
















Washington Street  

Area variances requested- See attached map 

 

Lot 2         Area required: 5000sf         Area proposed:  2253sf              Relief: 2747sf 

 

Lot 3         Area required: 5000sf         Area proposed:  2720sf              Relief: 2280sf 

 

Lot 4A       Area required: 5000sf         Area proposed:  2652sf              Relief: 2348sf 

Frontage required: 50ft       Frontage proposed: 25.88ft         Relief: 24.12ft 

Lot 4B         Area required: 5000sf         Area proposed:  2400sf            Relief: 2600sf 

Frontage required: 50ft       Frontage proposed: 22ft               Relief: 28ft 

Lot 4C         Area required: 5000sf         Area proposed:  2694sf            Relief: 2306sf 

Frontage required: 50ft       Frontage proposed: 22ft              Relief: 28ft 

Lot 4D         Area required: 5000sf         Area proposed:  2989sf           Relief: 2011sf 

Frontage required: 50ft       Frontage proposed:  22ft             Relief: 28ft 

Lot 4E         Area required: 5000sf         Area proposed:  3283sf           Relief: 1717sf 

Frontage required: 50ft       Frontage proposed: 22ft              Relief: 28ft 

Lot 4F         Area required: 5000sf         Area proposed:  4408sf            Relief: 592sf 

Frontage required: 50ft       Frontage proposed:  28.15ft        Relief: 21.85ft 
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1. Letters to the Village- Requesting to purchase 

Scenario Proforma 

Previous attempts to develop 

 

2. Granting the requested area and frontage variances will not create a detriment to nearby 

properties or an undesirable change in the character of the neighborhood for the 

following reasons: 

Consistency with existing uses: The proposed six row houses and two single family 

homes are residential in scale and design, consistent with the surrounding 

neighborhood, which is already comprised primarily of single family dwellings. 

Neighborhood support: At a prior public hearing, the owner of a single family 

dwelling on Washington Street spoke positively about this project, noting that it 

would improve the street and complement existing homes. This demonstrates that 

nearby residents view the proposal as compatible and beneficial. 

Improved streetscape and safety: The project includes sidewalks, landscaping, and off 

street parking, which will enhance walkability, improve pedestrian safety, and reduce 

congestion. 

No adverse impacts: The homes will be built outside the floodplain, with storm water 

management addressed during site plan review. There will be no negative 

environmental or physical impacts on adjacent properties. 

Community benefit: Redeveloping these long underutilized parcels will increase the 

tax base, provide new housing opportunities, and advance the Village’s 

Comprehensive Plan goals of infill development and walkability.” 

3. The variance is not substantial because, while the numerical relief requested appears 

significant on paper, the practical impact on the neighborhood and surrounding properties 

is minimal. The proposed eight homes are residential in scale, consistent with the 

character of the area, and designed with setbacks, sidewalks, and landscaping that 

enhance the streetscape. The relief requested is the minimum necessary to allow feasible 

development of these uniquely constrained parcels. Importantly, granting the variance 

will not create overcrowding, will not alter the essential character of the neighborhood, 

and will advance the Village’s Comprehensive Plan goals of walkability, infill housing, 

and tax base growth. 

 

4.  The requested variance will not have an adverse physical or environmental effect on the 

neighborhood or district for the following reasons: 

Floodplain avoidance: All proposed homes are located outside the mapped floodplain. 

No disturbance of the creek corridor or wetlands is proposed. 



Storm water management: Drainage and runoff will be addressed through engineered 

storm water controls during site plan review, ensuring no increase in off-site impacts. 

Traffic and access: The project adds only a modest number of residential trips, well 

within the capacity of Washington Street. Off street parking is provided for each unit, 

reducing congestion and on street parking pressure. 

Infrastructure compatibility: The development will connect to existing municipal 

water and sewer systems, with no adverse impact on service levels. 

Scale and design: The homes are residential in character, consistent with surrounding 

single family dwellings, and will not create visual or physical overcrowding. 

Environmental stewardship: Sidewalks and landscaping will improve pedestrian 

safety and neighborhood aesthetics without removing significant vegetation or 

altering natural features. 

5. The alleged difficulty is not self created.  

These parcels have long been constrained by their pre-existing character, creek frontage, 

and dead end street location; conditions that pre-date the applicant’s ownership. The 

Village itself previously reviewed and approved a subdivision and use proposal for these 

parcels, finding that such development was viable and consistent with the Comprehensive 

Plan. That approval confirmed that residential use of these parcels aligns with the 

Village’s vision for infill housing, walkability, and neighborhood revitalization. 

The present request for area and frontage relief arises only because the strict dimensional 

requirements of the zoning code, when applied to these uniquely shaped parcels, prevent 

any reasonable return on the property (previously demonstrated). The applicant has 

already carried the parcels for over two decades at a financial loss. The requested 

variances are therefore the minimum necessary to allow the parcels to be developed in a 

manner that is both practical and consistent with the Village’s planning goals. 

Even if the Board were to consider the difficulty partially self created, New York courts 

and Town Law §267-b make clear that this factor alone does not preclude granting relief. 

In this case, the balance of factors: including neighborhood compatibility, 

Comprehensive Plan alignment, and the absence of adverse impacts, strongly supports 

approval. 

 











Feasibility for number of lots/ units Washington Street 

In thousands: (# x 1000)

Scenario Units

Est. Sale 

Price 

per Unit

Gross 

Sales

Construction 

Costs (per 

unit × units)

Sitework/Inf

rastructure

24‑Year 

Carrying 

Costs: Taxes, 

Insurance, 

Maintenance

Est.total 

cost

Net 

Return Results

 2 Single Family 350 700 2 x 300= 600 -150 -120 870 -170 not feasible

A   

 4 Single Family 350 1400 4 x 300= 1200 -200 -120 1520 -120 not feasible

B  

 2 Single Family 350 700 2 x 300= 600 -225 -120 2045 -45 not feasible

C 4 Row Houses 325 1300 4 x 275= 1100

 2 Single Family 350 700 2 x 300= 600 -250 -120 2620 30 feasible

D 6 Row Houses 325 1950 6 x 275= 1650  



 

 



Average Home Sales in Ballston Spa in the last year 

Over the past year, a typical 1,300 sq. ft. home in Ballston Spa, NY has sold in the range of 

about $275,000–$310,000, based on the area’s median sale prices and per-square-foot values. 

Market Data (2024–2025) 

 Redfin (Feb 2025):  
Median sale price in Ballston Spa = $380,000; median price per sq. ft. = $212 Redfin. 

→ A 1,300 sq. ft. home at $212/sf ≈ $276,000. 

 Realtor.com (Dec 2024):  
Median sold home price = $362,500; median listing price per sq. ft. = $292 Realtor.com. 

→ A 1,300 sq. ft. home at $292/sf ≈ $380,000 (upper end, reflects newer or renovated 

homes). 

 Zillow (2025):  
Average Ballston Spa home value = $415,875, up 3.8% year-over-year Zillow. 

→ At that average, a 1,300 sq. ft. home would be valued around $310,000–$325,000, 

depending on condition and location. 

 RealtyTrac (2024):  
Median sold price = $341,900; median value ≈ $235/sf RealtyTrac. 

→ A 1,300 sq. ft. home at $235/sf ≈ $305,000. 

 

https://www.redfin.com/city/1146/NY/Ballston-Spa/housing-market
https://www.realtor.com/realestateandhomes-search/Ballston-Spa_NY/overview
https://www.zillow.com/home-values/3521/ballston-spa-ny/
https://www.realtytrac.com/market-trends/ballston-spa-ny/


Village of Ballston Spa  
Zoning Board of Appeals / Planning Board 

66 Front Street 

Ballston Spa, NY 12020 

Applicant: Spencer and Christi Tacy 

Parcels: Washington Street (Tax IDs: 216.32-1-96.1 and 216.31-2-2) 

Proposal: 6 Row Houses + 2 Single-Family Homes 

Re: Request for Area and Frontage Variances – Washington Street Parcels 

Dear Members of the Board, 

On behalf of myself and my family, I submit this request for area and frontage variances to permit the 

construction of six row houses and two single-family homes on the parcels located along Washington 

Street (Tax IDs: 216.32-1-96.1 and 216.31-2-2). 

As detailed in the enclosed application, strict application of the Village’s frontage and lot area 

requirements would prevent any reasonable residential development of these parcels. The properties are 

uniquely constrained by their narrow widths, creek frontage, and dead end street location, conditions not 

shared by most parcels in the district. These physical limitations, combined with decades of carrying 

costs, make compliance with the code infeasible. 

The requested relief is the minimum necessary to allow practical development. Fewer than eight homes 

cannot absorb the fixed costs of site work, infrastructure, and 24 years of carrying expenses, as 

demonstrated in the attached pro forma and CPA letter. At eight homes, the project finally approaches 

financial viability while remaining fully consistent with neighborhood character. 

Importantly, this proposal advances the Village’s Comprehensive Plan by: 

 Adding diverse, walkable housing within the Village core. 

 Enhancing streetscape and pedestrian safety with sidewalks and landscaping. 

 Increasing the tax base through the productive reuse of long-underutilized parcels. 

 Reinforcing the Village’s identity as a welcoming connected community. 

We believe this project represents a balanced solution: it respects the scale of the surrounding 

neighborhood, addresses long standing site constraints, and delivers tangible public benefits. 

We respectfully request the Board’s favorable consideration of these variances so that this project may 

move forward to site plan review and contribute positively to the Village of Ballston Spa. 

Thank you for your time and thoughtful review. We look forward to the opportunity to discuss this 

application further at the public hearing. 

Sincerely, 

Spencer and Christi Tacy 

 


