Rowe Realty & Appraisal, Inc.
4040 West Walworth Rd, Macedon, NY 14502
029.013-01-05.200
Fiz No. Phesant Crossing

I

Non-Conforming Flag Lot

LOCATED AT:

Phesants Crossing Building Lots
Famington, NY 14425

FOR:

Residents of Phesanfs Crossing For Town of Farmington - Zoning Board of Appeals
1000 County Road 8
Farmington, NY 14425

BORROWER:

None

ASOF:

March &, 2024

BY:

Ruth Rowe Campbell, IFA
Rowe Realty & Appraisal, Inc; DigginForDeals.com

Office. 315 986 9600 or 585 388 1050
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4040 West Walworth Road * Macedon, New York 14502 « Phone (315)986-9600

March 12, 2024

Town of Farmington
Zoning Board of Appeals
1000 County Road 8
Farmington, NY 14425

Re: 029-013-01-05.200
Non-Conforming Flag Lot

Ladies and Gentlemen:

At the request of residents of Pheasants Crossing | have investigated and
reviewed documents pertaining to the non-conforming flag lot proposed at
the property referenced above. A 2023 survey by Venezia Land Surveyors
indicate three proposed lots, two along the road, plus a flag lot of 10.941
acres with road access. The zoning is RS-25 Residential Suburban District.
The FEMA Flood Zones are C and A5, Community Panel No: 361299 0012B,
dated 9/30/83.

Also reviewed were letters dated 4/4/23 by James A. LeGrett, Midland
Appraisal Associates, Inc. and Sam J. Cretekos, Associate Broker with Howard
Hanna RES. While | agree with both Mr. Cretekos and LeGrett that the
addition of the proposed flag lot on Pheasants Crossing "in no way devalues
any existing owner's property value" and that "the existing homes would not
be negatively impacted (value and/or marketability) by the proposal noted
above".

4040 West Walworth Road = Macedon, New York 14502 « (315)986-9600 « DigginForDeals.com



What both Mr. Cretekos and LeGrett fail to address is the proposed lot's
terrain and environmental sensitivity. The site appears almost unbuildable
with a sharp drop down a hillside to Mud Creek. Please see attached photos.

Land with a steep terrain is geographically challenging and may be considered
unbuildable due to the difficulty of constructing safe and stable structures.
The hillside down to the Mud Creek basin is obviously environmentally
sensitive, with protected habitats or endangered species, and may be
deemed unbuildable due to regulations restricting use and/or development
to preserve the ecosystem.

After review of the proposed site division, my opinion is that this particular
parcel of land is not suitable for Flag Lot construction, as proposed in the

Venezia Survey, due to physical, environmental, regulatory and/or economic
constraints.

Therefore, dividing the existing parcel strictly into two building sites, with
road frontage and acreage, would attract high-end residential construction
and, as both Mr. Cretekos and LeGrett point out, "positively influence
Pheasants Crossing by adding a new and modern mix of homes into the
development".

I own Rowe Realty & Appraisal, Inc. and serve as both a NYS Licensed Broker,
Certified Appraiser and Auctioneer. My experience includes 30+ years of
serving private individuals, government and financial institutions throughout
Western, NYS. Please visit our website, DigginForDeals.com, for qualifications
and contact informatjon.

v
Ruth Rowe Campbell,
Certified Appraiser

Enc.
4040 West Walworth Road « Macedon, New York 14502 « (315)986-9600 « DigginForDeals.com
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SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: None Fée No..  Phesant Crossing
Pro Address: Phesants Crossing Building Lots Case No.. 029-013-01-05 200
Cay Farmington State: NY Zip- 14425
Lender: N/A
FRONT VIEW OF
SUBJECT PROPERTY
March 5, 2024
REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE




Borower. None = File No.. Phesant Crossing
Property Address: Phesants Crossing Building Lots Case No.: 029-013-01-05.200
City: Farmington State: NY _Zip: 14425
Lender: N/A

Phesants Crossing
Farmington, NY 14425

Vanance Nolice

View of Lot to Road at Top of Sharp Drop
Off
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Borrower: None File No.. PhesantCrogsing -
Property Address: Phesants Crossing Buikding Lots Case No.: 029-013-01-05 200

City: Farmington State: NY Zip: 14425

Lender: N/A

Front Portion of Lot

Flat Area of Lot

Looking Towards Rear of Lot
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Borrower: None

File No.. _Phesant Crossing

Property Address: Phesants Crossing Building Lots

Case No.: 029-013-01-05 200

City. Farmington _State: NY

Zip- 14425

Lender: NIA

Hillside

Hillside

Hillside

Praend L AC) wolwe. WE A H17) v e 0

PUTIEI LS



Bomrower. None B File No.. _Phesant Crossing
Properly Address: Phesants Crossing Building Lots Case No.: 029-013-01-05.200
City: Farmington B State: NY N Zip. 14425
Lender: N/A

Mud Creek

T
s
Mud Creek
Mud Creek
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Borower: None File No.. _Phesant Crossing
Property Address: Phesants Crossing Building Lots Case No.: 029-013-01-05.200
City: Farmington State: NY Zip: 14425
Lender: N/A

Mud Creek
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MIDLAND APPRAISAL ASSOCIATES, INC. REAL ESTATE COUNSELING & APPRAISAL SERVICES

'W\

Town of Farmington
Zoning Board of Appeals
1000 County Road 8
Farmington, NY 14425

Zoning Board of Appeals:

Jay J Loson, MAi

James A LeGret

Stephen V Ferrarg SRA
Bavid H Rogachefsky MA: SRA
Jeffrey S James, MA!

David R Ciroulz

Nathan T Gabbert SRA 1AQ

- —

Davig C Schwane-
Consultant

At the request of the Fowler Family Trust, a request was made as to the mmpact on

market value of the existing hemes 1 1ho Pheas
following conditions:

ants Crossing Subdivision with the
¢

1. Proposal to create a thiwi buildhng int vs the current two lot configuration
2. In the three-lot Proposal, the creafion of one non-conforming (road frontage)

“flag” building site.

A review of the propased lots along with a drive-by of existing homes in the

subdivision, rendeved an opinion that the existi

ng homes would not be negatively

tpacted (value and/or marketability) by the proposal(s) noted abnve.

This determination was based upon 39 years of
the Finger Lakes region of NY. With the additio

rosidential appraisal experience ip
1 of the new homes, the value of the

subdivision might he vositively influen_ed by adding a new and modern mix of homes

into the d-velopment.

Pleasc contact me if You have any fo quistions regarding this mattoer.

Aoy bae - .
very b ul_;ﬁ}oms,

aY: !)l,.',r;’l"D}APPRAISAL ASSOCIATES. INC.

AN

Jomes AL Grett
Menaging Partner, Residentiol Division

43 W Commarcal & Suite 2290 €351 Rochesiar NY 14445 - (585) 351-

3425 - FAX (525) 331.54 18 - vavw midtand znprarsal com
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James Fowler i -t
6176 Hunter’s drive b g EPen i if {1
Farmington, NY 14425 R B 7 (<71
Re: Pheasant’s Crossing ' TOVa Ar -

g, & ,,,‘;3»-:5;,, *:’EP'\ “""A,:,..':"’ﬁ'_
Dear Mr. Fowler, T ——— hh“f."{?:‘?:’

i,

deveiopment and construction has increased ekponentially since existing homes were built. In addition,
the ratio of ot cost to final price will yield a higher final price as the builder will have to pay 2 premium
for these larger lots. "



owner’s property value, it May even improve it] it also adds to the overal! value of the community and
increases the tax base. Alleviating the hardship that increased development and construction cost have
Caused with only positive benefits to all is definitely 2 win-win-win!

Please fet me know if | can be of any further assistance.

Sincerely,

Sam J. Cretekos, ABR, CRS, GRI, CSP, SFR
Broker-Associate, Howard Hanna RES
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