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EXHIBIT 6  

 

RESPONSES TO QUESTIONS IN SECTION 4C OF BICENTENNIAL 

COMPREHENSIVE PLAN APPPLICATION  

 

Section 4C of the BCPA Application requests that information be provided regarding the 

reasons the Comprehensive Plan Amendment aligns with the defined policies in Sections 3-9 of 

the Comprehensive Plan.  As described in Exhibit “4” of this Application, the Project Sponsor is 

seeking to develop the three parcels comprising the “Project Site” as a mixed-use and residential 

project based on the SC-3, MFR-5 and R-3 zoning classifications.  The entire Project Site is 

currently zoned Suburban Agriculture District (“SA”). 

The proposed project consists of the following components: 

1. Two mixed-use buildings each consisting of 4,000 sq. ft. of first floor commercial  

space and 15 1st floor apartments and 20 2nd floor apartments;  

 

2. 86 townhome style units with attached garages; 

  

3. 55 lots for detached single-family homes;  

 

4. 64 multifamily units; and  

 

5.  All related site improvements including roadways, stormwater management,  

landscaping, lighting, utility improvements and connections.  

A full-size copy of the Concept Site Plan [Drawing C-100] prepared by Carmina Wood 

Morris DPC is attached and a reduced-size copy is also attached as Exhibit “3A.   

The proposed mixed-use and residential project requires both Figure 6 [titled “Conceptual 

Land Use Plan”] and Figure 6-A [titled “Commercial and Mixed-Use Designations”] of the 

Comprehensive Plan to be amended.  Copies of Figure 6 and 6-A of the Comprehensive Plan are 

attached as Exhibit “7” and Exhibit “8”.  Figure 6 of the Comprehensive Plan designates the 

Project Site as appropriate for “Recreation, Open Space & Greenways”.  The Project Sponsor is 

requesting that the designation of the Project Site be amended to “Commercial/Mixed Use”.  The 
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Project Site is not designated as appropriate for a commercial or mixed-use designation on Figure 

6-A of the Comprehensive Plan. The Project Sponsor is requesting that the Project Site be 

designated as “Suburban Corridor”, which is the designation for the Cross Pointe Business Park 

directly to the east of the Project Site [Designation 69]. 

I. CONSISTENCY WITH POLICIES IN SECTION 3 OF THE COMPREHENSIVE 

PLAN (TITLED “LAND USE AND DEVELOPMENT”): 

 Section 3 of the Comprehensive Plan is titled “Land Use and Development” and according 

to Section 3.2 the Goal is “An interconnected mix of land uses that includes revitalized older 

neighborhoods and commercial centers and corridors, quality new development, vibrant activity 

centers, agriculture, and green spaces throughout the community.”1 The six (6) Objectives for 

“Land Use and Development” as set forth in Section 3 of the Comprehensive Plan are as follows: 

● Promote the development/revitalization of walkable higher density, mixed-use 

centers surrounded by lower density development; 

 

● Implement context-sensitive zoning and incentives to improve the quality and 

appearance of non-residential development; 

 

● Encourage revitalization and reinvestment in older neighborhoods and 

commercial corridors in Amherst; 

 

● Target capital improvements to leverage private investment and enhance 

community appearance; 

 

● Establish a town-wide network of parks, open spaces, and greenway corridors; 

and  

 

● Improve the predictability and consistency of the development review and 

decision-making process2 

  

 

 

1 See Page 3-4 of the Comprehensive Plan. 

2 See Page 3-4 of the Comprehensive Plan. 
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POLICIES: 

A.  Development Patterns: 

According to the language on Page 3-4, “[T]he Comprehensive Plan land use policies 

should guide the distribution of development, but are not intended to alter the amount of 

development in Amherst. The Plan is a tool to redistribute densities to appropriate locations while 

maintaining lower density development in the surrounding areas. This will result in more 

sustainable land use patterns that help to implement objectives such as promoting pedestrian-

friendly development; preserving open space; and establishing centers of community activity.” 

3-1  Expand provisions and incentives for mixed-use development of commercial centers. 

 The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent Policy 3-1 since it will result in a mixed-use and residential project 

at a location in close proximity to large office parks including Cross Pointe Business Park and also 

with direct access to the I-990.  The conceptual layout of the mixed-use portion of the project as 

depicted on the Concept Site Plan [Drawing C-100] is based on the appropriate consideration of 

the Design Standards contained in Section 5A of the Zoning Code as adopted by the Town Board 

on September 3, 2019 that require high quality layouts. Page 3-5 of the Comprehensive Plan states 

that the following strategies can be used to achieve mixed use development: 

● Provide a focus for new development and revitalization in the Town, consistent 

with protecting the character of adjacent residential areas; and 

 

●  Enhance the viability of surrounding neighborhoods by providing identifiable 

centers of community activities such as shopping, work, recreation, and meetings 

 

 The proposed mixed-use and residential project is consistent with the above two strategies 

since it will assist the Town in its continued efforts to encourage mixed-use and residential projects 

in close proximity to large office parks as well as the I-990.  Additionally, the proposed mixed-use  
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component of the project is consistent with many the advantages of mixed-use forms of 

development set forth on Pages 3-5 to 3-7 of the Comprehensive Plan including the following: 

● To provide added economic incentive and flexibility for revitalization of aging and 

obsolescent commercial areas 

 

●  To provide additional housing opportunities and choices, including higher density 

and affordable housing in appropriate areas 
 

●  To provide a more compact livable and walkable alternative to the prevalent 

pattern of commercial strip development and separated uses 
 

●   To provide a focus for new development, infill, and redevelopment of commercial 

centers, as opposed to furthering strip commercial development along corridors 

such as Main Street, Sheridan Drive, Maple Road, North French Road, and 

Millersport Highway 

 

●  To promote development that supports pedestrian and bicycle travel as well as 

transit use, thereby reducing auto usage and resulting roadway congestion and air 

pollution  
 

●   To encourage higher density centers of activity that exhibit high-quality design 

and a sense of place 

 

●   Mix of uses3  

 

●   Connectivity and integration of uses  

 

●  Urban design amenities4 

 

●   Active street frontage  

 

 

3 The text on Page 3-7 of the Comprehensive Plan states: “It should be noted that certain types of 

use mixes offer little or no benefit and may exacerbate land use conflicts and traffic congestion. 

These may include, for example, disconnected out parcels for gas stations, fast food, or other forms 

of strip commercial development. Because such uses emphasize vehicular access, their use in a 

mixed-use development should be discouraged.” The proposed mixed-use and residential project 

does not represent a discouraged form of a mixture of land uses. 

4 The text on Page 3-7 of the Comprehensive Plan states that mixed-use projects should include  a 

variety of urban design amenities, such as sidewalks, landscaping, and public spaces are used to 

create recognizable, pedestrian-friendly activity centers with a sense of place. 
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●  Compactness5  

 

● Convenient vehicular and pedestrian/bicycle access from surrounding 

neighborhoods 

 

●  Modified parking layout6  

 

3-2  Encourage compact, pedestrian-friendly development through Planned Residential 

options, including but not limited to neo-traditional design. 

 

 Policy 3-2 does not apply to the Comprehensive Plan Amendment since the Project 

Sponsor is not seeking to develop the Project Site based on a Planned Residential District (PRD) 

option as described on Pages 3-7 and 3-8 of the Comprehensive Plan. 

3-3 Modify provisions of the Suburban Agricultural District to reduce conversions of 

rural to suburban development patterns. 

 

The Project Site is not appropriately located for long-term agricultural use given its location 

directly next to the I-990 and at a location serviced by public infrastructure.   

3-4  Reduce future new commercial development in North Amherst and along highway 

strips. 

 

The mixed-use component of the project will provide 8,000 sq. ft. of first floor 

commercial space in 2 two-story mixed-use buildings.  d as described on Page 3-10 of the 

Comprehensive Plan. 

 

 

5 The text on Page 3-7 of the Comprehensive Plan states, “Mixed-use developments are typically 

denser than suburban-style and strip commercial development. Such compactness contributes to 

the walkability of the development.” 

6 The text on Page 3-7 of the Comprehensive Plan states as follows: “In order to achieve a 

walkable, integrated development with an active street frontage, parking must be carefully 

designed. Parking is typically ancillary to the development, located behind or to the sides of 

buildings, with clearly defined pedestrian walkways hat link parking to nearby buildings.”  The  

mixed-use component of the project has been designed to avoid large parking lot and the parking 

area will include interior landscaping and dark sky compliant lighting.   
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B. Development Character: 

 

3-5  Employ design standards to enhance community appearance and a strong identity 

and character. 

 

 Policy 3-5 states “[T]hat Design standards are effective tools to guide and shape new 

development and revitalization initiatives and are important in addressing such issues as impacts 

on the visual character of public roadways and on adjacent residential areas.”7  The text accompany 

Policy 3-5 states that Design standards should address the following nine “Development 

Considerations”: 

● Landscaping and lighting; 

● Screening of visually obtrusive elements; 

● Placement of building and parking areas; 

● Use and placement of land use transitions; 

● General building design; 

●  Scale; 

● Access and connectivity; 

● Public safety; and  

● Signage 

The proposed mixed-use and residential project will be consistent with above list of 

“Development Considerations” and will include extensive landscaping as well as screening and 

the on-site lighting will comply with the Town’s stringent lighting standards. A Landscape Plan 

and Photometric Plan will for the project will both need to be approved in connection with a future 

request for Site Plan Approval and Subdivision from the Planning Board for the proposed project. 

 

7 See Page 3-10 of the Comprehensive Plan. 
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 The layout of the proposed project as depicted on the Concept Site Plan [Drawing C-100] 

is suitable in terms of the design and placement of land-use transitions since the higher density 

portion of the project consisting will be located along the North French Road frontage and the 

eastern portion of the Project Site that is adjacent to Cross Pointe Business Park.8  Additionally, 

the layout of the mixed-use component of the project will include new buildings that will be 

consistent with the Town’s Design Standards for mixed-use projects and the project will require a 

review and recommendation from the Design Advisory Board in connection with the Site Plan 

Application review process.  The mixed-use components of the project are consistent with the 

language regarding “Streetscape, access and connectivity” on Pages 3-11 and 3-12 of the 

Comprehensive Plan since there will one new curb cut onto North French Road that will provide 

access to the mixed-use components of the project.  North French Road is an Erie County 

Highway.9   

While the signage for the proposed mixed-use project has not yet been designed, the 

signage will be consistent with the architectural style and scale of buildings and will be an integral 

 

8 The relevant text on Page 3-11 of the Comprehensive Plan states, “Many of Amherst’s 

commercial and mixed-use areas are directly adjacent to residential areas with varying distances 

between them. When dissimilar land uses are located adjacent to one another undesirable impacts 

may result. These impacts can be mitigated through thoughtful design and purposeful placement 

of transitional space, landscaping, and screening. Guidelines for providing effective transitions 

should be included in the Town Zoning Code (Amended 12-11-17; BCPA-2017-01). 

9 The relevant text on Pages 3-11 and 3-12 of the Comprehensive Plan states, “The Town’s 

Context-Sensitive Highway Design Report provides guidance on issues such as street geometry, 

sidewalks and bicycle use, and streetscape elements such as trees, lighting, and other aesthetic 

elements. Access and connectivity considerations include limiting the number of curb cuts, 

providing vehicular/pedestrian connections.”  
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component of the proposed mixed-use buildings along the North French Road frontage of the 

Project Site.10 

3-6  Apply context-sensitive design standards to designated character roads. 

 The layout of the proposed mixed-use components of the project will ensure there is 

landscaping and an upscale appearance along the North French Road. 

3-7  Protect and retain the identity of special places through design guidelines. 

Policy 3-7 does not apply to the Comprehensive Plan Amendment since the Project Site is 

not located as described on Page 3-13 of the Comprehensive Plan.11   

C. Reinvestment: 

 

3-8  Consider tax incentives for reinvestment, revitalization, and redevelopment of 

commercial properties and housing in older areas with less emphasis on new 

"greenfield" development.  

The proposed Comprehensive Plan Amendment to accommodate a proposed mixed-use 

and residential project is consistent Policy 3-8 since it will result in a project that has been designed 

to consider environmental resources including no impacts to the on-site jurisdictional NYSDEC 

Freshwater Wetland.  Mixed-use projects can quality for incentives from the Town’s Industrial 

 

10 The relevant text on Pages 3-11 and 3-12 of the Comprehensive Plan states, The relevant text on 

Pages 3-11 and 3-12 of the Comprehensive Plan states, “Signs can play an important role in 

defining the character and context of an area. Sign regulations and standards need to be more 

sensitive to the local context, improve aesthetic character, and reduce “visual clutter” along 

commercial corridors. In general, signage should be consistent with the architectural style and 

scale of buildings and be an integral component of the building and site. 

11 The text accompany Policy 3-7 states as follows: “Certain places within the Town of Amherst 

have a special identity defined by factors such as historic character (e.g., former “hamlets” such as 

Getzville and Swormville), geographic location (e.g., at a highway interchange or gateway 

entrance to the Town), or presence of an important community resource (e.g., a major park, public 

or private buildings or open space, or an educational campus).” 
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Development Agency (“AIDA”) and a decision whether to seek incentives from the AIDA will be 

made by the Project Sponsor at the appropriate time in the project review process.  

3-9  Advance the redevelopment and revitalization of underutilized, obsolete, and vacant 

properties for economically viable uses. 

The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent Policy 3-9 since it will result in a mixed-use and residential project 

on underutilized property that is vacant and not properly zoned for a long-term economically viable 

use.12 

3-10  Target capital investments to improve the aesthetic character of key locations within 

the Town. 

 

The proposed Comprehensive Plan Amendment to accommodate the proposed mixed-use 

and residential project is consistent Policy 3-10 since it will result in a substantial investment of 

funds that will improve the aesthetic character of a key location on the north side of North French 

Road between the I-990 and Cross Pointe Business Park.   

3-11  Initiate public capital investment projects to encourage/support private investment. 

 

Policy 3-11 does not apply to the Comprehensive Plan Amendment since the proposed 

mixed-use and residential project is not dependent on a public capital investment project. 

 

12 The text on Page 3.17 of the Comprehensive Plan describes “Suburban Centers and Corridors” 

as one of the identified land use scenarios in which revitalization may occur or be desired and 

states as follows: “Suburban areas typically include larger parcels connected by higher speed 

thoroughfares without many walkable connections and may have little existing place identity. 

These centers and corridors may not be able to accommodate contemporary forms of retail and 

other commercial uses and may require revitalization through reinvestment, redevelopment, or 

retrofitting existing buildings/sites to remain competitive. Goals for revitalizing these areas include 

1) creating opportunities for incremental change, 2) improving the relationship between streets and 

buildings, 3) improved accessibility through accommodation for multiple modes of travel, and 4) 

managing vehicular access on major roadways. (Amended 9-3-19; BCPA-2017-01A) 
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E. Open Space System: 

3-12  Designate a town-wide open space and greenway network to be achieved through a 

variety of mechanisms. 

 

While Policy 3-12 does not apply to the Comprehensive Plan Amendment, it is important 

to mention that a substantial portion of the Project Site will consist of permanent open space and 

there will be an on-site recreational trail. 

3-13  Encourage conservation development with incentives for the dedication of open space 

in private developments. 

 

The project layout includes a substantial amount of permanent open space.  Per Policy 3-

13, the Project Sponsor would be willing to dedicate the permanent open space within the private 

development to the Town.    

3-14  Initiate a public open space acquisition program consistent with the open space, 

recreation, and greenway network. 

Policy 3-14 does not apply to the Comprehensive Plan Amendment.  

F. Development Review and Approval Process: 

3-15  Improve the predictability and consistency of the rezoning and other development 

approval processes through the application of clear town-wide land use policies. 

 

3-16  Set clear standards for development quality to increase the level of certainty in the 

development review and approval process. 

 

3-17  Provide for periodic review and revision of the Comprehensive Plan and development 

regulations. 

 

Policies 3-15 to 3-17 as set forth above are not specifically applicable to the 

Comprehensive Plan Amendment and pertain more generally to the review processes to be utilized 

for proposed projects in the Town. 
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II. CONSISTENCY WITH POLICIES IN SECTION 4 OF THE COMPREHENSIVE 

PLAN (TITLED “NATUARAL AND CULTURAL RESOUCES”): 

Section 4 of the Comprehensive Plan is titled “Natural and Cultural Resources and 

according to Section 4.3 of the Comprehensive Plan the Goal is “Sensitive environmental and 

cultural resources identified and preserved as part of the physical fabric of the community”.13  The 

two (2) Objectives for “Land Use and Development” set forth in Section  4 of the Comprehensive 

Plan are as follows: 

● Establish an interconnected open space network that incorporates significant 

natural and cultural resources.  

 

● Protect sensitive environmental resources through improved regulations, policies, 

and management, including:  

 

− Water resources and wetlands 

− Air quality 

− Trees and woodlands 

− Historic and cultural resources14 

 

 There are fourteen (14) policies contained in Chapter 4 of the Comprehensive Plan and the 

policies pertain largely to the appropriate consideration of environmental resources in connection 

with proposed projects. It is important to mention that the Project Site does not consist entirely of 

a wetland subject to the jurisdiction of the New York State Department of Environmental 

Conservation as depicted on Figure 7 of the Comprehensive Plan [titled “Water Resources”].   

The location of the portion of NYSDEC Wetland TE-18 with a size of approximately 7.5 

acres that is subject to the jurisdiction per the NYSDEC Wetland TE-18 Delineation Verification 

 

13 See Page 4-2 of the Comprehensive Plan. 

14 See Page 4-2 of the Comprehensive Plan. 
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Letter issued by Charles Rosenburg of the NYSDEC on January 22, 2024.15  The layout of the 

project has been designed deliberately to avoid impacts to the NYSDEC Wetland TE-18 [only 

impacts to the regulated 100 ft. Adjacent Area are proposed]. 

The proposed mixed-use and residential project will also be required to comply with the 

stringent stormwater quality and quantity standards of the New York State Department of 

Environmental Conservation and the stormwater quantity standards of the Town of Amherst. 

III. CONSISTENCY WITH POLICIES IN SECTION 5 OF THE COMPREHENSIVE 

PLAN (TITLED “ECONOMIC DEVELOPMENT”): 

Section 5 of the Comprehensive Plan is titled “Economic Development” and according to 

Section 5.2 of the Comprehensive Plan the Goal is “A Town with a strong tax base and ample 

economic opportunities for a diverse base of employers and employees, housed in attractive, state-

of-the-art commercial developments in convenient and accessible locations.” The five (5) 

Objectives for “Economic Development” as set forth in Section 5 of the Comprehensive Plan are 

as follows: 

●  Maintain Amherst’s strong tax base 

 

●   Attract more high-paying jobs to the Town 
 

●  Ensure that economic development and redevelopment respect the character and 

quality of life of Amherst’s residential communities 
 

●  Capitalize on the presence of the University at Buffalo to leverage University-related 

economic development opportunities 
 

●  Build partnerships with development agencies, private industry, and educational and 

research institutions to promote economic development in Amherst and throughout the 

region16 

 

15 A copy of the NYSDEC Wetland TE-18 Delineation Verification Letter issued by Charles 

Rosenburg of the NYSDEC on January 22, 2024 is provided at Attachment “B” of the Part 1 of 

the Full Environmental Assessment Form attached as Exhibit “1”. 

16 See Pages 5-2 and 5-3 of the Comprehensive Plan. 
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POLICIES: 

A.  Tax Base and Employment: 

According to the language on Page 5-3, “A healthy tax and employment base are essential 

not only to Amherst’s economy, but also to the Town’s quality of life. Studies have shown that 

commercial retail, office, and industrial development partially subsidize the cost of providing high-

quality community facilities and services to residents. Without such development, the burden on 

residential taxpayers would be significantly higher. Competitive employment is also important in 

providing economic opportunities to Amherst residents.”  The Project Site currently consists of 

vacant land that generates insubstantial annual tax revenues.  The proposed project will 

dramatically increase the annual property tax revenues to be received by the Town, the school 

district and Erie County and a large portion of the residential components consisting of multifamily 

units for lease will not generate a substantial demand for educational services. 

5-1  Target economic development policies, programs, capital expenditures, and 

incentives to attract and retain higher paying employment and promote desired forms 

and locations of development and redevelopment. 

 

The proposed Comprehensive Plan Amendment to accommodate a project that includes a 

mixed-use component is consistent Policy 5-1 since mixed-use is a form of development to be 

promoted per the text on Page 5-4 of the Comprehensive Plan. 

5-2  Build flexibility into non-residential zoning so that options are available for the 

various stages of business development. 

 

Policy 5-2 does not apply to the Comprehensive Plan Amendment.  

5-3  Promote economic development through collaborations between government, 

educational institutions, health care organizations, and private industries. 

 While Policy 5-3 does not specifically apply to the Comprehensive Plan Amendment, it is 

important to mention that the Project Site is located in close proximity to private industries 
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including the large Cross Pointe Business Park directly to the east.  There are numerous businesses 

in nearby office parks that employ individuals who will benefit from having the ability to live in 

an upscale residential unit with direct and easy access their place of employment as well as the I-

990. 

5-4  Work with educational institutions on lifelong learning and other programs to train, 

attract, and retain a skilled workforce. 

Policy 5-4 does not apply to the Comprehensive Plan Amendment.  

 

B.  Community Character and Quality of Life: 

5-5  Promote commercial development patterns that reduce neighborhood impacts. 

 The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent with Policy 5-5.  In developing parts of central and northern 

Amherst, mixed-use centers are designated in strategic locations to accommodate commercial 

development in compact rather than dispersed patterns, providing convenient access without 

infringing upon residential areas and encouraging the formation of commercial strips.” The Project 

Site is located on the north side of North French Road, which is an Erie County Highway that 

bisects the Town in an east-west direction and is more suitable for a mixed-use and residential 

project rather than the very limited uses expressly permitted in the existing Suburban Agriculture 

(“SA”) zoning district.   

5-6  Adopt commercial development standards for neighborhood compatibility with 

context sensitive design guidelines. 

The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent with Policy 5-6 since the layout of the project as depicted on the 

Concept Site Plan has been designed to be generally consistent with the standards set forth in 

Section 5A of the Zoning Code [titled “Mixed Use Districts”]. 
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C.  University of Buffalo: 

 Policies 5-7 to 5-9 of the Comprehensive Plan pertain to the synergies that can result from 

collaboration between the Town and the University of Buffalo and as such do not apply to the 

proposed Comprehensive Plan Amendment.  It is important to mention that the Project Site is not 

located very far from the UB North Campus and as such would offer the thousands employees of 

SUNY who work at the UB North Campus with housing that is directly accessible to the campus 

via the I-990. 

D. Regional Economic Development:  

Policies 5-10 and 5-11 of the Comprehensive Plan pertain to the benefits that can result 

from a healthy economy in Western New York and positioning the Town as a regional technology 

center.  An important aspect of positioning the Town as a regional technology center is providing 

various types of high quality housing choices for employees and the proposed mixed-use and 

residential project will result in high quality attached and detached housing units at a very 

convenient location with easy access to the I-990.   

III. CONSISTENCY WITH POLICIES IN SECTION 6 OF THE COMPREHENSIVE 

PLAN (TITLED “TRANSPORTATION”): 

Section 6 of the Comprehensive Plan is titled “Transportation” and according to Section 

6.2 of the Comprehensive Plan the Goal is “An efficient, multi-modal transportation system that 

accommodates the automobile, maintains neighborhood character, and emphasizes alternative 

means of travel, including walking, biking, and public transportation.” 

The four (4) Objectives for “Transportation” as set forth in Section 6 of the Comprehensive 

Plan are as follows: 

●  Create a roadway network that improves efficiency and connectivity while 

preserving neighborhood character;  
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●   Develop the existing bicycle/pedestrian system into a townwide, interconnected 

network that facilitates connections between vehicular and non-vehicular 

transportation; 

 

●  Work with the Niagara Frontier Transportation Authority to provide adequate 

public transit service, particularly to mixed use activity centers identified in the 

Conceptual Land Use Plan; and  
 

●  Establish a town traffic assessment and planning capability to manage and 

maintain local highways17 

 

POLICIES: 

A. Road Network: 

 

6-1  Designate roadway corridors for application of context sensitive design standards to 

maintain their character. 
 

North French Road is designated as Minor Arterial on Figure 9 of the Comprehensive Plan 

[titled “Future Thoroughfare System”]. The mixed-use components of the proposed project is 

consistent with Policy 6-1 since the project layout includes a focus on North French Road and 

includes on-site pedestrian friendly amenities such as sidewalks and a recreational trail. 

6-2  Modify the Town’s engineering standards for roadways to reduce neighborhood 

impacts. 

 

Policy 6-2 does not apply to the Comprehensive Plan Amendment since the proposed  

project which includes public and private roadways has been designed based on current standards.   

6-3  Establish a town highway planning capability to manage the local road network. 

 

Policy 6-3 does not apply to the Comprehensive Plan Amendment. 

 

6-4  Enhance transportation system capacities through operational improvements, 

including improved access management and a comprehensive signal-timing plan. 

 

Policy 6-4 does not apply to the Comprehensive Plan Amendment. It is important to 

mention that the Project Sponsor has authorized Passero Associates to prepare a Traffic Impact 

 

17 See Pages 6-3 and 6-4 of the Comprehensive Plan. 
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Study to evaluate the potential traffic impacts that will result from the proposed mixed-use and 

residential project.  The Traffic Impact Study will be submitted to the Planning Department once 

it has been finalized. 

6-5  Undertake a capital program to maintain or improve the efficiency of the existing 

road system. 

 

Policy 6-5 does not apply to the Comprehensive Plan Amendment. 

6-6  Accept a certain level of traffic congestion as a “given” and expand investments in 

alternative transportation modes and compact, mixed-use development patterns. 

 

The text on Pages 6-14 and 6-15 of the Comprehensive Plan states as follows: “Given the 

limits placed on future roadway improvements by funding constraints and the need to preserve 

neighborhood character, combined with Amherst’s established and growing function as a regional 

employment center, it is not expected that the above policies will “solve” congestion problems in 

the Town. Instead, the Comprehensive Plan transportation policies involve a shift away from an 

emphasis on functional efficiency for the automobile towards a more balanced transportation 

system that achieves other community objectives.  As described in Sections B and C below, this 

shift includes expanded investment in facilities to support alternative travel modes (e.g., trails, 

sidewalks, bikeways, and transit).18 Equally important is the coordination of transportation and 

land use policies to promote compact, mixed-use development patterns that reduce automobile 

dependency and encourage walking.” 

The proposed Comprehensive Plan Amendment to facilitate the proposed mixed-use 

component of the project is not inconsistent with Policy 6-6 since the mixed-use component  

 

18 The reference to B and C relates to Policies 6-7 to 6-9 of the Comprehensive Plan. 
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represents compact, mixed-use development that will encourage on-site walking between the 

various land use components. 

B. Bicycle/Pedestrian Network: 

6-7  Develop a comprehensive bicycle network, using a rating system to identify and 

prioritize improvements. 

 

Policy 6-7 does not apply to the Comprehensive Plan Amendment. 

6-8  Develop a comprehensive pedestrian network of sidewalks, crosswalks, and trails. 

 

Policy 6-8 does not apply to the Comprehensive Plan Amendment. 

 

C. Transit Service: 

6-9  Work with NFTA to improve transit service and provide connections to activity 

centers (e.g., UB and Eggertsville). 

 

Policy 6-9 does not apply to the Comprehensive Plan Amendment.   

IV. CONSISTENCY WITH POLICIES IN SECTION 7 OF THE COMPREHENSIVE 

PLAN (TITLED “INFRASTRUCTURE”): 

Section 7 of the Comprehensive Plan is titled “Infrastructure” and according to Section 7.2 

of the Comprehensive Plan the Goal is as follows: “Well-maintained and cost-effective 

infrastructure systems that provide public water, sewer, stormwater, and other utility services 

within the Town of Amherst, consistent with Comprehensive Plan policies to promote sustainable 

land use and economic development and protect natural resources.” 

The two (2) Objectives for “Infrastructure” as set forth in Section 7 of the Comprehensive 

Plan are as follows: 

●  Establish a town-wide program with plans and policies to effectively manage 

stormwater runoff, including flooding and stormwater quality; and  
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●  Maintain and upgrade existing sanitary sewer infrastructure to support existing 

and projected needs. Limit future service extensions to those needed to serve 

development areas designated on the Conceptual Land Use Plan19 

 

POLICIES: 

A. Stormwater Management: 

 

7-1  Develop a program to address flooding and other stormwater management issues in 

coordination with other responsible agencies. 

 

Policy 7-1 does not apply to the Comprehensive Plan Amendment which states the Town 

should implement flood mitigation measures as  recommended in the Town Flood Mitigation Plan 

Report and the Ransom Creek Improvement Study. 

7-2  Implement “low impact development” standards and techniques designed to reduce 

the quantity and improve the quality of stormwater runoff from development. 

Policy 7-2 does not specifically apply to the Comprehensive Plan Amendment.  However,  

it is important to that during the future Site Plan and Subdivision review processes for the proposed 

mixed-use and residential project, engineered plans will be required to demonstrate compliance 

with the stringent stormwater quality and quantity standards of the New York State Department of 

Environmental Conservation.  Engineered plans and a SWPPP with Engineer’s Report will 

accompany the future submission of Site Plan and Subdivision Applications.  

B.  Sanitary Sewer System: 

7-3  Give priority to repairs to existing infrastructure systems, rather than extensions to 

serve new greenfield development. 

The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent Policy 7-3 since the Project Site is serviced by existing sanitary 

sewer infrastructure.   The mixed-use and residential project will also be required to comply with 

 

19 See Page 7-3 of the Comprehensive Plan. 
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the NYSDEC Inflow and Infiltration policy that applies to specified categories of projects that will 

generate a daily average of greater than 2,500 gpd of daily sanitary sewer flow. 

7-4 Redefine the boundaries of the Consolidated Sanitary Sewer District in the northern 

part of the Town to exclude rural and agricultural areas designated for protection 

and include areas designated for more intensive development. Promote the 

importance of proper maintenance of private disposal systems or septic systems to 

limit sewer extensions into protected areas. (Amended 09-08-15; BCPA-2014-01) 

 

Policy 7-4 does not apply to the Comprehensive Plan Amendment. 

 

V. CONSISTENCY WITH POLICIES IN SECTION 8 OF THE COMPREHENSIVE 

PLAN (TITLED “HOUSING AND NEIGHBORHOODS”): 

Section 8 of the Comprehensive Plan is titled “Housing and Neighborhoods” and according 

to Section 8.2 of the Comprehensive Plan the Goals are as follows 

● Decent and affordable housing choices available to all residents; and  

 

● Healthy and diverse neighborhoods, including conserved and revitalized older 

parts of Amherst20 

 

The three (3) Objectives for “Housing and Neighborhoods” as set forth in Section 8.2 of 

the Comprehensive Plan are as follows: 

●  Ensure the availability of housing affordable to all socioeconomic groups in 

Amherst; 

 

●  Promote a diverse housing stock, with higher density housing focused on mixed-

use activity centers; and  

 

●  Implement a coordinated program to conserve and revitalize Amherst’s 

neighborhoods.21 

 

POLICIES: 

A. Affordable Housing: 

 

8-1  Continue existing housing policies that promote home ownership and affordability. 

 

20 See Page 8-2 of the Comprehensive Plan. 

21 See Page 8-3 of the Comprehensive Plan. 
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The Project Sponsor is willing to consider a workforce housing component if feasible and 

this topic will be discussed with the Amherst IDA.  The residential component includes lots for 

detached single-family homes that will promote home ownership in the Town.   

Housing Diversity: 

8-2  Promote the development of a variety of housing types. 

 

The text on Pages 8-3 and 8-4 of the Comprehensive Plan states as follows:  

 

“Approximately two-thirds of Amherst’s current housing stock consists of single-

family detached homes, with the remainder comprised of a mix of duplexes, 

townhouses, apartments, and other living arrangements (e.g., dormitories and 

assisted living). Recent housing development has consisted mostly of multifamily 

units and single-family detached, suburban subdivisions. Demographic trends will 

reinforce the need for a more diverse housing stock to accommodate groups such 

as the elderly, empty nesters, and students. As previously noted, housing diversity 

enhances affordability and, if properly managed, can contribute to neighborhood 

stability and character. Older neighborhoods like Eggertsville, for example, could 

benefit from decreasing household sizes and the increasing appeal of traditional 

development, which make smaller homes in pedestrian-oriented neighborhoods 

more attractive. 

 

The Town should encourage the proportional development of diverse housing types 

and price levels, including single-family detached (at a variety of lot sizes), 

townhouses, condominiums, apartments, and housing as part of mixed-use 

developments. Higher density housing should be located to complement established 

residential areas through appropriate standards for location and design (see Policies 

8-3 and 8-5).” 

 

The proposed Comprehensive Plan Amendment to accommodate a mixed-use and 

residential project is consistent Policy 8-2 since the project includes various housing types 

including apartments in two proposed mixed-use buildings and attached townhomes with garages 

on the east side of the Project Site on property to be rezoned to SC-3 as well as traditional 

multifamily buildings to be located on the western side of the Project Site on property to be rezoned 

to MFR-5.  The on-site residential units for lease are consistent with demographic trends 
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demonstrating there is an increased demand for apartments and townhomes for lease in 

communities in Western New York including the Town of Amherst. 

8-3  Encourage higher density residential uses in mixed-use developments and other 

appropriate locations. 

 

The proposed Comprehensive Plan Amendment to accommodate a mixed-use component 

on property to be rezoned to SC-3 is consistent Policy 8-3 since the Project Site is an appropriate 

location a mixed-use and residential project.  The language contained on Page 8-4 of the 

Comprehensive Plan discuss the benefits of higher density residential uses at appropriate locations 

that decrease the potential impacts of development on sensitive lands and also states that that 

incorporating mixed-use activity centers will help maintain and reinforce the character of 

established neighborhoods.  The Project Site is located on the north side of North French Road 

between the I-990 and Cross Pointe Business Park and the SA zoning is inconsistent with nearby 

land uses and zoning classifications. 

8-4  Work with UB to establish mixed-use centers around the periphery of both campuses. 

Policy 8-4 does not apply to the Comprehensive Plan Amendment since the proposed 

mixed-use project. 

8-5  Establish standards for multi-family housing to promote high quality design and 

neighborhood compatibility. 

The text on Page 9-8 and 9-9 of the Comprehensive Plan states as follows:  

“Policy 8-5  addresses the need to manage the location of higher density housing to 

ensure that it does not negatively affect the overall character of Amherst’s 

neighborhoods. Equally important is the establishment of standards addressing the 

design and appearance of multi-family housing and its relationships to adjoining 

land uses. In addition to improving the quality and livability of multi-family 

developments for residents and improving the “fit” of these developments into the 

community, design standards will also help to create a more positive public 

perception of multi-family housing. A greater public tolerance of multi-family 

housing will ultimately aid the Town in preserving open space and providing 

alternatives to single-family detached units that are dependent on automobile use. 
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Design standards should address the creation of multi-family housing via 

renovation or redevelopment of existing properties as well as new development. 

Design standards should also address the creation of multi-family housing for the 

elderly and other special needs residents. The standards should address all forms of 

multi-family housing including apartments, townhouses, and mixed-use 

developments.”  

 

The proposed Comprehensive Plan Amendment to accommodate a project that includes a 

mixed-use component is consistent Policy 8-5 since the mixed-use component of the project has 

been deliberately designed to be generally consistent with the Design Standards for mixed-use 

projects. 

B. Neighborhood Revitalization: 

8-6  Provide incentives for residential property repairs and improvements on a town-wide 

basis. 

Policy 8-6 does not apply to the Comprehensive Plan Amendment. 

8-7 Initiate a Neighborhood Conservation Program to promote revitalization of designated 

neighborhoods through measures such as code enforcement, capital improvements, 

and design standards. 

 

Policy 8-7 does not apply to the Comprehensive Plan Amendment. 

8-8  Promote the revitalization of older commercial areas as a focus of neighborhood 

activity and include support for building and property maintenance code 

enforcement. 

Policy 8-8 does not apply to the Comprehensive Plan Amendment since the Project Site is 

not located in designated older commercial area in the southern and western portions of the Town. 

8-9  Encourage participation from residents when the Town is developing action/ 

improvement plans for specific neighborhoods. 

 

 Policy 8-9 does not specifically apply to the Comprehensive Plan Amendment but is 

important to mention that the review process for the proposed mixed-use and residential project 

will involve multiple public hearings to be held by both the Planning Board and the Town Board. 
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VI. CONSISTENCY WITH POLICIES IN SECTION 9 OF THE COMPREHENSIVE 

PLAN (TITLED “COMMUNITY FACILITIES AND SERVICES”): 

Section 9 of the Comprehensive Plan is titled “Community Facilities and Services” and 

according to Section 9.2 of the Comprehensive Plan the Goal is as follows 

● Community facilities and services that meet residents’ needs and contribute to the 

Town’s high quality of life22 

 

The three (3) Objectives for “Community Facilities and Services” as set forth in Section 

9.2 of the Comprehensive Plan are as follows: 

●  Establish standards or performance criteria to determine community facility and 

service needs; and 

 

● Enhance the role of public facilities as centers of neighborhood and community 

activity; and 

 

● Provide quality facilities and services cost effectively by managing expenses and 

diversifying revenue sources 

 

There are nine (9) policies contained in Chapter 9 of the Comprehensive Plan and with the 

exception of Policies 9-4 and 9-5 these policies do not specifically apply to the Comprehensive 

Plan Amendment since the proposed mixed-use project does not consist of a community facilities 

project.   

B.  Community Facilities as Activity Centers: 

9-4  Integrate community facilities within mixed-use activity centers. 

 Policy 9-1 that is referenced within Policy 9-4 pertains to the need for the Town to identify 

and prioritize community facilities and service needs.  While the proposed mixed-use and 

residential project does not consist of a community facility use, the Project Site is accessible to 

various Town parks and other community facility amenities in the Town.   

 

22 See Page 9-2 of the Comprehensive Plan. 
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C.  Community Facility and Service Costs:  

9-5  Allow continued growth of the nonresidential tax base consistent with the 

Comprehensive (Land Use) Plan. 

 

The relevant text states as follows: “Amherst’s nonresidential (commercial retail, office 

and industrial) development partially subsidizes the costs of providing community facilities and 

services to residents. National studies have shown that commercial development derives excess 

revenues as compared to residential development. Results from a similar local study by the AIDA 

confirm these findings for Amherst. Thus growth in the nonresidential tax base is needed if the 

Town of Amherst (and other providers such as the public school districts) is to continue to provide 

quality facilities and services at rates affordable to taxpayers. Nonresidential development and 

redevelopment should be managed to be consistent with Comprehensive Plan goals, objectives, 

and policies for Land Use and Development and other elements, and with the Mixed-use activity 

centers should wherever possible include existing or new community facilities. concept of balance 

between economic development, livability, and community character expressed in the Vision 

Statement.”   

The mixed-use project include commercial space occupying the first floor a portion of the 

two mixed-use buildings and the project will contribute to the Town’s growth of its overall tax 

base quite substantially since the Project Site currently generates insubstantial annual property tax 

revenues.  Given the mixture of land uses, the Project Sponsor anticipates that the project will have 

positive net impact for taxing jurisdictions including the Town of Amherst, the school district and 

Erie County. 












