feet. Trees exceeding 
30 inches in height may be located in these clear vision areas, 
provided that all branches and foliage are removed to a height 
of six feet above grade.

• To provide adequate visibility at street intersections, the park-
ing of motor vehicles in the triangle formed by the street lines 
of such lots and a line drawn between points along such street 
lines 20 feet distant from their point of intersection shall be 
prohibited.

Conclusion:
As seen in the above table, the guidelines for the proposed building is set with a gross floor area 
of approximately 85,000 square feet, requiring a variance for the density of the lot.  A building this 
size, with three floors, will fit in contextually with the other buildings constructed across Meridian 
Centre Boulevard, and will maximize lot coverage when combined with the required parking for a 
professional office.  All proposed dimensions and square footage is approximate, and as precautions 
have been made so that as long as square footage is close to 85,000, there will be enough room on 
site for parking spaces, snow storage, dumpsters, drainage, and access to the building from Meridian 
Centre Boulevard, as well as any other changes that may come later that cannot be forseen at this 
time.
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Overview:
Following the zoning requirements set forth in the previous section, the Building Code of New York 
State was referenced to determine the occupancy limitations, construction type, allowable height and 
area, and basic fire ratings.

Provided by New York State Building Code.

Table 504.3 Allowable Building Height in Feet Above Grade Plane

Table 504.4 Allowable Number of Stories Above Grade Plane

Provided by New York State Building Code.  Portion omitted.
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Conclusion:
This building’s occupancy classification is under Business Group B.  Table 504.3 shows the total 
height allowed by the building code for each different construction type.  The zoning code limits 
height at three stories and 40 feet.  Therefore, following that guideline, any construction type,  sprin-
klered or not, would be allowable.

Table 504.4 shows the allowable number of stories allowed per occupancy classification.  Here, Busi-
ness Group B gets limited down.  It was determined through zoning code analysis that a three story 
building would not only match the other office buildings surrounding the site, but also maximize on 
the foot print and lot coverage when combined with parking.  Therefore, three stories is the minu-
mum that can be considered.  This eliminates Type V B Not Sprinklered construction, but still allows 
every other construction type within the code.

SM = Buildings two or more stories above grade plane equipped throughout with an automatic 
sprinkler system.

Table 506.2 Allowable Area Factor in Square Feet Per Floor

Provided by New York State Building Code.  Portion omitted.
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506.2.3 Single-occupancy, multistory buildings.  Equation 5-2
The allowable area of a single-occupancy building with more than one story above grade plane shall 
be determined in accordance with the equation below:

Aa = [At + (NS x If)] x Sa

Aa = Allowable area in square feet.
At =  Tabular allowable area factor in accordance with Table 506.2.
NS = Tabular allowable area factor in accordance with Table 506.2 for a nonsprinklered building (re-
gardless of whether the building is sprinklered).
If = Area factor increase due to frontage (percent) as calculated iin accordance with Section 506.3
Sa = Actual number of building stories above grade plane, not to exceed three.

506.3.1  Mimumum percentage of perimeter.
Building ust not have less than 25% of its perimiter on a public way or open space.  In this proposed 
building, the shape is a square, indicating that 25% of the perimeter (1/4) is on open space adjacent 
to Meridian Centre Boulevard.

506.3.2  Minumum frontage distance.
The public way or open space adjacent to the building perimeter shall have a minimum distance of 
20 feet, measured at right angles from the building face, to any of the following:

1. The closest interior lot line.
2. The entire width of a street, alley or public way.
3. The exterior face of an adjacent building on the same property.

506.3.3  Amount of increase equation.  Equation 5-5

If = [F/P - 0.25]W/30

If = Area factor increase due to frontage.
F = Building perimeter that fronts on a public way or open space having minimum distance of 20 ft.
P = Perimeter of entire building (feet).
W = Width of public way or open space in accordance with Section 506.3.2.

Substituted equations:

Equation 5-5
If = [168.32/673.28 - 0.25]20/30

If = 0 
No increase.  Front building length is equivalent to 25% of total perimeter.

Equation 5-2
(Using Type III A construction)

Aa = [28,500 + (28,500 x 0)] x 3
Aa = 85,500
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Conclusion:
As can be seen in Table 506.2, All construction types can be used except for Type II B nonsprin-
klered, Type III B nonsprinklered and Type IV A and B non sprinklered and multistory.  85,000 
square feet is the total approximate square footage of the speculative office building, with 28,333 
square feet per floor.  Therefore, anything below that is now unavailable and seen in red on the table.  
The speculative building falls under the table row ‘SM’ which is any building that is two or more sto-
ries equipped with an automatic sprinkler system.  The closest category in this regard would be Type 
III A construction, not equipped with any sprinkler system.  Therefore this would most likely be the 
most economical choice if the building will be no larger.

However, according to Section 506.2.3, buildings that are multistory yet one single occupancy need 
to have the allowable area calculated using formulas.  These are 5-2 and 5-5, listed above.  When cal-
culating using 5-5, one can see that the area factor increase is zero, let us assume that the proposed 
building is a square, with 25% of its perimeter facing the front.  141.42 feet is the perimeter of any 
one side of the building.  If the building changes dimensions into a rectalinear form, this will need to 
be adjusted appropriately.

Equation 5-2, substituted and calculated above, implies that any table value shown, multiplied by 
the number of stories (three) would be the allowable area for that particular type of construction.  
This further verifies the findings of the table.  Therefore, in terms of the most economical building 
type, Type III A will be chosen and used from here on out for design considerations.

Fire Separation:

Table 601 Fire-Resistance Rating Requirements for Building Elements 
(Hours)

Provided by New York State Building Code.
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Table 602 Fire-Resistance Rating Requirements for Exterior Walls Based 
on Fire-Separation Distance

Provided by New York State Building Code.

Conclusion:
According to Table 601, a one hour fire rating is the minimum separattion required for the primary 
structural frame, interior bearing walls, floor construction, and roof construction.  In Table 602, the 
occupancy of B, Business, requires one hour separations for nonbearing exterior walls except when 
the distance is greater than 30 feet, at which point the required separation drops to zero.  This will 
inform the design of the building so that it will conform with all necessary buildng codes outlined in 
this document.


