
 

 

ZONING BOARD OF APPEALS 
STAFF REPORT 

February 25, 2026 
 

Area Variance 
__________________________________________________________________________                                                                                                                     
 
Case #4                   Staff Reviewer: Melissa Phillips  
  
File Numbers:   V-062-25-26     
  
Applicant:    Patrick Dutton, Dutton Properties 
 
Project Address:  25 Canterbury Road  
 
Zoning District:   C-2 Community Center District 
     
Section of Code:   120-177 
 
Request:  To construct a 60ft tall monopole within the parking lot of an office-

building, which includes  a double-sided, 672sf, digital advertising 
sign facing east and west bound traffic on I-490, and a 210sf, static 
community board facing north, where the signs do not meet certain 
requirements applying to all districts.   

   
Background:   The subject parcel contains a commercial use and is legal to be used 

as THREE STORY; FIRST, SECOND AND THIRD FLOOR 
OFFICES, per the most recent Certificate of Occupancy recorded.   
The proposed billboard is part of a broader redevelopment project to 
revitalize the block containing 800-804, 806-808, and 810-812 
Monroe Avenue and 21 and 25 Canterbury Road.  

 
   This project is in Site Plan Review and a copy of Preliminary Site Plan 

Findings dated 1/16/26 is included in this staff report. 
 
Code Compliance:   Section 120-177M(4) provides that no more than two signs may be 

erected at any site, and each sign face must be back to back. The 
proposed sign faces are angled to ensure direct facing highway traffic 
on I490 east, and west bound. A third surface is proposed that will be 
static for use as an art display to block the view of the sign structure 
between the billboards. The request is  to exceed the number of 
surfaces and install two digital advertising signs, which are not back 
to back and a third artistic surface (area variance required). 

 
   Section 120-177M(5) provides that no advertising sign shall be more 

than 236 square feet for each side. The proposed signs will be 672 
square feet (14’ x 48’) per side. The request is to exceed the size of 
permitted advertising signs by 284% per side (area variance 
required). 
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   Section 120-177M(6) provides that advertising signs shall not exceed 

23 feet in height. The proposed sign faces top out at 60’ tall from the 
parking lot grade fronting Canterbury Road. The request is to exceed 
the height limit for advertising signs by 260.87% (area variance 
required). 

 
   Section 120-177M(7) provides that all advertising signs shall include 

only one advertisement that covers the entire sign face at all times. 
The proposed advertising signs are digital and will intermittently 
change by programmable intervals. The request is to install 
advertising signs that has the boundless capability to change 
advertisements, more than one on the entire face of the sign at all 
times (area variance required). 

 
Standards:   The following Standards will be used to evaluate the application: 
 

1. The benefits to the applicant outweigh any detriment to the health, 
safety and welfare of the neighborhood or the community by the 
granting of the variance. 

 
2. No undesirable change will be produced in the character of the 

neighborhood, or a detriment to nearby properties will be created 
by the granting of the variance. 

    
3. There is no other means feasible for the applicant to pursue, other 

than the granting of this area variance. 
    
4. The requested variance is not substantial.  

 
5. The requested variance will not have an adverse effect or impact 

on the physical or environmental conditions in the neighborhood 
or district. 

 
6. The alleged difficulty was not self-created, the consideration of 

which shall be relevant to the decision of the Board of Appeals 
but shall not necessarily preclude the granting of the variance. 

 
Code Enforcement:  The subject property is not currently in code enforcement. 
 
SEQR:   The project is classified as a Type II Action, per §48-5B (14), thus 

requiring no further environmental review. 
 
Public Feedback:  Public feedback collected to date is included in this staff report. All 

additional comments received up to the deadline date will be 
electronically sent to the Board members and applicants and be 
printed and provided at the Hearing. 
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01/2011 

AREA VARIANCE
STATEMENT OF DIFFICULTY 

Section 120-195B(4)(b) 
 

An area variance shall be granted only if the applicant can establish the existence of EACH of 
the following conditions: 

A.  Benefits.  The benefits to the applicant outweigh any detriment to the health, safety and welfare of 
the neighborhood or the community by the granting of the variance. 

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

B. Essential character of the area.  No undesirable change will be produced in the character of the 
neighborhood, or a detriment to nearby properties will be created by the granting of the variance.  

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

C. No other remedy.  There is no other means feasible for the applicant to pursue, other than the 
granting of this area variance. 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________
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01/2011 

D. Significance.   The requested variance is not substantial. 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

 

E. Physical and environmental conditions.  The requested variance will not have an adverse effect 
or impact on the physical or environmental conditions in the neighborhood or district. 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

  

F. Not self created.  The alleged difficulty was not self created, the consideration of which shall be 
relevant to the decision of the Board of Appeals but shall not necessarily preclude the granting of the 
variance. 

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
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25 Canterbury Rd

February 10, 2025

City of Rochester, NYThis map is intended for general reference only. 
The City of Rochester makes no representation
as to the accuracy  or fitness of the data presented.
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Owner Name: Canterbury Place Llc 

Owner Address: 25 Canterbury Rd Ste 201

Rochester, NY 14607

Frontage: 70.43

Depth: 68.91

Acreage: 0.23

Use Code: 464 - Office Building

Zoning: C-2

Land Value: $59,300.00

Assessed Value: $401,300.00

Tentative Land Value: $59,300.00

Tentative Total Value: $401,300.00

Sale Date: 03/25/2014

Sale Price: $245,000.00

Structures

Building Type Year Built Gross Sq. Footage # Identical

Office, 2-4 Story, Load Supporting Walls, Post, Beam 1930 8,918 1

Used-As Square 
Footages

Used-As Sq. Footages Description Sq. Footage

Walk-Up Office 13,377

Other Structures

No other structures.

11/22/2024 2:49:59 PM 1 of 2

25 Canterbury Rd - 14607
SBL: 121.67-1-38 SBL20: 12167000010380000000 City of Rochester, NY

Malik D. Evans, Mayor
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Special Districts

Special District Code Special District Desc Units

HSR00 Hazard sdwlk replace 90

RP600 Roadway snow plow   90

SC400 Street maint. full  90

SL140 Monroe lights dist 1 70

SP700 Sidewalk snow plow  90

Tax Exemptions

No tax exemptions found.

Current Year Bill: $10,465.24

Installments Amount Due Date Paid Payment

7/31/2024 $4,315.24 6/30/24 $4,315.24

9/30/2024 $2,050.00 -- $0.00

1/31/2025 $2,050.00 -- $0.00

3/31/2025 $2,050.00 -- $0.00

Interest Paid: $0.00

True Tax Amount*: $10,465.24

Remaining Amount Due (All Years)

Principal Due: $6,150.00

Interest Due: $41.00

Total Amount Due: $6,191.00

* This is the value that would be owed if no exemptions are granted.

Taxes

11/22/2024 2:49:59 PM 2 of 2

25 Canterbury Rd - 14607
SBL: 121.67-1-38 SBL20: 12167000010380000000 City of Rochester, NY

Malik D. Evans, Mayor
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Project Background 

The Dutton Properties proposes to install a new digital advertising sign as part of the 

ongoing revitalization of the corner of Monroe Avenue and Canterbury Road. The proposed sign 

is a monopole structure located behind the existing parking lot, adjacent to Interstate 490, within 

the C-2 Community Center District. Dutton Properties owns five contiguous parcels (Tax Account 

Nos. 121.67-1-38, 121.67-1-39, 121.67-1-40, 121.67-1-41, and 121.67-1-42) that together 

comprise the property at this corner (the “Property”).  

The Property includes four connected commercial buildings and an associated parking area 

forming a small neighborhood plaza. Historically, the site was anchored by a long-standing 

hardware store that closed during the pandemic. Since that time, Dutton Properties has undertaken 

substantial improvements to restore and adapt the Property for a mix of neighborhood-serving 

commercial uses. The proposed digital sign, approximately 60 feet in height with two 672-square-

foot back to back faces oriented toward the highway (the “Advertising Faces”), and including an 

approximately 210-square-foot Art display panel (the “Community Display”), represents a key 

component of this redevelopment effort (together, the “Sign”). 

 

This office represents Dutton Properties in obtaining municipal approvals to redevelop the 

Property and build a new digital advertising sign (the “Project”).  The Applicant is the owner of 

the Property and the four existing connected buildings on the Property (the “Buildings”). Lamar 

Outdoor Advertising (“Lamar”) has entered into an agreement to construct and operate an 

advertising sign on the Property (the “Lease”). The Project requires area variance relief from this 

Board. As such, we submit this letter and attached exhibits in support of our application for area 

variances to allow the Project to move forward.    

 

 

Digital Sign Details 

 

The proposed digital sign will be designed and operated to avoid any potential impacts on 

neighboring properties. There will be luminance limits, automatic dimmer capability, dwell time 

minimums, and transition time maximums. Lamar will prohibit special effects, sequencing, 

interactive flashing effects, odors, gases, pyrotechnics, interactive devices, and will include a 

default freeze mechanism. The proposed digital sign will comply with the following standards, 

consistent with prior approved digital advertising signs in the City of Rochester: 

a. Maximum brightness will not exceed 5,000 cd/m2 in day light and 200 cd/m2 at 

night;        

b. The sign will be equipped with both a dimmer control and a photocell, which will 

automatically adjust the display intensity according to natural ambient light 

conditions and not exceed set maximum brightness;      

c. Dwell time and message/image change interval, will be a minimum of (10) ten 

seconds;            

d. The displayed image will remain static during the (10) ten second interval;   
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e. There will be no visual “special effects” of any kind during a message or during the 

transition between successive messages;       

     

f. Transitions from one message to the next will have no perceptible dimming or 

blanking of the display, and no visible effects such as fade, dissolve, animation, 

flashing or moving lights;         

g. Sequencing of messages, such as using two or more successive screens to convey 

a message on a single sign that will not fit on one screen will not to be used; 

           

h. The sign will contain a default mechanism that will freeze the sign in one position, 

or the off position, if a malfunction occurs; and     

        

i. The sign will not be interactive and will not feature or support personalized 

communications with the driver in real-time, nor emit audible, sound, odor, or 

visible matter, other than light.  

Lighting and Operation 

The message displayed on the proposed digital sign will be static, and the transition to the 

next message will be instantaneous. The proposed digital sign will meet all of the acceptable 

criteria as mentioned in the 2007 USDOT memorandum. 

 

The surface area of the sign is in line with existing interstate advertising signs throughout 

the State of New York.  

 

The proposed digital sign will meet all NYS regulations for placement as well as traffic 

safety. NYSDOT has granted Lamar preliminary approval for this location. 

 

 

The lighting of the proposed digital sign will not be a distraction to drivers or otherwise 

impact traffic safety. A recent study assessing driver distraction from digital advertising billboards 

was recently conducted by the TXDOT and the Federal Highway Administration. The study 

concluded that there is NO CHANGE in crashes on any highway type due to the installation of 

electronic billboards. The 113-page report dated May 2025 provides extensive detail and 

methodology. 

 

NYS reviews and monitors conditions in the area of digital signs and the NYSDOT Criteria 

for Regulating Off-Premises Commercial Electronic Variable Message Signs specify that if 

accident rates increase at any location and are deemed to be caused by digital sign duration, 

spacing, brightness or location, enforcement action will result. However, no such enforcement 

action has ever been necessary.  

 

 

The proposed digital sign will have numerous operation standards that prevent any impacts 

on drivers and the neighborhood. The maximum brightness will not exceed 5,000 cd/m2 in daylight 
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and 200 dc/m2 at night, which is consistent with the other approved digital advertising signs in the 

city of Rochester, including the digital signs located at 10 Griffith St. and 17 Industrial St.  
 

The proposed sign will incorporate baffles designed to direct illumination toward the 

highway corridor and away from the surrounding neighborhood.  

Media Resources Inc. invented the SITELINE product specifically to address the issues 

surrounding individual areas where light emission into nearby areas is undesirable.  

The SITELINE system employs a patent-pending mechanical baffle system similar to luminaire 

baffles to eliminate all projection of light from the Light Emitting Diodes (LEDs) into a “protected 

region”. As a result, the protection is physical, reliable, permanent, and not the outcome of any 

programming or settings.  

For a video reference of the effectiveness of the Media Resources SITELINE product, please see 

https://vimeo.com/365082755 

 (A complete Media Resources light study and info packet is attached)  

 

Project Benefits 

The proposed digital sign will be 60’ tall with two 14’ x 48’ (672 square feet), back to back 

digital advertising sign faces.  

The Sign has meaningful public and site-specific benefits. Not only will the Project benefit 

the Applicant, but the surrounding neighborhood as well.  

Dutton Properties is planning significant capital upgrades to the Property. There will be 

new landscaping, building lighting, entrances and artwork. These improvements will help attract 

new commercial tenants to the existing vacant buildings. The revenue from the advertising sign 

Lease will pay for the necessary upgrades to the Property.  

For Dutton Properties, the Sign will provide new revenue to reinvest in the Property. For 

the neighborhood, the Project improves the visual quality of the neighborhood. The new lighting 

and landscaping will be a significant benefit to the Monroe Ave. and Canterbury Rd. intersection, 

which is an entryway to the neighborhood. These improvements will attract new commercial 

tenants in the building which will serve the neighborhood and reduce the blighting impact of 

vacancy. The proposed community art display will be used to benefit local artists and art programs. 

1. Lease Revenue and Site Reinvestment 

The Lease with Lamar Outdoor Advertising will provide a reliable source of long-term 

revenue that will enable Dutton Properties to reinvest directly into the improvement and 

modernization of the existing buildings. The Property is a large, aging complex with significant 

deferred maintenance needs, including plumbing, siding, roofing, and electrical upgrades. Despite 

the efforts to market the site for new tenants since the closure of the hardware store, the ongoing 

building deficiencies and lack of financing options have hindered meaningful reinvestment. The 

Lease provides a stable income stream that will allow Dutton Properties to secure financing for 

comprehensive building repairs and improvements, ensuring that the structures remain viable for 

continued commercial use. 
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The Lease will therefore serve as a catalyst for the Property’s broader revitalization. By 

providing a predictable revenue base, it will enable Dutton Properties to make long-needed capital 

improvements that will attract new neighborhood businesses, improve the overall appearance and 

safety of the site, and strengthen the Monroe Avenue corridor as a local commercial destination. 

Without this source of funding, the Property would likely continue to experience prolonged 

vacancies and physical decline. The Lamar partnership represents a pragmatic and sustainable 

means of restoring this key corner to productive use, consistent with the intent of the C-2 

Community Center District. 

 

2. Community Art Display 

In addition to the advertising displays facing the highway, Dutton Properties and Lamar 

Advertising propose dedicating a static panel facing Canterbury Road for use by local Rochester 

artists. This Community Display will not contain commercial or local advertising or promotions  

and will not be sold or traded for value. Instead, it will exclusively feature artwork created by 

local artists or schools and may also serve as part of the Rochester Wall\Therapy initiative. 

Wall\Therapy is an art and community intervention project that uses public murals to transform 

the urban landscape, inspire creativity, and build community. The intent of this proposal is to 

convert the panel into a visual asset for Canterbury Road by introducing color, creativity, and a 

strong sense of local identity at a prominent gateway to the City. 

Dutton Properties and Lamar will collaborate with the City, local art schools, and community 

arts organizations to establish a structured schedule for rotating the Community Display. Lamar 

has committed to updating the vinyl face on a quarterly basis, ensuring a dynamic and evolving 

presentation of local artwork. This initiative provides a meaningful public benefit, encourages 

community engagement, and enhances the aesthetic character of the area while complementing 

ongoing redevelopment and reinvestment in the surrounding properties. 

 

3. Community Benefits from the Advertising Displays 

The proposed digital advertising sign will provide meaningful economic and community 

benefits to the Monroe Avenue corridor. Lamar Advertising has committed to offering a 25% 

discount to businesses located along Monroe Avenue, reserving one of the six rotating display 

positions on each sign face for this purpose. This initiative will give local merchants, restaurants, 

and service providers affordable access to a high-visibility advertising platform, supporting small 

businesses and strengthening the commercial vitality of the area. The billboard’s strategic location 

adjacent to Interstate 490 and immediately next to the Monroe Avenue exit creates a unique 

opportunity to attract passersby and direct regional traffic toward nearby establishments. By 

helping to draw new customers, increase awareness of local offerings, and highlight the corridor 

as a gateway into the City, the proposed sign will generate tangible community and economic 

benefits consistent with the intent of the C-2 Community Center District. 
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The Project will also provide instantaneous public service messaging and emergency 

communications. Digital advertising signs are used for missing children cases (Amber Alerts) and 

provide critical public messages from public agencies responding to natural disasters.   

Increased inventory from the Project will allow Lamar to continue investing in the city of 

Rochester and supporting local causes. In 2017, Lamar’s local public donations totaled 

approximately $615,000. In 2018, Lamar donated approximately $587,000 to local causes. 

Donations were made to the Baden Street Settlement; Rochester Police Department; the Rochester 

School District; Camp Good Days and Special Times: the Ad Council (Smoking cessation, car 

seats, home foreclosure, summer hunger, taxes, CPR); US Marshalls; Girl Scouts; Project Exile; 

Boys and Girls Club; Government Traffic Safety Council; Rise Up Rochester; Salvation Army; 

Unifeat; Marines; The Air Force and The National Guard. Digital advertising signs help make it 

these charitable donations possible.  

 

Legal Standards 

 

The City has determined that this Project requires an area variance for an “attention-getting 

device”1. Advertising signs are an allowed use in the C-2 zoning district, however, an area variance 

is required for digital sign faces. The Project meets all the standards to allow a nonconforming sign 

to be moved or altered, as set forth in Code § 120-202(B).  

 

Approval of this Project is consistent with this Board’s prior approval of similar digital 

advertising signs. This Board approved similar digital advertising signs in the C-2 zoning district. 

In addition to following the area variance standards set forth in the Code, this Board must make a 

determination that is consistent with prior precedent.2  

 

As demonstrated below, the Project complies with the Code’s standards for area variances. 

The following standards for approval are set forth below in Code § 120-195(B)(4) (the 

requirements are outlined below in bold type with the Applicant’s response in regular type): 

 

Section 120-195(B)(4)(b) – An area variance shall be granted only if the applicant 

establishes the existence of each of the following conditions:  

 

                                                      
1 The categorization of all digital advertising signs as attention getting devices is obsolete. To wit, the 9/25/07 

Memorandum, HEPR-20, of the U.S. Department of Transportation, giving guidance on Changeable Electronic 

Variable Message Signs (CEVMS) to divisions and to states, provides the following: “Proposed laws, regulations, and 

procedures that would allow permitting CEVMS, subject to acceptable criteria, do not violate a prohibition against 

intermittent or flashing or moving lights …” 

2 New York’s highest court has held that a Zoning Board of Appeals acts arbitrarily and capriciously when it fails to 

follow its own precedent or provide a rational explanation for departing from it. See Knight v. Amelkin, 68 N.Y.2d 

975 (1986) (citing In re Charles A. Field Delivery Serv., 66 N.Y.2d 516 (1985)). This principle has been applied 

specifically to sign variance cases, including Mobile Oil Corp. v. Vill. of Mamaroneck Bd. of Appeals, 293 A.D.2d 

679 (2d Dep’t 2002), where the court overturned a zoning board’s denial of a sign variance for failing to distinguish 

its own prior decisions. 
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(1) Benefits. The benefit to the applicant if the variance is granted outweighs the detriment 

to the health, safety and welfare of the neighborhood or community by such grant: 

 

 

The Project will deliver multiple, interrelated benefits to both the Property and the 

surrounding community. First, the lease revenue generated from the sign will provide Dutton 

Properties with a stable source of funding necessary to reinvest in long-deferred building 

improvements. The Property, which includes several aging commercial structures, faces 

significant capital needs related to roofing, siding, plumbing, and electrical systems. The consistent 

income from the sign lease will enable Dutton Properties to secure financing for these upgrades, 

ensuring the long-term viability of the site and supporting its continued use as a neighborhood 

commercial plaza. 

In addition to these direct reinvestment benefits, the Project provides clear community 

enhancements. One sign face will be dedicated exclusively to a community art display, featuring 

rotating artwork created by local artists, schools, and neighborhood groups, adding a creative and 

civic dimension to the project. The advertising faces will also serve the public interest by offering 

discounted advertising opportunities to Monroe Avenue businesses, promoting local commerce, 

and drawing visitors from Interstate 490 into the corridor. Collectively, these elements make the 

project a model of private investment that generates tangible public benefits.  

There will be no harm to the neighborhood or public welfare. The new sign will not add 

traffic or noise, or create light intrusion. The size and height of the sign is consistent with the 

character of the Monroe Avenue corridor which features many existing similar sign structures. For 

these reasons, the Project is an improvement that advances the interests of the property owner and 

the neighborhood. 

 

 

(2) Essential character of the area. No undesirable change will be produced in the 

character of the neighborhood or a detriment to nearby properties will be created by 

the granting of the area variance; 

 

The requested variance will not alter the essential character of the neighborhood because 

outdoor advertising signs are already part of the character of the Monroe Avenue corridor. There 

are other digital signs in the neighborhood, which primarily an auto-mobile oriented commercial 

corridor.  

 

(3) No other remedy. The benefit sought by the applicant cannot be achieved by some 

method feasible for the applicant to pursue, other than the area variance; 

 

The benefit sought by the Applicant cannot be achieved by some method feasible for the 

Applicant to pursue, other than the area variance. The City has deemed digital advertising signs 

require area variances. The Applicant cannot complete needed renovations, improve parking and 

aesthetics, while realizing financial benefits through any other method.  
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(4) Significance. The requested area variance is not substantial. 

 

The requested variance is not substantial. As demonstrated in the Lighting Study included 

with this application, digital advertising signs provide targeted lighting that reduce light pollution.  

 

(5) Physical and environmental conditions. The proposed variance will not have an adverse 

effect or impact on the physical or environmental conditions in the neighborhood or 

district. 

 

The proposed variance will not have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood. The Project will not adversely alter the conditions 

in the neighborhood because there are other lit signs in the neighborhood, and there are numerous 

other sources of ambient light in the neighborhood, including on I-490. The Project will have an 

overall positive impact on the physical and environmental conditions of the neighborhood by 

rehabilitating vacant structures. 

 

 

 

(6) Not self-created. The alleged difficulty was not self-created, the consideration of which 

shall be relevant to the decision of the Board of Appeals but shall not necessarily 

preclude the granting of the variance. 

 

The hardship is not self-created because the Code does not allow digital advertising signs.  
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
21



1/9/26 renderings showing updated proposed static, unlit surface as art only, and advertising signs as they will appear from Monroe Ave based on blindering technology.
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1/9/26 photograph showing real-life example of advertising sign using blindering technology.
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1/9/26 photograph showing real-life example of advertising sign using blindering technology.
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SP-032-25-26 
21 & 25 Canterbury Road 
800-804 & 806-808 Monroe Avenue 
 
Site Plan Review 
City of Rochester 
30 Church Street 
Rochester, NY 14614 
Attn: Wes Grooms  
via email: wes.grooms@cityofrochester.gov 
 
Dear Wes, 
 
We are writing on behalf of a coalition of neighborhood organizations regarding the 
current proposal for 21 & 25 Canterbury Road / 800-804 & 806-808 Monroe Avenue. 
 
While our organizations are eager to support the revitalization and rehabilitation of this 
property, we are formally requesting that the digital billboard application (consisting of 
three sign faces) be severed from the structural renovation proposal. 
 
Our request for severance is based on the following: 
 

• Functional Irrelevance: The digital billboard and the building rehabilitation are 
fundamentally unrelated. The signage provides no functional or structural benefit 
to the success of the building’s renovation. They are two distinct projects being 
bundled into a single submission. 
 
• Preservation of the Revitalization Project: We strongly support the building’s 
rehabilitation. However, because we are being presented with an “all-or nothing” 
package, we will be forced to oppose the entire project—including the beneficial 
building improvements—to prevent the installation of the billboards. 
 
• Community Precedent: A nearly identical proposal for a digital billboard at this 
exact location was recently pulled from the ZBA agenda in February 2025 likely 
due to overwhelming community opposition. (Ref.: V-047-24-25) This current 
attempt to “back-door” the billboard through a minor site plan review, using the 
developer’s renovation as leverage, disregards that clear public sentiment. 
 
• Procedural Integrity: Decoupling these items allows the building rehabilitation to 
move forward through the administrative “in-house” process; while ensuring the 
controversial billboard application receives the independent and rigorous scrutiny 
it requires at the Zoning Board of Appeals (ZBA). 
 

We ask that the city recognize this bundling as an unnecessary complication to a 
positive development project. By severing the sign application, the City can allow the 
renovation of 25 Canterbury to proceed without being jeopardized by the significant 
opposition to the Lamar Advertising proposal, a project the community has already 
rejected. 
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Again, we would like to ask the applicant to separate the billboard portion of the project 
from the rest of the site plan and allow it to be a stand-alone project. As a stand-alone 
application Mr. Dutton would have the opportunity to meet with neighbors personally to 
understand the concerns while not holding up the redevelopment of the site. We can 
certainly support most of the site plan and redevelopment that is being proposed the 
however the inclusion of the billboards will be very much opposed.  
 
We look forward to your response and would welcome the opportunity to meet in person 
to discuss this matter further before the scheduled ZBA hearing on January 26th. We 
are available and flexible to meet with you and the relevant review staff early next 
week—specifically Monday, January 12th or Tuesday, January 13th—to discuss this 
severance request and our concerns in greater detail. Please let us know your earliest 
availability to get this on the calendar 
 
We look forward to your input. 
 
Respectfully, 

 

Tom Pastecki, President 
ABC Streets Neighborhood Association 

Marianne Pastecki, President 
Park Avenue Neighborhood Association 

Mary Bassett, President 
Park Avenue Merchants Association 
 
Bob Thompson, Chair 
Highland Park Neighborhood Assn. Inc. 

Judy Hay, Chair  
Swillburg Neighborhood Association 
 
Rome Celli, President 
Upper Monroe Neighborhood 
Association 
 
John Lembach, President 
Park Meigs Neighborhood Association 
 
 
 
 
 
 
 

Stephen Mokey, acting president of the  
Pearl Meigs Monroe Neighborhood 
Association  
 
Steve Danyew, President 
Jeff Mills, Vice President 
Nunda Blvd. Association 
 
Linda Baier  
Azalea Neighborhood Association 
 
Laurie Kash 
LaurieKash@gmail.com  
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January 13, 2026 
 
Rochester Zoning Board of Appeals 
City Hall 
30 Church Street, Room 125-B 
Rochester, NY 14614 
 
Re: Objection to Case 3, File No. V-062-25-26 – Proposed Digital Sign at 25 Canterbury Road 
 
Dear Members of the Zoning Board of Appeals, 
 
I am writing on behalf of The Landmark Society of Western New York to formally object to the 
proposed installation of a monopole digital sign at 25 Canterbury Road. The Landmark Society 
has been contacted by neighborhood residents who have expressed serious concerns regarding 
the visual, contextual, and safety impacts of this proposal. 
 
While the intersection of Canterbury Road and Monroe Avenue includes commercial uses, it also 
functions as a transitional gateway between I-490 and surrounding historic residential 
neighborhoods. The site is within sight of Cobb’s Hill Park—recently designated a City of 
Rochester Landmark—and lies adjacent to the National Register–listed Park Avenue Historic 
District, with the Crosman Terrace Historic District in close proximity. This broader context is 
critical. A digital sign at this location would introduce an intensified commercial presence 
through illumination, motion, and frequently changing content that is incompatible with the 
surrounding residential and historic character. 
 
The proposed sign would also add to an already visually complex environment that includes light 
standards, utility poles, and highway signage. Rather than serving as a passive or contextual 
element, a digital billboard would compete with these features, creating unnecessary visual 
noise at the edges of the Park Avenue and Upper Monroe neighborhoods and within viewsheds 
of Cobb’s Hill Park. 
 
Although National Register designation does not impose regulatory restrictions on this parcel, it 
clearly recognizes the historic, cultural, and visual significance of the surrounding area. The 
Landmark Society believes the City of Rochester should strive to respect and reinforce this 
character. Introducing a digital billboard would undermine the integrity of a late-nineteenth- to 
mid-twentieth-century landscape that contributes meaningfully to the City’s historic identity. 
 
There is no precedent for digital billboard signage at this location. Given existing traffic 
conditions—particularly during rush hour and during downtown events—a digital sign would 
introduce additional driver distraction along this stretch of I-490, raising legitimate safety 
concerns. 
 
Finally, while the application asserts that the proposal would not negatively impact the health, 
safety, or welfare of the surrounding neighborhood or community, this claim is contradicted by 
clear concerns raised by nearby residents. The application does not meaningfully acknowledge 
or address these concerns and instead emphasizes benefits to  
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the applicant without demonstrating any corresponding benefit to the affected neighborhood.  
 
For these reasons, The Landmark Society of Western New York respectfully supports concerned 
neighborhood residents in urging the Zoning Board of Appeals to deny the variance request for 
the proposed digital sign at 25 Canterbury Road. Approval of this request would result in 
significant and lasting visual impacts on the National Register–listed Park Avenue Historic 
District and on the many National Register–eligible historic commercial buildings along Monroe 
Avenue. 
Thank you for your consideration. 
 
 
Sincerely,  

 
Megan Hillyard 
Director of Preservation Services 
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Avenue and Canterbury Road, as it is inconsistent with Rochester zoning intent, New York land-use principles, 
and the City’s responsibility to protect public safety and residential quality of life. 
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