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Daniel J. Ulatowski, AICP 
Principal Planner/ZEO
716-631-7058

Sector 2. Properties Only
Monday December 14, 2020 – 7:00PM
Remote Town Board Public Hearing 

The public may view and participate in the
hearing via video or audio call-in at 7:00 pm. 
To join the Zoom meeting:

Zoom Meeting Computer/Visuals Link:
https://us02web.zoom.us/j/84092370654?pwd=cHBjaFV1d2Jr
WUdEUTFmM2JjY1E4UT09

Meeting ID: 840 9237 0654
Password: 940601

Call-In Instructions: 
Tel. No. 1-929-205-6099
Meeting ID: 840 9237 0654
Password: 940601

https://us02web.zoom.us/j/84092370654?pwd=cHBjaFV1d2JrWUdEUTFmM2JjY1E4UT09
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• Amherst Planning Department
5583 Main Street
Williamsville, NY 14221

716-631-7058

If you have question or concerns you may 
contact the Planning Department by 
telephone, U.S. Mail or use the project 
feedback form on the project page
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Project History

• Last September the Town adopted amendments to its 
Comprehensive Plan and corresponding mixed-use 
zoning regulations. The  mixed-use regulations resulted 
from a 3 year planning process originating from the 
Imagine Amherst Project, which was funded through a 
grant from NYSERDA. During the planning process the 
Town focused on commercial areas where new growth 
and revitalization would be encouraged. 
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• The map on the left is of the Town and 
shows the geography where the Town is 
encouraging new growth and revitalization. 
The colored areas represent designated 
centers and commercial mixed-use areas, 
where the new zoning will be applied.  

• The application of the new mixed-use 
regulations will first focus on properties 
within/near the Town’s new federal 
opportunity zone, which has been named 
the Boulevard Central District.

Project Scope
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Location
• The Boulevard Central District is generally 

bordered on the west by Niagara Falls 
Boulevard, on the north by Interstate 290 
and on the south by Sheridan Drive.
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DISTRICT NO.PARCELS
ACREAGE TO BE 

REZONED

SC-3 69 42.74

DC-3 8 12.70

DC-5 2 3.00

CTR-2.5 10 45.20

CTR-5 94 331.40

CTR-8 13 68.81

totals 196 503.85

• The entire rezoning action for this area affects 196 parcels,
totaling 504 acres of land.

• The majority of the affected parcels currently fall within the
GB (General Business) District, the SC (Shopping Center) District 
and some within the RD (Research and Development) District.

• Initially the OB (Office Building) and MS (Motor Service) 
zoned parcels will not be included. 

Project Scope
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• Due to its size, the rezoning action is being separated into 
two sectors (phases).

• Sector 1, which includes those parcels south of Maple Road, 
was recently approved by the Town Board on September 21, 
2020.

MAPLE SOUTH

AREA ID DISTRICT NO.PARCELS

ACREAGE 
TO BE 

REZONED

1 SC-3 17 15.15

2 SC-3 19 11.79

3 SC-3 29 10.32

4 DC-3 8 12.70

5 DC-5 2 3.03

6 CTR-2.5 7 33.8

7 CTR-2.5 3 11.36

11 CTR-5 14 75.08

12 CTR-5 13 29.70

13 CTR-5 3 22.90

14 SC-3 4 5.48

17 CTR-8 3 6.79

18 CTR-8 3 4.68

TOTAL 125 242.78

Two Phases – Sector 1.
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MAPLE NORTH

AREA ID DISTRICT NO.PARCELS

ACREAGE 
TO BE 

REZONED

8 CTR-5 17 117.37

9 CTR-5 26 52.40

10 CTR-5 9 24.35

15 CTR-5 12 9.61

16 CTR-8 7 57.34

TOTAL 71 261.07

Sector 2. – Focus of rezoning action

Sector 2, north of Maple Road, is the focus of this hearing.
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• The new mixed-use regulations created a 
total of 8 new zoning districts, 6 of which 
are being applied in the Boulevard Central 
District. 

• Only two of the six zoning districts are 
being applied in sector 2:   

• CTR-5 Center Five

• CTR-8 Center Eight 

New Zoning Districts
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Key Maps/Parcel Maps
Each area to be rezoned is 
identified by area ID numbers
shown on the Key Maps.

All maps and the 
corresponding table of 
affected parcels can be found 
on the Town’s project page for 
future reference.



Boulevard Central District - Rezonings Sector 2

Parcel ID’s
Each area map ID number 
corresponds to the address 
list of the affected parcels.

Each affected parcel has 
been further identified 
with a parcel ID number. 
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Presentation by Each Zoning District

Today’s presentation will be 
organized by each new zoning 
district.



• What do the New 
Mixed-Use Zoning 
Regulations do ? 

• The new mixed-use regulations 
allow the Town to shape building 
form and a building’s relationship 
to the street and other buildings.

• In some instances where new road 
frontage types will be established,  
the regulations provide for “build 
to” zones, rather than a minimum 
required building setback. 

• This allows for the buildings to be 
placed closer to the road, creating a 
more walkable environment and a 
physical sense of enclosure.

Boulevard Central District - Rezonings Sector 2



• The new regulations will work to break 
up large sprawling traditional forms of 
suburban development by  creating 
traditional blocks, new internal streets 
or shared vehicular access ways.

•

Boulevard Central District – Rezonings Sector 2Blocks
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Allowable Uses
• The new regulations will allow for a mixture of uses, and 

introduce new uses, including:
• Single family homes
• Multifamily homes
• Assisted group living
• Senior citizen housing

• Some permitted uses will be going away, including:
• Sexually oriented uses
• Vehicle sales (outdoor)
• Service stations
• Industrial uses if properties are currently zoned RD

• Uses may be mixed vertically or horizontally with the same 
building or may be mixed as separate uses on the same site.
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• The new regulations will reduce the amount of   
required parking by approximately 50%.

• As uses are more proximate to one another and 
other mobility options, including mass transit, ride 
sharing, biking and walking will increase, resulting in 
a reduction in surface parking. 
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Greater Proximity
• By allowing the mixture of uses, land uses become 

more proximate to one another, which can also 
allow for more density.  

• Encouraging growth and revitalization in Centers will 
allow people to work, live and play in one area 
which can increase social interactions and reduce  
dependency on the automobile.    

• The photo in the upper left is an existing commercial 
plaza at Maple and Sweet Home Roads. The site is 
currently zoned SC (Shopping Center) and is typical 
of suburban commercial development in the Town 
of Amherst.

• The photo below is a simulation over time showing 
how the site could redevelop as a Center using the 
new mixed-use regulations. 
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• The new regulations reduce allowable building 

heights in certain areas, paticularily near 
residentially zoned neighborhoods. The existing  
GB, SC and RD zoning districts allow for 65 foot 
tall maximum building heights, which is consistent 
with the allowable maximum height permitted in 
the proposed the CTR-5 district.

• The new CTR-8 district may allow for buildings as 
tall as eight stories, but limited to those areas 
near the Interstate 290 where such buildings 
height are more appropriate.
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• Within various parts of the Town, the location of 
the existing GB (General Business) and the SC 
(Shopping Center) zoning districts have resulted in 
land use conflicts. The dimensional standards  
have allowed for a “one size fits all” pattern 
without consideration for surrounding context.  

• The graphic on the left is an aerial image of the 
project area.  The red areas are land currently 
zoned GB (General Business).

• The introduction of the SC-3, DC-3 and CTR-2.5 
districts will allow for reductions in height in some 
areas, adjacent to single family residential uses  
where transitions in height are desired. 

• The introduction of the CTR-5 and CTR-8 districts 
may allow for taller building heights, but in areas 
that are primarily distant from residential uses.
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• 65 Properties will be rezoned to the CTR-5, Center 5 
zoning district.  

• The properties are within map ID areas 8, 9, 10 & 15     

CTR-5  Center 5 

• Attachment “A”       
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• The Center 5 District is intended to create new 

walkable mixed-use places with human-scaled 
internal streets.

• Required internal core and local streets break up 
large parcels into traditional blocks.

• Buildings will range from 1-5 stories in height.
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• Buildings along internal core streets must be based 

on frontage types.

• Frontage types include:      
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• 17 properties are located on Map ID 8.

• These properties are east of Niagara Falls Blvd. between Meyer Road 
on the south, Ridge Lea Road to the north and Baily Avenue to the east.

• The properties are currently zoned GB (General Business),
RD (Research & Development) and MFR-5 (Multifamily Residential Five) 
and will be rezoned to CTR-5, Center 5.

• Properties to be rezoned include:

Map ID 8.  
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• 26 properties are within map ID 9.

• These properties are along the north side of Maple Road and the south    
side of Meyer Road, between Niagara Falls 
Blvd. to the west and Bowmart Pkwy to the east.

• The properties are currently zoned GB (General Business) with one 
parcel within the R-4 (Residential District Four). The properties
will be rezoned to Center CTR-5, Center 5.

• Properties to be rezoned include:

Map ID 9.  
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• 9 properties are within map ID 10.

• These properties are along the north side of Maple Road  
between Sweet Home Middle School to the west and I-290 to
the east.

• The properties are currently zoned SC- Shopping Center and
GB (General Business), and will be rezoned to CTR-5, Center 5.

• The properties to be rezoned include:

Map ID 10.  
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• 13 properties are within map ID 15.

• These properties are along the north side of Meyer Road  
east of Baily Avenue .

• The properties are currently zoned RD (Research & Development)
with one parcel within the R-3 (Residential District Three) 
the properties will be rezoned to CTR-5, Center 5.

• The properties to be rezoned include:

Map ID 15.  

15M
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• 7 Properties will be rezoned to the CTR-8, Center 8 
zoning district.  

• The properties are within map ID area 16      

CTR-8  Center  
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• The Center 8 District is intended to create new 

walkable mixed-use places with human-scaled 
internal streets in locations that are near the 
Interstate 290 or appropriate for the Town’s tallest 
new buildings .

• The Center 8 district is intended to provide for a 
variety of retail, service and commercial uses, as well 
as multifamily residences and offices.  

• Required internal core and local streets break up 
large parcels into traditional blocks.

• Buildings will range from 1-8 stories in height.
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• Buildings along internal core streets must be based 

on frontage types.

• Frontage types include:      
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• 7 Properties are within map ID 16.

• These properties are along the east side of Ridge Lea Road 
and Bailey Avenue and west of the I-290.

• The properties are currently zoned RD (Research & Development) with 
one parcel within the CF (Community Facilities ) and a portion
of another parcel within the R-3 (Residential District Three). The 
parcels will be rezoned to CTR-8, Center 8.

• The properties to be rezoned  include:

Map ID 16.  
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• On December 14, 2020  at 7:00 PM the Town Board will conduct a remote public hearing
to allow affected properties owners and the general public to present questions and /or concerns.

• After the scheduled public hearing , the Town Board may approve, deny or approve 
with modification the proposed rezonings .  

Next Steps
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• Zoning is not retroactive; the new regulations apply when a property becomes re-developed 
or a site plan change occurs.   

• Uses that are made legal non-conforming after a property is rezoned may continue 
uninterrupted, until abandoned or destroyed. 

• Uses established prior to a rezoning are legally protected pursuant to the provisions of
Part 9, Non-Conforming Use Regulations, of the Zoning Ordinance. 

After your property is 
rezoned
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• Amherst Planning Department
5583 Main Street
Williamsville, NY 14221

716-631-7058

Questions may be directed to the Planning Department via 
Telephone, U.S. Mail or the project feedback form on the project 
page. 


