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Chief Building Inspector One Locks Plaza
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August 11, 2026

Megan Brewer
AGENDA

Please be advised that there are four (4) items on the agenda for the regularly scheduled Zoning Board of Appeals
Meeting, Tuesday, August 25, 2026. The Zoning Board of Appeals will convene at 4:30 P.M. for agenda discussion
and a public hearing will be held at 5:00 P.M.

1. Muhammad Azhar, 167 Van Buren Street. Request to demolish the existing building and erect an 8 unit
multi-family dwelling situated in a Low Density Residential Zone. (Use-Multi-family dwelling)

2. Kevin Craft. 87 Beattie Avenue. Request to remove and replace the existing 20” x 20° detached garage
situated in a Low Density Residential Zone. (Area-3’ from west and north lines)

3. Steven Destro. 45 Beverly Avenue. Request to erect a 182 square feet addition to the rear of the house
situated in a Low Density Residential Zone. (Area-impervious area 51.27%)

4. Alicia Bouchard. 56 Bacon Street. Request to install an 8” x 12’ greenhouse in the rear yard situated in a
Medium Density Residential Zone. (Area-impervious area 53.67%)

If you cannot attend the meeting please contact Megan Brewer at 716-439-6754 or mbrewer(tdlockportny.gov




Building Inspéction Department

Jason Dool Lockport Municipal Building
Chief Building Inspector One Locks Plaza
Lockport, NY 14094

Phone (716) 439-6759

Fax (716) 439-6605

NOTICE OF PUBLIC HEARING

Case No. 2379 July 14, 2026
Megan Brewer
Dear Sir or Madam:

An Appeal under the Zoning Ordinance as applied to the property at 167 Van
Buren Street, Lockport, New York, had been filed by Muhammad Azhar.

The request is for a variance to demolish the existing building and erect an & unit
multi-family dwelling situated in a Low Density Residential Zone.

Approval of the permit application was denied or withheld because multi-family
structures are not a permitted use in a Low Density Residential Zone.

The City of Lockport Zoning Ordinance permits multi-family dwellings in Mixed
Use Downtown Zones and permits multi-family dwellings by Special Use Permit in
Mixed Residential, Mixed Use General Commercial and Mixed Light Industrial Zones.

A Public Hearing will be held by the Zoning Board of Appeals on Tuesday, July
28, 2026 at 5:00 P.M., at the Lockport Municipal Building, One Locks Plaza, Lockport,
New York, at which time you may appear, if you so desire, either in person or by agent or
attorney.

The purpose of this Hearing is to give all affected property owners an opportunity
to support or oppose the granting of this Appeal.

Supporting documentation for this case may be found on the City of Lockport website

lockportny.gov.

LOCKPORT ZONING BOARD OF APPEALS
Megan Brewer
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CITY OF LOCKPORT, NEW YORK
ZONING BOARD OF APPEALS APPLICATION

ég AREA VARIANCE X USE VARIANCE

It is the responsibility of the applicant to complete this form in its entirety, including all required
hitachments, and as precisely as possible. Failure to submit a complete application may result in a delay in
being placed on a Zoning Board of Appeals agenda or a delayed decision from the Zoning Board.

bROPERTY ADDRESS: 1o | Van Bucen S'g

APPLICANT INFORMATION

NAME: Muhamme & Azhac ADDRESS: M1 Von Bucea St e:{‘
PHONE: 51(p ~523-1(,55 Lo%!;ﬁ*ow{* NY \i@qA(

STATE

FAX: E-MAIL: azac ndll @ S mad.coon
QWNER INFORMATION
WAME: Miuhammed Azhoc appress: 1A Anng Orlve
HHONE: 51(p- 523 -1(,58 Powmenavdle N 14020
CITY ] STATE ZIP
RAX: E-MAIL: 47 avnu Lo, amox
l 4
RIELATIONSHIP OF APPLICANT TO PROPERTY:
CONTRACT PURCHASER . CONTRACTOR OTHER
ARCHITECT/ ENGINEER LESSEE
OFFICE USE ONLY
RECEIVED BY: DATE.TIME RECEIVED:
FEE AMOUNT: CHECK/MONEY ORDER¥#:
ZONING:

FEE TRANSMITTAL DATE:

AGENDA DATE: DEADLINE DATE:

COUNTY TAX MAP IDENTIFICATION NUMBER:




BRIEF HISTORY OF PROPERTY (historic use of property, ownership history, etc.)
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DESCRIPTION OF PROPOSED ACTION (include specific use proposed, hours, # of employees, etc.)
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VARIANCE STANDARDS (USE VARIANCE)

Applications for use variances must be based on alleviating a clearly demonstrable hardship, as opposed to a
special privilege of convenience sought by the owner. Furthermore, the hardship must be peculiar to the land or
building and must not generally apply to land throughout the neighborhood. An example of a property that may
potentially have a case for a used variance is a corner store in a predominantly residential neighborhood. If the
building has large plate glass windows, a parking lot and loading docks in the rear, it would be extremely costly
to convert the building to residential uses to comply with existing zoning regulations.

VARIANCE STANDARDS (AREA VARIANCE)

Applications for area variances must be based on some extraordinary topographic condition or other physical
condition inherent in the parcel (for example: exceptional narrowness, shallowness, shape or area). This
condition must prohibit or unreasonably restrict the use of the land and/or building. One example of special
condition: A utility right-of-way cutting through the rear half of several properties within a larger neighborhood
limiting the buildable area of those properties, thereby requiring variances for rear and side yard setbacks for
those particular property owners to construct new garages or sheds.

DESCRIPTION OF HARDSHIP (describe the features or conditions of the property that restrict

reasonable use of the property under current zoning regulations)
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Describe how the requested variance will
impact adjacent properties:
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APPLICATION ATTACHMENTS

To ensure appropriate and timely review of the application, please provide the following additional
documentation in support of the application. Failure to provide all of the applicable materials listed below may
result in a delay in scheduling the application for review by the Zoning Board of Appeals.

$150 application fee (cash or checks payable to the City of Lockport)
Detailed site plan (10 copies)
Photographs of existing conditions
Property survey (10 copies)
APPLICANT/OWNER AFFIRMATION

I, THE UNDERSIGNED, DO HEREBY AFFIRM THAT THE INFORMATION CONTAINED IN THIS
APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE AND I FURTHER UNDERSTAND THAT
INTENTIONALLY PROVIDING FALSE OR MISLEADING INFORMATION IS GROUNDS FOR
IMMEDIATE DENIAL OF MY APPLICATION.

FURTHERMORE. | UNDERSTAND THAT I (OR A DESIGNATED REPRESENTATIVE) MUST BE

PRESENT AT THE MEETING TO REPRESENT THE APPLICATION AND RESOND TO ANY
QUESTIONS FROM THE ZONING BOARD OF APPEALS MEMBERS.

@{éf//é/ _— 2/7/0:%

tant) Date

IF APPLICANT IS NOT THE OWNER OF RECORD FOR SUBJECT PARCEL:

I, THE UNDERSIGNED, HEREBY AFFIRM THAT I AM THE OWNER OF RECORD FOR THE SUBJECT
PARCEL AT THE TIME OF APPLICATION. FURTHERMORE, I AM FAMILIAR WITH THE REQUEST
BY THE APPLICANT AND AUTHORIZE SAID APPLICANT TO REPRESENT THE INTEREST OF THE
OWNER (S) IN FURTHERANCE OF THE REQUEST.

Signature (Owner) Date

Regular meetings of the Zoning Board of Appeals are generally held on the 4™ Tuesday of every month. The
meetings are held at 5:00 P.M. in the Common Council chambers on the first floor of City Hall. Applicants will
receive a reminder notice in the mail prior to the meeting.

Pursuant to Section §190-188(d) of the City of Lockport Zoning Ordinance, property owners within a 200°
radius will be notified of the intent of the applicant and given an opportunity to speak for or against the
application.



Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing

Part 1 — Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses become part of the
application for approval or funding, are subject to public review, and may be subject to further verification. Complete Part 1 based on

information currently available. If additional research or investigation would be needed to fully respond to any item, please answer as
thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information you believe will be needed by or useful to the lead
agency; attach additional pages as necessary to supplement any item.

Part 1 — Project and Sponsor Information

Name of Action or Project:
167 Van Buren Street, Lockport, NY
Project Location (describe, and attach a location map):

167 Van Buren Street, Lockport, NY

Brief Description of Proposed Action:
Construct 2 story structure with (8) one bedroom apartments on site of previously destroyed building

Name of Applicant or Sponsor:

Telephone:516-523-7658

Muhammad Azhar

E-Mail: gzharny1@gmail.com

Address:

13 Anna Drive

City/PO: State: Zip Code:
Bowmansville NY 14026

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

NO
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that D
may be affected in the municipality and proceed to Part 2. If No, continue to question 2.
NO

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval: Vgriance from Lockport ZBA & building permit

3. a. Total acreage of the site of the proposed action? 0.24 acres
b. Total acreage to be physically disturbed? 02 acres

c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor? 024 acres

4. Check all land uses that occur on, are adjoining or near the proposed action:
Urban [] Rural (non-agriculture) ] Industrial [[] Commercial [] Residential (suburban)

L Forest [ Agriculture [] Aquatic [ Other(Specify):
[] parkland

Page 1 of 3 SEAF 2026



5. Isthe proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?
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6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?

Z
o

-
T
w

N

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify:

s
o
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[]

8. a. Will the proposed action result in a substantial increase in traffic above present levels?
b.  Are public transportation services available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?
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9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:
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10. Will the proposed action connect to an existing public/private water supply? NO | YES
If No, describe method for providing potable water: I:]
11. Will the proposed action connect to existing wastewater utilities? NO | YES

If No, describe method for providing wastewater treatment:

[]

12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
which is listed on the National or State Register of Historic Places, or that has been determined by the
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the
State Register of Historic Places?

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NIE

N

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

YES

NNE
|
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14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:
OShoreline [ Forest [ Agricultural/grasslands [] Early mid-successional
[JwWetland [® Urban [} Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?
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16. Is the project site located in the 100-year or 500-year flood plain?
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17. Will the proposed action create storm water discharge, either from point or non-point
sources?If Yes,

a. Wil storm water discharges flow to adjacent properties?

b.  Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:

Existing storm water management system
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18. Does the proposed action include construction or other activities that would result in the impoundment of water NO | YES
or other liquids (e.g., retention pond, waste lagoon, dam)?
If Yes, explain the purpose and size of the impoundment: -
19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste NO | YES
management facility?
If Yes, describe: .
20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or NO | YES

completed) for hazardous waste?
If Yes, describe:

21. Is the project located within, or within 2 mile of, a disadvantaged community?
If No, could impacts from the project affect a disadvantaged community?
If Yes to either question in 21, answer the following question.
a. Identify the potential pollution impacts of the project, either direct or indirect, that may occur within the

disadvantaged community (e.g., wastewater discharges, air emissions, noise, odors, solid or hazardous waste
generation or management):

C0E

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF

MY KNOWLEDGE

Applicant/sponsor/name:_Muhammad Azhar Date: 7-8-26

Signature: ﬂij/ /é’ /f . Title: owner

T =
=1
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SITE PLAN REVIEW/ZONING REFERRAL H‘LORM 08 2026

’

By
Niagara County Planning Board For Use By NCPB
Vantage Center — Suite One Received
6311 Inducon Corporate Drive Case No. 7063
Sanborn, NY 14132 Returned
REFERRING MUNICIPALITY
Referring Officer: a0 Do\ Title:_ Ch.& s i
Telephone: _Jjta— 75415 Fax Number:
Mailing AddleTi . (e Lol.lc.._ Ren o
Signature: /\/V,? / ’U/"/( Date: jj ¢ he
Public Hearing Dﬂte Time: Location:

#% Please note, the NCPB recommendation will be sent back to the Referring Officer.

APPLICANT: M\,Lh Inim aci Ad\’\a’f Phone: G—; 1) 525 - 1658
Address or Location of Proposal: \(0? \/d,ﬂ E)U.S' i L)\‘ Loo\cnoo%’ ‘\

Size of Parcel: O 24’ Jcres, Existing Zoning: LomD{?ﬂ& /1)2{? Gi (L::njng,\
Proposed Use: O)Oﬂx") 'TLLC«\‘ /) O\-O&f) o‘\‘iu{;\uﬂ( C-Ol J&l (b\ (@111 \()-‘?F\(‘()Om AO r\*m @"\l$

** If applicant would like a copy of the NCPB recommendation please list fax number:

PROPOSED ACTION (check all that apply) *

’\}; - i:@@Area Variance U Zoning Text O Comprehensive
H. Use Variance Amendment Plan
O Special Permit O Zouning Map U Other
/jC*'C}“ G- Amendment
Q Site Plan _
Review O New Zoning
Ordinance

* Applicants should contact the Niagara County Department of Economic Development at
(716) 278-8750 to see if a representative should be present at the meeting to answer
questions.




This referral is forwarded to your office for review in compliance with Scctions 239-1 and 239-m of Article
12-B of New Yorl State’'s General Municipal Law. The property affected is within 500 feet of the beundary
of a (check all that apply):

O City, Town, Village

Q State or County Land with Public Building

U Existing or Proposed Park or Recrcation Area

O Existing or Proposed State of County Parkway, Road or Highway, or County-
owned Drainage Channel.

O Farm operation located in an Agricultural District (except for area variances)

DEADLINE

All completed 1efeu'11s must be received by close of business on Friday, six business days
preceding the 3" Monday of each month. LATE REFERRALS WILL BE REVIEWED
BY THE NIAGARA COUNTY PLANNING BOARD THE FOLLOWING MONTH.

REQUIRED ENCLOSURES

The Niagara County Planning Board requires adequate information upon which to make its
decision. The zoning referral form will not be accepted unless all the following information is
submitted (please check that all items are included):

QO Adequate written description of proposal

U Sketch Plan, Survey, Plats or Site Plans of the property affected showing: property
boundaries, any existing and proposed structures, landscaping, traffic access patterns,
parking arrangements, walls, fences or other buffers, existing and proposed signs.
Drawings must be properly dimensioned and drawn to scale.

Q SEQR Environmental Assessment Form (EAF)

U $75.00 referral fee made payable to the Niagara County Planning Board

U For variances, indicate specific changes from local code being requested:

NCPB ACTION Case No. 7063

The Niagara County Planning Board has 1evlewed the proposal(s) and makes the
followu;g recommendations and comments: D i 5 PP r\O\/CL( did m)‘f‘

me.e re%U\rcmcnt‘j "FD(’ Us V(u‘l(cnu/
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Cover Letter to the City of Lockport Zoning Board

Re: 167 Van Buren Street, Lockport, NY - Request for Use Variance
Dear Chairman and Members of the Zoning Board,

Thank you for your time and consideration during the public hearing regarding my
application for a use variance for 167 Van Buren Street.

At the hearing, a Board member requested additional information demonstrating why the
proposed eight-unit apartment building is financially feasible and why a smaller
development would not be economically practical. Enclosed is a Financial Feasibility
Analysis prepared using conservative assumptions.

The analysis shows that the proposed eight-unit project generates sufficientincome to
support financing, operating expenses, and long-term maintenance. A reduction in the
number of units would substantially reduce rental income while most development
costs—including the foundation, structure, utilities, parking, engineering, and code-
required systems—would remain largely unchanged. Consequently, a smaller project
would not provide adequate income to support the investment.

This proposal will replace a fire-damaged property with a new, code-compliant residential
building, provide quality housing, improve the neighborhood, and increase the City's tax
base.

| respectfully request the Board's favorable consideration of the requested variance.

Sincerely,
&(’,\ﬁ.auw%'\r
Muhammad Jehangir
Mepcon Holdings LLC



Proposed 8-Unit Multifamily Residential Development
167 Van Buren Street
Lockport, New York
Prepared For
City of Lockport Zoning Board of Appeals
Applicant

Mepcon Holdings LLC

TABLE OF CONTENTS

i

2.

10.

11.

12.

13.

14.

Executive Summary

Property History

Existing Conditions
Neighborhood Characteristics
Existing Zoning

Proposed Development
Housing Demand Analysis
Construction Cost Analysis
Financial Feasibility Analysis
Alternative Development Analysis
Economic Hardship Analysis
Community Benefits
Conclusion

Appendices



EXECUTIVE SUMMARY

This report has been prepared in support of the Applicant's request for a Use Variance to
permit construction of a new eight-unit multifamily residential building at 167 Van Buren
Street, Lockport, New York.

The subject property formerly contained a restaurant together with residential apartments.
Following a fire in 2023, the existing structure became unusable and was subsequently
removed. After the fire, the property became subject to the current Low Density Residential
(LDR) zoning regulations, which no longer permit redevelopment of the previous mixed
residential use.

The Applicant proposes redevelopment of the site with a modern two-story apartment
building containing eight one-bedroom apartments designed to provide safe, affordable
housing for working individuals, veterans, seniors, and other residents of the City of
Lockport.

The purpose of this report is to demonstrate:

s The property possesses unique characteristics that distinguish it from surrounding
residential lots.

« The proposed apartment building is compatible with surrounding land uses.

« Eight dwelling units represent the minimum economically feasible redevelopment
of the property.

» Redevelopment will eliminate a vacant fire-damaged parcel.

« The project provides significant public benefits while improving neighborhood
appearance and increasing the local tax base.

This report concludes that approval of the requested variance represents the minimum
relief necessary to permit productive reuse of the property while benefiting the surrounding
community.

1. PROPERTY HISTORY

The property located at 167 Van Buren Street has historically served uses different from a
conventional single-family residence.

Prior to the 2023 fire, the property contained both:



e Restaurantfacilities
o Residential apartment units

These historic uses demonstrate that the property has functioned successfully with greater
intensity than permitted under the present zoning regulations.

Unfortunately, the building sustained severe fire damage during 2023 and could not
reasonably be rehabilitated. Following demolition, the parcel became vacant.

Although the previous building no longer exists, the surrounding neighborhood
characteristics remain substantially unchanged.

Commercial and industrial uses continue to surround the property, making redevelopment
as atraditional single-family residence less compatible than multifamily housing.

The Applicant proposes replacing a long-vacant fire-damaged property with a new
investment that contributes positively to the neighborhood.

2. EXISTING SITE CONDITIONS

Current conditions include:

Vacant parcel

« Public water available

» Public sewer available

s Existing street access

+ Adequate utility infrastructure

» Flat developable site

» Existing public roadway frontage
The property has sufficient area to accommodate:

» Two-story apartment building

e Required parking

e Landscaping

» Stormwater management



« Fire access
e Sidewalk connections

The conceptual site plan demonstrates that all required site improvements can be
accommodated while maintaining compatibility with neighboring properties.

3. NEIGHBORHOOD CHARACTERISTICS

Unlike many Low Density Residential neighborhoods, the area surrounding the subject
property includes a mixture of residential, commercial, and industrial uses.

Significant neighboring land uses include:
Niagara Fiberboard

Located directly across from the property, Niagara Fiberboard is a long-established
industrial operation that generates truck traffic and commercial activity. Its presence
contributes to a streetscape that differs from a typical low-density residential
neighborhood.

Automotive Repair Business

An automotive repair shop is located adjacent to the property, further illustrating the
mixed-use character of the immediate area.

Residential Uses

The surrounding neighborhood also contains residential properties, creating a transition
between industrial, commercial, and residential land uses.

Because of this mixed context, the proposed apartment building represents a compatible
intermediate use that provides housing while respecting surrounding development
patterns.

4. EXISTING ZONING

The property is currently located within the City's Low Density Residential (LDR) zoning
district.

Under the current zoning classification, the proposed eight-unit apartment building is not a
permitted use.



However, several unique circumstances support the requested variance:
o Historical mixed-use occupancy of the property.
o Existing industrial uses immediately across the street.
* Adjacent commercial automotive repair business.
» Existing public infrastructure capable of serving multifamily development.
» Significant housing demand within the City of Lockport.
« Elimination of a long-vacant fire-damaged site.

These factors distinguish the subject property from many other residential parcels within
the zoning district.

Financial Feasibility Analysis
5. Housing Demand Analysis

The City of Lockport, like many communities throughout Western New York, continues to
experience demand for safe, affordable rental housing. Rising construction costs, limited
new apartment development, and changing household demographics have increased
demand for smaller, well-maintained one-bedroom apartments.

The proposed development is designed specifically to address this need by providing eight
modern one-bedroom apartments suitable for:

« Working professionals

« Veterans

e Seniors wishing to downsize

e Single adults

e Couples without children

« Employees of nearby businesses and industries

The proposed apartments represent workforce housing that fills an important gap in the
local housing market.

Unlike luxury apartments, the proposed monthly rent of approximately $1,000 per unit is
intended to remain attainable for moderate-income households while generating sufficient
revenue to support long-term maintenance and operation of the property.



The project therefore serves both a public need for additional housing and the economic
realities of modern construction costs.

6. Proposed Development

The Applicant proposes construction of a new two-story apartment building containing
eight one-bedroom apartments totaling approximately 5,000 square feet.

Key project characteristics include:
« Building Size: Approximately 5,000 square feet
o Stories: Two
e Number of Units: Eight
s Unit Type: One-bedroom apartments
« Parking: On-site parking located to the rear of the building
o Public Water: Existing
o Public Sewer: Existing
» Fire Access: Provided
« Building Code: Fully compliant with current New York State Building Code

The conceptual floor plan demonstrates an efficient building layout with central interior
access and individual apartment units arranged on each floor.

The project has been designed to complement the surrounding neighborhood while
replacing a vacant fire-damaged property with an attractive residential development.

7. Construction Cost Analysis

Construction costs throughout New York State have increased substantially in recent years
due to labor shortages, material costs, insurance reguirements, and updated building code
standards.

For purposes of this analysis, the following conservative assumptions have been used:



Item Amount
Building Area 5,000 SF
Construction Cost $150/SF
Total Building Cost $700,000

Additional development costs include:

Item Estimated Cost
Site Preparation Included
Utility Connections Included

Parking Construction  Included
Engineering & Surveying Included
Architectural Design Included
Permits & Inspections Included
Financing Costs Included
Contingency Included

These costs are generally fixed and do not decrease proportionally if the number of
apartments is reduced. Major components such as the foundation, roof, structural framing,
stairways, utility infrastructure, and site improvements remain necessary regardless of
whether the building contains six units or eight.

8. Financing Assumptions

The financial analysis is based on the following financing assumptions:
Item Value

Loan Amount $550,000

Interest Rate 8.20%



Item Value
Loan Term 30 Years
Estimated Annual Debt Service Approximately $40,000

These assumptions reflect typical commercial financing terms currently available for small
multifamily residential developments.

9. Operating Income Analysis

Gross Rental Income

Description Amount
8 Units x $1,000/month $96,000
Vacancy Allowance (5%)

Description Amount
Vacancy Reserve ($4,800)

Effective Gross Income

Description Amount
Gross Income $96,000
Less Vacancy ($4,800)
Effective Gross Income $91,200

Operating Expenses

Expense Annual Cost
Property Taxes $5,500
Insurance $2,500

Utilities $9,600



Expense Annual Cost
Maintenance & Management $14,400

Total Operating Expenses $32,000

Net Operating Income (NOI)

Desctription Amount
Effective Gross Income $91,200
Operating Expenses ($32,000)
Net Operating Income (NOI) $59,200

The projected NOI demonstrates that the proposed development can support ongoing
operation while maintaining the property in good condition.

Debt Service Coverage Analysis

The Debt Service Coverage Ratio (DSCR) is a standard financial metric used by lenders to
determine whether a project generates sufficientincome to repay its mortgage.

Formula:
DSCR = Net Operating Income + Annual Debt Service
Using the assumptions above:

e Net Operating Income (NOI): $59,200

e Annual Debt Service: Approximately $40,000

Estimated DSCR: 1.47

A DSCR greater than 1.20 is generally considered acceptable by many commercial lenders.
A projected ratio of approximately 1.47 indicates that the proposed eight-unit development

is expected to generate sufficient operating income to support its financing under the
assumptions used.



10. Financial Feasibility Comparison

One of the questions raised during the public hearing was whether a smaller development
would remain economically viable.

The comparison below illustrates the effect of reducing the number of units while
recognizing that many development costs remain substantially unchanged.

ltem 8 Units 7 Units 6 Units 5Units 4 Units
Gross Rental Income $96,000 $84,000 $72,000 $60,000 $48,000
Effective Gross Income $91,200 $79,800 $68,400 $57,000 $45,600

Estimated Operating Expenses $32,000 $31,000 $29,000 $27,000 $25,000
Net Operating Income $59,200 $48,800 $39,400 $30,000 $20,600
Estimated Annual Debt Service $40,000 $40,000 $40,000 $40,000 $40,000
Cash Elow After Debt Service $19,200 $8,800 ($600) ($10,000) ($19,400)
Estimated DSCR 1.47 1.22 0.98 0.75 0.52

Financially Feasible Yes Marginal No No No

Economic Hardship Analysis, Community Benefits, Conclusions & Exhibits



11. Economic Hardship Analysis
The following conditions support approval of the requested variance.
A. Unique Characteristics of the Property

The subject property possesses several characteristics that distinguish it from typical low-
density residential lots.

These characteristics include:
e Historic use as a restaurant and apartment building.
e Fire damage and subsequent demolition in 2023.
» Industrial operations located directly across the street.
e Automotive repair business immediately adjacent.
» Existing public water and sewer infrastructure.
» Alocation within a mixed-use environment.

These factors create conditions different from those found in many other residential
properties within the Low Density Residential zoning district.

B. Reasonable Use Under Existing Conditions
The property previously supported a more intensive use than currently permitted.

The surrounding industrial and commercial influences reduce the suitability of the site for
traditional low-density residential development.

The Applicant believes that redevelopment with a modest multifamily building provides a
more practical transition between residential, commercial, and industrial land uses while
returning the vacant parcel to productive use.



C. Minimum Relief Necessary

The Applicant has analyzed alternative development scenarios including:

e 4 Units
« 5Units
e 6 Units
e 7 Units
e 8 Units

The financial analysis presented in this report demonstrates:

Feasible
Units
4 Units No
5 Units No
6 Units No
7 Units Marginal
8 Units Yes

Construction costs for foundations, roofing, utilities, parking, code compliance, fire
protection, and site improvements remain largely fixed regardless of the number of units.

As a result, reducing the number of units significantly decreases income while only
modestly reducing costs.

Accordingly, the Applicant concludes that the proposed eight-unit development represents
the minimum economically feasible project capable of supporting redevelopment of the

site.

D. Neighborhood Character
The proposed apartment building is compatible with surrounding land uses because:

» The site historically supported a more intensive use.



Industrial operations exist directly across the street.
Commercial automotive uses exist nearby.
Multifamily housing provides an appropriate transition use.

Traffic generated by apartments is expected to be less than historical restaurant
traffic.

Parking will be provided on-site.

The building will comply with modern building codes.

The project is not expected to alter the essential character of the surrounding

neighb

orhood.

12. Public and Community Benefits

Approval of the requested variance will provide significant public benefits.

Removal of Vacant Property

The project replaces a fire-damaged and vacant site with a productive use.

Increased Housing Supply

The development provides eight additional housing units to help address local housing

heeds.

Housing for Veterans and Workforce Residents

The proposed apartments are intended to serve:

L]

Veterans
Working individuals
Seniors

Moderate-income households



Increased Property Tax Revenue

Redevelopment will increase assessed value and contribute additional tax revenue to the
City of Lockport.

Private Investment

The project represents a private investment of approximately:
$750,000

without requiring public financial assistance.

Improved Streetscape

New construction will:

L]

Improve neighborhood appearance.

Eliminate blight.

Increase neighborhood stability.

Encourage additional investment.
Construction Employment
Development of the project will generate employment opportunities for:

« Contractors

Suppliers

Tradespeople

Service providers

13. Traffic and Parking Analysis
The proposed development is not expected to create significant traffic impacts.

Apartments generally generate lower traffic volumes than restaurant uses previously
located on the property.



Traffic generated by residential uses typically occurs:

e Morning departures

« Evening arrivals
The project includes on-site parking intended to meet resident demand.
No significant impact on adjacent streets is anticipated.
14. Utilities and Infrastructure
The property is served by:

e Public Water

o Public Sewer

» Electrical Service

« Natural Gas

o Existing Road Access
No extraordinary public infrastructure improvements are anticipated.
The proposed project can be accommodated within existing municipal service systems.
15. Environmental Considerations
The proposed development is expected to have minimal environmental impact.
The project will:

* Reuse an existing developed parcel.

» Reduce neighborhood blight.

» Improve stormwater management.

» Meet current environmental regulations.

o Improve site safety.

Redevelopment of existing urban properties is generally more sustainable than expansion
into undeveloped areas.



16. Professional Opinion
Based upon the information contained in this report, the Applicant concludes:
1. The subject property possesses unique characteristics.

2. The surrounding industrial and commercial uses distinguish the site from typical
residential parcels.

3. The proposed apartment use is compatible with surrounding land uses.

4. The proposed eight-unit building represents the minimum economically feasible
redevelopment.

5. Redevelopmentwill eliminate a long-vacant fire-damaged property.
6. The project provides significant public benefits.

7. Thevariance will not adversely affect neighborhood character.

17. Conclusion

The proposed eight-unit multifamily development represents an appropriate and
reasonable reuse of the property located at 167 Van Buren Street.

The project:

J Removes blight v Provides housing v Supports veterans and working residents
v Increases tax revenue v Encourages private investment v Improves neighborhood

appearance v Utilizes existing infrastructure v Complements surrounding land uses

The requested variance represents the minimum relief necessary to permit productive
reuse of a property that has historically supported more intensive development and is
uniguely influenced by surrounding industrial and commercial activities.

For these reasons, the Applicant respectfully requests approval of the requested variance.

t‘« :\e\m,w%'\r
Muhammad Jehangir

Owner
Mepcon Holdings LLC
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Building Inspéction Department

Jason Dool Lockport Municipal Building
Chief Building Inspector One Locks Plaza
Lockport, NY 14094

Phone (716) 439-6759

Fax (716) 439-6605

NOTICE OF PUBLIC HEARING

Case No. 2382 August 11, 2026
Megan Brewer
Dear Sir or Madam:

An Appeal under the Zoning Ordinance as applied to the property at 87 Beattie
Avenue, Lockport, New York, had been filed by Kevin Craft.

The request is for a variance to remove and replace the existing 20° x 20
detached garage situated in a Low Density Residential Zone.

Approval of the permit application was denied or withheld because the garage
will be located 3° from the north and west property lines.

The City of Lockport Zoning Ordinance requires a minimum 5’ side and rear yard
setbacks for accessory structures in Low Density Residential Zones.

A Public Hearing will be held by the Zoning Board of Appeals on Tuesday,
August 25, 2026 at 5:00 P.M., at the Lockport Municipal Building, One Locks Plaza,
Lockport, New York, at which time you may appear, if you so desire, either in person or
by agent or attorney.

The purpose of this Hearing is to give all affected property owners an opportunity
to support or oppose the granting of this Appeal.

Supporting documentation for this case may be found on the City of Lockport website

lockportny.gov.

LOCKPORT ZONING BOARD OF APPEALS
Megan Brewer
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CITY OF LOCKPORT, NEW YORK
ZONING BOARD OF APPEALS APPLICATION

AREA VARIANCE USE VARIANCE

1t is|the responsibility of the applicant to complete this form in its entirety, including all required
attachments, and as precisely as possible. Failure to submit a complete application may result in a delay in
beillg placed on a Zoning Board of Appeals agenda or a delayed decision from the Zoning Board.

PROPERTY ADDRESS: BT Beadtie Ave Locidit Oy
APPLICANT INFORMATION LAOHH
NAME: densve Crodet ADDRESS: _ 1 BealMi\e Anyve

CITY = STATE

PHONE: LocOoct a0y (S
¢ AN W;CL\L

OW

NER INFORMATION O £

NAME: Re o Corafy ADDRESS: . 1 &caaea v e

PHONE: 1\, <SS - Loeoet MY \NdoaQg

CITY STATE ZIP

FAX: E-MAIL: SR
RELATIONSHIP OF APPLICANT TO PROPERTY:
- CONTRACT PURCHASER . CONTRACTOR o OTHER
- ARCHITECT/ ENGINEER . LESSEE
OFFICE USE ONLY
RECEIVED BY: DATE.TIME RECEIVED:
FEE AMOUNT: CHECK/MONEY ORDER#:
ZONING: FEE TRANSMITTAL DATE:
AGENDA DATE: DEADLINE DATE:

COUNTY TAX MAP IDENTIFICATION NUMBER:




BRIEF HISTORY OF PROPERTY (historic use of property, ownership history, etc.)
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DESCRIPTION OF PROPOSED ACTION (include specific use proposed, hours, # of employees, etc.)
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Applications for use, viriances must Be Based on alleviating a clearly demonstrable hardship, as opposed to a
special privilege of convenience sought by the owner. Furthermore, the hardship must be peculiar to the land or
building and must not generally apply to land throughout the neighborhood. An example of a property that may
potentially have a case for a used variance is a corner store in a predominantly residential neighborhood. If the
building has large plate glass windows, a parking lot and loading docks in the rear, it would be extremely costly
to convert the building to residential uses to comply with existing zoning regulations.

VARIANCE STANDARDS (AREA VARIANCE) . == . ¥

Applications for area variances must be based on some extraordinary topographic condition or other physical
condition inherent in the parcel (for example: exceptional narrowness, shallowness, shape or area). This
condition must prohibit or unreasonably restrict the use of the land and/or building. One example of special
condition: A utility right-of-way cutting through the rear half of several properties within a larger neighborhood
limiting the buildable area of those properties, thereby requiring variances for rear and side yard setbacks for
those particular property owners to construct new garages or sheds.

DESCRIPTION OF HARDSHIP (describe the features or conditions of the property that restrict

reasonable use of the property under current zoning regulations)
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Describe how the requested variance will not alter the character of the larger neighborhood or
impact adjacent properties:
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APPLICATION ATTACHMENTS

To ensure appropriate and timely review of the application, please provide the following additional
documentation in support of the application. Failure to provide all of the applicable materials listed below may
result in a delay in scheduling the application for review by the Zoning Board of Appeals.

" $150 application fee (cash or checks payable to the City of Lockport)

v Detailed site plan (10 copies)

v’ Photographs of existing conditions

v’ Property survey (10 copies)
APPLICANT/OWNER AFFIRMATION
I, THE UNDERSIGNED, DO HEREBY AFFIRM THAT THE INFORMATION CONTAINED IN THIS
APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE AND I FURTHER UNDERSTAND THAT
INTENTIONALLY PROVIDING FALSE OR MISLEADING INFORMATION IS GROUNDS FOR
IMMEDIATE DENIAL OF MY APPLICATION.
FURTHERMORE, I UNDERSTAND THAT I (OR A DESIGNATED REPRESENTATIVE) MUST BE

PRESENT AT THE MEETING TO REPRESENT THE APPLICATION AND RESOND TO ANY
QUESTIONS FROM THE ZONINGABOARD OF APPEALS MEMBERS.

/4 ///Mé - 5- 306

Signature (Applicant)’ Date

IF APPLICANT IS NOT THE OWNER OF RECORD FOR SUBJECT PARCEL:

I, THE UNDERSIGNED, HEREBY AFFIRM THAT I AM THE OWNER OF RECORD FOR THE SUBJECT
PARCEL AT THE TIME OF APPLICATION. FURTHERMORE, I AM FAMILIAR WITH THE REQUEST
BY THE APPLICANT AND AUTHORIZE SAID APPLICANT TO REPRESENT THE INTEREST OF THE
OWNER (S) IN FURTHERANCE OF THE REQUEST.

Signature (Owner) Date

Regular meetings of the Zoning Board of Appeals are generally held on the 4% Tuesday of every month. The
meetings are held at 5:00 P.M. in the Common Council chambers on the first floor of City Hall. Applicants will
receive a reminder notice in the mail prior to the meeting.

Pursuant to Section §190-188(d) of the City of Lockport Zoning Ordinance, property owners within a 200’
radius will be notified of the intent of the applicant and given an opportunity to speak for or against the
application.
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Garage Buildings Sales: Hayden Story Bullding Quote
QTE-202855
™ @ 1559 Laskin Rd, Virginia Beach @ 1559 Laskin Rd, Virginia Beach
GARAGE Virginia 23451 Virginia 23451 Date
i @ sales@garagebuildings.com @ hayden@powerbiltsteel.com 07/15/2026
€ (asB) 2340475 € (757)271-1558
hi 5 | ST Tml
@ nitpss com $8,352.82

CUSTOMER DETAILS

Kevin Craft

8illing Address

Standard Garages - 20 x 20 x 10

© New York 14094 [l Roof Color: Quaker Gray

Shipping Address [] rim Color: White

© New York 14094 [l sidesfEnds Color: P G

@ tracycrsft@@gmail.com [] Wainscot Color: NA

€ (716) 240-0642
Ready for Instaltation? [ ]  Jobsite teve |  Permit Required? Inslde City timit? []  Electricity Avai (H| Surface? Conarete
Bullding Dimension Roof Style Gauge WindfSnow Rating Distance on Center
20'W x 20°L x 10°H Vertical 12 Gauge 150 MPH + 50 PSF Certified 4 Feet

20X20’ Vertical Roof (Roof 21 | Ga : 12 | 3/12" Roof Pitch)

10" Height

150 MPH + 50 PSF Certified

Ends - Closed | Horizontal

Sides - Closed | Horizontal

Front - 8x8' Garage Door (Roll-Up)

Front - 36xB80" Walk-in Doar (Diamond Window)

Left - 30x36“ Window (6 Grid Window)

Right - 30x36" Window (6 Grid Window)

Colored Screws

Manufacturer Discount (Top Dealer Sale)

NOTES

Al DO SECUNEA W3 O RO 7=
woeg™ base rail o R
a YO o \NE concreat,




Building Inspéction Department

Jason Dool Lockport Municipal Building
Chief Building Inspector One Locks Plaza
Lockport, NY 14094

Phone (716) 439-6759

Fax (716) 439-6605

(LT ]
11

NOTICE OF PUBLIC HEARING

Case No. 2383 August 11, 2026
Megan Brewer
Dear Sir or Madam:

An Appeal under the Zoning Ordinance as applied to the property at 45 Beverly
Avenue, Lockport, New York, had been filed by Steven Destro.

The request is for a variance to erect a 182 square foot addition to the rear of the
house situated in a Low Density Residential Zone.

Approval of the permit application was denied or withheld because the addition
will increase the impervious area to 51.27%.

The City of Lockport Zoning Ordinance allows a maximum 40% impervious area
in Low Density Residential Zones.

A Public Hearing will be held by the Zoning Board of Appeals on Tuesday,
August 25, 2026 at 5:00 P.M., at the Lockport Municipal Building, One Locks Plaza,
Lockport, New York, at which time you may appear, if you so desire, either in person or
by agent or attorney.

The purpose of this Hearing is to give all affected property owners an opportunity
to support or oppose the granting of this Appeal.

Supporting documentation for this case may be found on the City of Lockport website

lockportny.gov.

LOCKPORT ZONING BOARD OF APPEALS
Megan Brewer



CITY OF LOCKPORT, NEW YORK
ZONING BOARD OF APPEALS APPLICATION

| X_ AREA VARIANCE USE VARIANCE
11 is the responsibility of the applicant to complete this form in its entirety, including all required
aftachments, and as precisely as possible. Failure to submit a complete application may result in a delay in
being placed on a Zoning Board of Appeals agenda or a delayed decision from the Zoning Board.
PROPERTY ADDRESS: 45 Beverly Ave, Lockport, NY 14094

APPLICANT INFORMATION

NAME: _Steven Destro ADDRESS: 45 Beverly Ave

PHONE: <SS _ Lockport, NY 14094

CITY STATE  zIP

FAX: E-MAIL: qnmuuiigiiihaatsniogis
OWNER INFORMATION

NIAME: __ Steven Destro ADDRESS: 45 Beverly Ave

PHONE: 7. __Lockport, NY 14094

CITY STATE  ZIP

FAX: E-MAIL: essiiimmealiifimmimes:
RELATIONSHIP OF APPLICANT TO PROPERTY:

X CONTRACT PURCHASER - CONTRACTOR . OTHER

ARCHITECT/ ENGINEER . LESSEE
OFFICE USE ONLY

RECEIVED BY: DATE.TIME RECEIVED:

FEE AMOUNT: CHECK/MONEY ORDER#:

ZONING: FEE TRANSMITTAL DATE:
AGFNDA DATE: DEADLINE DATE:

CO[UNTY TAX MAP IDENTIFICATION NUMBER:




e

St

e

'ﬁ’-""o;'-l' e

B L et

e Z‘ﬂ".ﬁ'm,;«- "



[ISTORY OF PROPERTY (historic use of property, ownership history, etc.)

The property located at 45 Beverly Avenue, Lockport, New York 14094, is a well-maintained single-family
residence originally constructed in 1925. The home contains approximately 1,632 square feet of living
space and is situated on a 5,227 square foot lot within an established residential neighborhood in the City of
Lockport.

The property has been used continuously as a single-family residence and has remained consistent with the
character of the surrounding neighborhood. Steve and Megan Destro purchased the property from Brian
and Kathy Costello in 1994 and have owned and occupied the home since that time.

PTION OF PROPOSED ACTION (include specific use proposed, hours, # of employees, etc.)

The proposed project consists of a modest 182-square-foot addition to the rear of our home that
will include a first-floor half bathroom and access to a rear deck. The addition is designed to
improve the functionality, accessibility, and long-term livability of our home while maintaining
the residential character of the property. The deck will provide direct access to our backyard and
gardens, which we take great pride in maintaining and improving.

JARDS (USE VARIANCE)

Applications for use variances must be based on alleviating a clearly demonstrable hardship, as opposed to
a special privilege of convenience sought by the owner. Furthermore, the hardship must be peculiar to the
land or building and must not generally apply to land throughout the neighborhood. An example of a
property that may potentially have a case for a used variance is a corner store in a predominantly residential
neighborhood. If the building has large plate glass windows, a parking lot and loading docks in the rear, it
would be extremely costly to convert the building to residential uses to comply with existing zoning

regulations.

NCESTANDARDS (AREA VARIANCE)

Applications for area variances must be based on some extraordinary topographic condition or other
physical condition inherent in the parcel (for example: exceptional narrowness, shallowness, shape or area).
This condition must prohibit or unreasonably restrict the use of the land and/or building. One example of
special condition: A utility right-of-way cutting through the rear half of several properties within a larger
neighborhood limiting the buildable area of those properties, thereby requiring variances for rear and side
yard setbacks for those particular property owners to construct new garages or sheds.

- N QBMDSHIP (describe the features or conditions of the property that restrict
reasonable use of the property under current zoning regulations)

The existing layout of our home does not provide a convenient first-floor bathroom, which becomes
increasingly important as we grow older and plan to remain in our home long term. The proposed addition
will allow us to age in place more comfortably and safely by providing a readily accessible half bath on the
main floor. Due to the size and configuration of the existing home and lot, there is no practical alternative



location within the current structure to achieve these improvements without constructing a small rear
addition.

Describe how the requested variance will not alter the character of the larger neighborhood or
impact adjacent properties:

The proposed addition and deck are located entirely at the rear of the property and will not change the
appearance ot character of the neighborhood streetscape. The project is consistent with the residential
nature of the surrounding area and is intended to enhance, not detract from, the property and neighborhood.

We take great pride in our home, landscaping, and gardens, and the addition of a deck will further improve
our ability to maintain and enjoy these outdoor spaces. The improvements will be well-maintained and
aesthetically consistent with neighboring homes. Because the addition is located behind the house, it will
have minimal visibility from the street and will not negatively impact adjacent properties.

The project will enhance the overall quality and value of our property while contributing positively to
neighborhood property values. The requested variance will allow reasonable improvements that support the
long-term use and enjoyment of our home without creating adverse impacts on neighboring properties or
the character of the community.

APPLICATION ATTACHMENT:

To ensure appropriate and timely review of the application, please provide the following additional
documentation in support of the application. Failure to provide all of the applicable materials listed below may
result in a delay in scheduling the application for review by the Zoning Board of Appeals.

X _ $150 application fee (cash or checks payable to the City of Lockport)

X

Detailed site plan (10 copies)

X _ Photographs of existing conditions

X _ Property survey (10 copies)

ATION

I, THE UNDERSIGNED, DO HEREBY AFFIRM THAT THE INFORMATION CONTAINED IN THIS
APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE AND I FURTHER UNDERSTAND THAT
INTENTIONALLY PROVIDING FALSE OR MISLEADING INFORMATION IS GROUNDS FOR
IMMEDIATE DENIJAL OF MY APPLICATION.

FURTHERMORE. I UNDERSTAND THAT I (OR A DESIGNATED REPRESENTATIVE) MUST BE
PRESENT AT THE MEETING TO REPRESENT THE APPLICATION AND RESOND TO ANY
QUESTIONS FROM THE ZONING BOARD OF APPEALS MEMBERS.




_ 8/2/2026
Signature (Applicant) Date

IF APPLICANT IS NOT THE OWNER OF RECORD FOR SUBJECT PARCEL:

I, THE UNDERSIGNED, HEREBY AFFIRM THAT I AM THE OWNER OF RECORD FOR THE SUBJECT
PARCEL AT THE TIME OF APPLICATION. FURTHERMORE, I AM FAMILIAR WITH THE REQUEST
BY THE APPLICANT AND AUTHORIZE SAID APPLICANT TO REPRESENT THE INTEREST OF THE
OWNER (S) IN FURTHERANCE OF THE REQUEST.

Signature (Owner) Date

Regular meetings of the Zoning Board of Appeals are generally held on the 4™ Tuesday of every month. The
meetings are held at 5:00 P.M. in the Common Council chambers on the first floor of City Hall. Applicants will
receive a reminder notice in the mail prior to the meeting.

Pursuant to Section §190-188(d) of the City of Lockport Zoning Ordinance, property owners within a 200°
radius will be notified of the intent of the applicant and given an opportunity to speak for or against the
application.



Formal Variance Request Letter

Area Variance Request for Rear Addition and Deck

Steve Destro

45 Beverly, Ave
Lockport, NY 14094
08/03/2026

City of Lockport Zoning Board of Appeals
One Locks Plaza
Lockport, NY 14094

Re: Area Variance Request for Rear Addition and Deck
Dear Members of the Zoning Board of Appeals,

I respectfully request approval of an Area Variance for my property located at 45 Beverly Ave, Lockport, NY to
permit the construction of a modest rear addition and deck. The proposed addition will provide a first-floor
half bathroom and direct access to a rear deck and backyard, enhancing the functionality, accessibility, and
long-term livability of our home. The request relates to the lot coverage requirements identified during the
permit review process.

This project is driven by practical and quality-of-life considerations. As my family and | grow older, having a
first-floor half bathroom will significantly improve the accessibility and convenience of our home, allowing us
to remain in our residence comfortably for years to come. The addition supports aging in place and reduces
the need to navigate stairs for basic daily needs.

The proposed deck will provide safe and convenient access to our backyard, where we spend a considerable
amount of time maintaining and enjoying our gardens. We take great pride in our property and continually
invest in improvements that enhance its appearance and value. The deck will altow us to better utilize and
enjoy our outdoor space while complementing the landscaping and gardens that contribute positively to the
character of the neighborhood.

The requested variance represents a minimal expansion at the rear of the home and will not alter the
character of the neighborhood. The addition and deck will be located behind the existing residence, limiting
visibility from the street and minimizing any impact on neighboring properties. The improvements are entirely
residential in nature and are consistent with the surrounding neighborhood.

We believe the project will enhance both our property and the surrounding community. Well-maintained
improvements such as these contribute to neighborhood attractiveness, encourage continued property
investment, and support overall property values. The requested relief will allow us to make reasonable
improvements that increase the usability, safety, and value of our home without creating any adverse effects
on adjacent properties.

We respectfully ask the Board to consider the practical benefits of this modest improvement and grant the
requested variance. Thank you for your time and consideration of our application.

Sincerely,

Steve Destro

Property Owner

Variance Request Letter | Steve Destro
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EXISTING CONSTRUCTION

Life by Design

architecture
6324 robinson road
lockport new york

716 - 727 - 3191
cadahlke@lbdarchitecture com

s 4
. charles a dahlke ra
registered architect
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Building Inspéction Department

Jason Dool Lockport Municipal Building
Chief Building Inspector One Locks Plaza
Lockport, NY 14094

Phone (716) 439-6759

Fax (716) 439-6605

NOTICE OF PUBLIC HEARING

Case No. 2384 August 11, 2026
Megan Brewer
Dear Sir or Madam:

An Appeal under the Zoning Ordinance as applied to the property at 56 Bacon
Street, Lockport, New York, had been filed by Alicia Bouchard.

The request is for a variance to install an 8” x 12’ greenhouse in the rear yard
situated in a Medium Density Residential Zone.

Approval of the permit application was denied or withheld because the
greenhouse installation will increase the impervious area to 53.67%.

The City of Lockport Zoning Ordinance allows a maximum 50% impervious area
in Medium Density Residential Zones.

A Public Hearing will be held by the Zoning Board of Appeals on Tuesday,
August 25, 2026 at 5:00 P.M., at the Lockport Municipal Building, One Locks Plaza,
Lockport, New York, at which time you may appear, if you so desire, either in person or
by agent or attorney.

The purpose of this Hearing is to give all affected property owners an opportunity
to support or oppose the granting of this Appeal.

Supporting documentation for this case may be found on the City of Lockport website

lockportny.gov.

LOCKPORT ZONING BOARD OF APPEALS
Megan Brewer



CITY OF LOCKPORT, NEW YORK
ZONING BOARD OF APPEALS APPLICATION

(N AREA VARIANCE USE VARIANCE

It is{ the responsibility of the applicant to complete this form in its entirety, including all required
attachments, and as precisely as possible. Failure to submit a complete application may result in a delay in
being placed on a Zoning Board of Appeals agenda or a delayed decision from the Zoning Board.

pROPERTY ADDRESS: _ Hlo  Paopn ST

APPLICANT INFORMATION
NaAME: (Y e Uc ADDRESS: _D\p fnfgr\ St
PH JNE:ﬂ__

FAXK: E-MAIL:

OWNER INFORMATION

NAME: ADDRESS: _ 5, Socon St

PHONE: SO\% |0 ( e NY ]\Jégci‘-}

CITY STATE
FAX: E-MAIL:

RELATIONSHIP OF APPLICANT TO PROPERTY:
CONTRACT PURCHASER ___ CONTRACTOR ___ OTHER

- ARCHITECT/ ENGINEER - LESSEE

OFFICE USE ONLY

RECEIVED BY: DATE.TIME RECEIVED:
FEE AMOUNT: CHECK/MONEY ORDER#:
ZONING: FEE TRANSMITTAL DATE:
AGENDA DATE: DEADLINE DATE:

COUNTY TAX MAP IDENTIFICATION NUMBER:




BRIEF HISTORY OF PROPERTY (historic use of property, ownership history, etc.)
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VARIANCE STANDARDS (USE VARIANCE) B

(3 e I TR L .
Applications fot use variances'must be bas‘%d on alleviating a clearly demonstrable hardship, as opposed to a

special privilege of convenience sought by the owner. Furthermore, the hardship must be peculiar to the land or
building and must not generally apply to land throughout the neighborhood. An example of a property that may
potentially have a case for a used variance is a corner store in a predominantly residential neighborhood. If the
building has large plate glass windows, a parking lot and loading docks in the rear, it would be extremely costly
to convert the building to residential uses to comply with existing zoning regulations.

VARIANGE STANDARDS (AREA VARIANCE)

Applications for area variances must be based on some extraordinary topographic condition or other physical
condition inherent in the parcel (for example: exceptional narrowness, shallowness, shape or area). This
condition must prohibit or unreasonably restrict the use of the land and/or building. One example of special
condition: A utility right-of-way cutting through the rear half of several properties within a larger neighborhood
limiting the buildable area of those properties, thereby requiring variances for rear and side yard setbacks for
those particular property owners to construct new garages or sheds.

DESCRIPTION OF HARDSHIP (describe the features or conditions of the property that restrict

reasonable use of the property under current zoning regulations)
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Describe how the requested variance will not alter the character of the larger neighborhood or
impact adjacent properties:
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APPLICATION ATTACHMENTS

To ensure appropriate and timely review of the application, please provide the following additional
documentation in support of the application. Failure to provide all of the applicable materials listed below may
result in a delay in scheduling the application for review by the Zoning Board of Appeals.

1/ $150 application fee (cash or checks payable to the City of Lockport)
Detailed site plan (10 copies)

v/ Photo graphs of existing conditions

/ Property survey (10 copies)
APPLICANT/OWNER AFFIRMATION
I, THE UNDERSIGNED, DO HEREBY AFFIRM THAT THE INFORMATION CONTAINED IN THIS
APPLICATION IS TRUE TO THE BEST OF MY KNOWLEDGE AND I FURTHER UNDERSTAND THAT
INTENTIONALLY PROVIDING FALSE OR MISLEADING INFORMATION IS GROUNDS FOR
IMMEDIATE DENIAL OF MY APPLICATION.
FURTHERMORE, | UNDERSTAND THAT I (OR A DESIGNATED REPRESENTATIVE) MUST BE

PRESENT AT THE MEETING TO REPRESENT THE APPLICATION AND RESOND TO ANY
OF APPEALS MEMBERS.

1]ae

/{J
~— Signature{Applicant) Date

IF APPLICANT IS NOT THE OWNER OF RECORD FOR SUBJECT PARCEL:

1, THE UNDERSIGNED, HEREBY AFFIRM THAT I AM THE OWNER OF RECORD FOR THE SUBJECT
PARCEL AT THE TIME OF APPLICATION. FURTHERMORE, I AM FAMILIAR WITH THE REQUEST
BY THE APPLICANT AND AUTHORIZE SAID APPLICANT TO REPRESENT THE INTEREST OF THE
OWNER (S) IN FURTHERANCE @F THE REQUEST.

4 7 jJI_LPJJ_
~—Signature (Wner) Date

Regular meetings of the Zoning Board of Appeals are generally held on the 4% Tuesday of every month. The
meetings are held at 5:00 P.M. in the Common Council chambers on the first floor of City Hall. Applicants will
receive a reminder notice in the mail prior to the meeting.

Pursuant to Section §190-188(d) of the City of Lockport Zoning Ordinance, property owners within a 200°
radius will be notified of the intent of the applicant and given an opportunity to speak for or against the
application.
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