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August 19, 2014 
 
Nancy Herter, Historic Preservation Program Analyst, Archaeology  
New York State Office of Parks, Recreation and Historic Preservation  
Division for Historic Preservation 
P.O. Box 189 
Waterford, NY 12188-0189 
 
Re: SEQRA Type I Action Review- Buildings & Structures Review  

Project Name:  Westwood Neighborhood 
 Project Site: 772 North Forest Road, 385 & 391 Maple Road (Town of Amherst, Erie 
 County) 
 Applicant/Project Sponsor: Mensch Capital Partners, LLC 
 OPRHP File #12PR04942 
 
Dear Ms. Herter:  
 
Thank you for providing a response letter to our request for comments concerning the proposed 
Westwood Neighborhood mixed use project (“Westwood”) located within the Town of Amherst, 
Erie County.  As noted within your letter dated June 10, 2014, you have previously received the 
Phase 1A and Phase 1B Cultural Resource Investigation Reports as prepared by Robert Dean of 
Heritage Preservation & Interpretation Inc. (“HPI”) for the Westwood Project Site.  
 
We are currently coordinating with HPI to have further Phase II Site Evaluation work performed 
at the project site in the late summer and fall of this year. Upon completion of that work and 
preparation of a full Phase II Site Evaluation Report by HPI, we will forward a copy of the 
Report to you for your review and consideration.  
 
Attached to your response letter was a request for additional information from the Buildings, 
Structures and Districts Division of the New York State Office of Parks, Recreation and Historic 
Preservation. In an effort to provide a complete evaluation and opinion regarding the potential 
historic significance of the existing Westwood Country Club Golf Course and Clubhouse, the 
Division of Buildings, Structures and Districts has requested additional information concerning 
the history, construction and current condition of the facilities. Please find attached the following 
exhibits intended to provide the necessary information as per its request: 
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 Exhibit “A”: Project Site and History Description; 
 

 Exhibit “B”: Project Site and Clubhouse Photographs; and 
 

 Exhibit “C”: Town of Amherst Historic Preservation Commission Site Assessment as  
  per the Updated Local Reconnaissance Level Survey of Historic   
  Resources  

 
In terms of our current plans regarding future use of the Clubhouse structure, as stated within the 
previously provided Rezoning Application and Draft Generic Environmental Impact Statement 
(“DGEIS”) for the Westwood Neighborhood Project, it is the Project Sponsor’s intention to 
maintain the original historic Clubhouse structure and incorporate the facility into the mixed use 
redevelopment project plan for the Project Site.  The Project Sponsor recognizes the cultural and 
potential historic value of the original clubhouse structure and is proposing a project layout that 
would result in the original clubhouse structure becoming a focal point for the proposed mixed 
use redevelopment project. 
 
Please review the attached documents and advise if additional information is needed by the 
Buildings, Structures and Districts Division to complete its review.  Thank you for your time 
concerning this matter and please feel free to contact me with any further questions or concerns.  
 
Sincerely, 
 
 
 
Brad Packard 
Project Manager 
Cell: 716.907.0746 
Email: bpackard@ciminelli.com 
 
Enc. 
 
cc: Robert T. Englert, Program Analyst, NYSOPRHP [w/enclosures] 
 Andrew J. Shaevel, Managing Partner, Mensch Capital Partners, LLC 
 Sean Hopkins, Esq., Hopkins & Sorgi PLLC 
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EXHIBIT “A” 

Project Site and History Description 

A.  Project Site Description: 

 The 170-acre Westwood Project Site is located at 772 North Forest Road, 385 Maple 

Road and 391 Maple Road in the south-central portion of the Town of Amherst, Erie County, 

New York (“Project Site”).  The Project Site is bounded by Sheridan Drive (State Route 324) on 

the south; Maple Road (County Road 192) on the north; North Forest Road (County Road 294), 

Ellicott Creek, and the Audubon Par 3 Golf Course on the east; and Frankhauser Road and 

Fairways Boulevard on the west (refer to Figure A-1, General Project Location Map, located at 

the end of this Exhibit).  The Project Site is situated approximately 0.25 mile east of Interstate 

290 and approximately one mile south of the State University of New York (SUNY) at Buffalo 

North Campus (“UB North Campus”).  Ellicott Creek crosses the south eastern boundary of the 

Project Site.  

 The Project Site is currently operated as the Westwood Country Club (“WCC” or 

“Club”), a private, members-only club that includes an 18-hole golf course, swimming pool and 

clubhouse.  The original clubhouse banquet facilities, kitchen and locker rooms were built in 

1928.  Access to the Project Site is currently via a private driveway that connects to North Forest 

Road.  This existing driveway extends to the entrance of the clubhouse and the existing parking 

spaces.   

B.  Westwood Country Club History: 

 The Project Site has been occupied by the WCC since 1945.  However, the use of the 

Project Site as a private golf course dates to 1919, when the Willowdale Golf Club was 
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organized; the club began operations in 1921, when a 9-hole golf course opened on the site. The 

existing WCC clubhouse, built in a Tudor style, was constructed by Willowdale and opened in 

1928. 

 After the golf club membership was adversely affected by the stock market crash of 1929 

and the subsequent Great Depression, the Willowdale joined with another Jewish men’s club in 

Buffalo (the Montefiore Club) to create the Wilmont Town and Country Club.  However, this 

arrangement failed, and by the early 1930s, the Westwood property was opened as the Blossom 

Heath Country Club and was later used as a casino.  In conjunction with the Forest Road 

Corporation (which owned the land), the WCC was re-established as a private golf and social 

club in 1945. For a brief narrative describing the historic transition of the Westwood site 

ownership, please refer to Figure A-2, Summary of Historic Map Data, located at the end of this 

Exhibit.   

 In 2011, the Project Sponsor acquired the Project Site from the equity members of the 

Forest Road Corporation. The equity members of Forest Road Corporation decided to sell the 

Project Site based on the fact the country club was no longer financially viable and the 

membership was only 350 members at the time of the sale.  The WCC currently includes an 18-

hole golf course, pool, tennis courts, and clubhouse.  Although a privately-owned, members-only 

(non-equity) club, the WCC includes a restaurant in the clubhouse open to the public.   

C. Golf Course History 

 Prior to being established as the 18-hole Westwood Country Club in 1945, the original 

club and course was founded as The Willowdale club, a 9-hole course, in 1921 [refer to Figure 

A-3, Willowdale Club Aerial (1927), located at the end of this Exhibit]. Anecdotal history, 
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Westwood Club records, and all golf trade sources surveyed credit William Edward Harries 

(1886-1972) with designing and overseeing construction of the original Willowdale Club golf 

course in 1921.1  Furthermore, original design plans for the initial 9-hole golf course are 

currently on display within the Westwood men’s locker room and clearly establish the firm of 

Harries & Hall Landscape Architects as the course designer within the plan title block (please 

refer to Figure A-4, Willowdale Club Golf Course Design Plan, located at the end of this 

Exhibit). The work was performed in association with the firm that Harries was partner of, that 

is, Harries & Hall of Toronto and Buffalo, originally founded in Toronto circa 1911 (the Buffalo 

office being established in 1916).2 Harries was a well-known Landscape Architect whose work 

influenced and was responsible for many of the public works in New York, Canada, and 

England. One such example of a public course designed by Harries is the Town of Amherst 

Audubon Golf Course, originally opened in 1942 and located directly across Maple Road from 

the WCC.3  A native of Buffalo, NY, Harries obtained a Bachelor of Science in Agriculture from 

Cornell University (1904-1908), where he studied Landscape Architecture. Mr. Harries partnered 

with college associates to create a very successful architectural firm that eventually had offices in 

both Toronto and Buffalo.4 

 The majority of historical records note Geoffrey Cornish (1914-2012) as having provided 

renovation design work to the Westwood Country Club. Cornish’s biography identifies that he 

                                                            
1 Golf Digest Magazine Online. http://courses.golfdigest.com/l/25759/Westwood‐Country‐Club‐Westwood. 
2 "Forgotten landscape architectural firm of Harries, Hall and Kruse of Toronto and Buffalo.." The Free Library. 1999 
Wilfrid Laurier University 25 Jul. 2014 
http://www.thefreelibrary.com/Forgotten+landscape+architectural+firm+of+Harries%2c+Hall+and+Kruse+of...‐
a030235619 
3 Golf Link Online. http://www.golflink.com/golf‐courses/course.aspx?course=766845. 
4 “Course Designer: Mr. William E. Harries.” Oneonta Country Club. 2013. 
http://www.oneontacountryclub.org/course‐design/. 
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had provided design oversight in the addition of a number of lakes to the Westwood course in 

1959 as well as some minor green modification work.5 Cornish was a golf course architect, 

author, and a fellow of the American Society of Golf Course Architects, he designed over 200 

courses, including 9-hole additions, around the world.6 

D. Westwood Clubhouse History: 

 The original structure of the current Westwood Clubhouse was designed by Louis 

Greenstein (1886-1972) in 1921 as commissioned by the owner at the time, Willowdale Country 

Club (Please refer to figure A-5, Louis Greenstein- Willowdale Clubhouse Construction Bid 

Listing, located at the end of this Exhibit). The original building was limited to a 2 story 

structure approximately 4,800 sq. ft. in size (48’x101’) and was opened for use in 1928. Due to 

financial hardship associated with the stock market crash of 1929, the Willowdale Club 

combined with the Montefiore Club, another Jewish men’s club located in the City of Buffalo. 

Upon foreclosing on the current Westwood Country Club site and Clubhouse, the Willowdale 

club membership moved their records and belongings into the Montefiore Club. Unfortunately, 

the Montefiore Club was subject to a fire that resulted in the destruction of the building and its 

contents (Please refer to Figure A-6, Montefiore Club Fire Newspaper Article, located at the end 

of this Exhibit). It is believed that the building plans and legal records associated with 

construction of the Willowdale Clubhouse were lost in the fire.  

 In terms of the historical integrity of the current Westwood Clubhouse structure, much of 

the original building fabric has been significantly altered both on the exterior and interior over 

                                                            
5 GolfClubAtlas.com. “Golf Course Architecture‐ “Wiilowdale (now Westwood CC)”.  
http://www.golfclubatlas.com/forum/index.php/topic,55850.10/wap2.html 
6 "Geoffrey Cornish ‐ golf course architect ‐ golf courses built, articles, related information". www.worldgolf.com. 
Retrieved 2014‐07‐25. 
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the approximately 80 years since its original construction. Additions, alteration, and renovations 

to the structure beginning in the 1950’s and continuing more recently within the last 20 years 

have resulted in a clubhouse that is substantially larger than the original structure at a total 

building area of approximately 33,891 sq. ft. (compared to the original approximately 4,800 sq. 

ft. structure).  The additions were typically constructed to accommodate larger banquet halls and 

shower/locker room areas and these additions have greatly compromised the appearance of the 

original clubhouse structure. An analysis of the Clubhouse site aerial photographs spanning from 

1926 to 2014 clearly depicts the level of additions and alterations that have occurred over time 

(Please refer to Figure A-7, Historical Clubhouse Aerial Comparison, located at the end of this 

Exhibit).    
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Nussbaumer & Clarke, Inc. Figure A-1 General Project Location 
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Heritage Preservation & Interpretation Inc.         Figure A‐2 Summary of Historic Map Data 
 

Summary of Historic Map Data, Westwood Country Club Locality 
  
1854 Samuel Geil:  First indication of roadways and there are several residences within the project 
area. Neither of the current major east‐west roadways (Maple Road and Sheridan Drive) exist. The roads 
across the southern part of the project area continue to be shown on maps and aerials up to 1938.      
  
1866:  Roads shown in 1854 remain and there are two residences present: “G. Gretsinger” and “D. 
Cole”.  The latter residence shows continuity with the 1854 listing.  The “Christman” residence, north of 
those along the roadways is now attributed to “J. Covey”.  
  
1880:  Roads in the southern part of the property are still present but their shapes have changed 
somewhat.  One residence is still shown along the north side of the road and is attributed to “G. 
Gretsinger” showing continuity with the 1866 map.  A portion of the property to the north of the 
roadway is labeled as the “Kibler Estate” and may include one or more structure symbols in the area 
where the “Covey” residence had been drawn. There do not appear to be any structures in the area 
where the Christman/Covey residence had been shown.  
  
1900/1901:  The roads in the southern part of the property conform to the arrangement shown on 
the 1880 map.  Only two structure symbols are present along the north side of the road and appear to 
be in the same locations as residences previously attributed to “G. Gretsinger” and “D. Cole”  
  
1909/1915:  The majority of the area is attributed to “G. Gretzinger”(sic).  Two residential structures 
are shown in the general locations where these have been previously plotted.  This map provides 
additional detail indicating that the western structure had an associated barn or similar outbuilding on 
the south side of the road. The eastern structure is associated with two structures to the northwest.    
  
1927:  Aerial photos show the roadways that have been present since the late‐19th century.  They also 
show that construction of the country club has been started.  Sheridan Drive, on the south edge of the 
project area, has been constructed or is in the process of being constructed. A rectangular vegetation 
zone is evident in the northwest quarter of the property.  That general area, apparently a wooded 
section, is still evident on current maps and aerial photographs.  
  
1948:  The roadways that had been evident in the southern part of the property since 1866 are no 
longer represented. A newer roadway off North Forest Road accesses the country club buildings and the 
area is identified as the “Wilmot Country Club”.   The small wooded zone in the northwest is still 
apparent. There is an apparent structure symbol in the southwest quarter of this map.  It seems rather 
outsized for symbols used for residential locations.  There is no structure shown on the 1951 aerial 
photograph in this general area.  For that reason it was thought that the symbol might have been added 
to the particular map that was scanned.  However, other digital versions of the map do show the 
structure symbol.          
  
1951:  The country club locale shows more clearly and does not appear to have significantly expanded 
beyond its 1927 limits.  The 19th century roadways in the south are more clearly defined but are 
probably only used as private accesses with the exception of the portion on the east representing the 
country club entrance.   
  
The expansion of the country club golf course to its current extent occurred prior to 1994.  Aerial 
photographs from 1994, 2002, 2005, and 2011 show the minimal changes to the area.    
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Erie County Historical Aerial Photos Archive  Figure A-3 Willowdale Club Aerial (1927) 
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Westwood Country Club Records Archive  Figure A-4 Willowdale Club Golf Course Design Plan 
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The American Contractor‐ Volume 42       Figure A‐5  Louis Greenstein‐ Willowdale Clubhouse 
(February 5, 1921)                                                                                       Construction Bid Listing                

  

Source: "Building and Construction News Section." American Contractor, Business Journal of Construction 1 Jan. 1921. 
Web: 
http://books.google.com/books?id=OjVYAAAAYAAJ&printsec=frontcover&source=gbs_ge_summary_r&cad=0#v=onepa
ge&q&f=false 
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Observer-Reporter Newspaper (Washington, Pennsylvania- 1969)  Figure A-6 Montefiore Club Fire Newspaper Article 
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Erie County Historical Aerial Photos Archive Figure A-7 Historical Clubhouse Aerial Comparison 
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EXHIBIT “C” 

Town of Amherst Historic Preservation Commission Site Assessment  
as per the Updated Reconnaissance Level Survey of Historic Resources  

(August 2011) 
 
A.  Reconnaissance Level Survey Process and Description: 

 
 Beginning in 1997, The Town of Amherst and the Amherst Historic Preservation 

Commission utilized the services Bero Associates Architects to complete a Reconnaissance 

Level Survey of Historic Resources (“Reconnaissance Survey”) within the community. 

Additionally, in 1998, the Town utilized the services of Bero Associates Architects to complete 

an Intensive Level Survey of Historic Resources. The intent of both surveys was to identify and 

evaluate historic resources within the Town so they might be considered in future town planning 

and preservation planning.1 Subsequently, in August of 2011, the services of KTA Preservation 

Specialist (“KTA”) were utilized to develop an Updated Reconnaissance Level Survey of 

Historic Resources (“Updated Survey”). The Updated Survey was conducted as a joint effort 

between KTA and UB Archaeological Survey. The persons conducting the survey and involved 

in the historic research were all 36 CFR qualified.2  The resumes of the principal investigators 

are included in Appendix 6 of the Updated Survey.3   

 The Updated Survey re-evaluates the properties included in the Reconnaissance Survey 

and documents their existing condition. The survey was limited to above-ground historic 
                                                            
1 KTA Preservation Specialist. “Town of Amherst Updated Reconnaissance Level Survey of Historic Resources”. 
Town of Amherst Historic Preservation Commission. Town of Amherst, August 2011. Web. 28 July 2014.  
< http://www.amherst.ny.us/pdf/committees/additional/historic/methodology.pdf>  
2 KTA Preservation Specialist. “Town of Amherst Updated Reconnaissance Level Survey of Historic Resources”. 
Town of Amherst Historic Preservation Commission. Town of Amherst, August 2011. Web. 28 July 2014.  
< http://www.amherst.ny.us/pdf/committees/additional/historic/methodology.pdf> 
3 Copy of the Updated Survey can be downloaded from the following web page address: 
<http://www.amherst.ny.us/govt/committees/govt_committeeadditional.asp?board_code=Historic> 
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resources. The property selection criteria and guidelines used in the evaluation of properties as 

historic resources consider both the historic context and architectural fabric of properties. The 

selection criteria and guidelines were based on the local criteria for the designation of landmarks 

under the Town of Amherst’s Local Law Establishing Regulations for Historic Preservation4, 

and the National Register Criteria for Evaluation, which are contained in the National Park 

Service Publications: National Register Bulletin, 15 Standards and Guidelines for Evaluation; 

Standards and Guidelines for Identification, and National Register Bulletin, 24, Guidelines for 

Local Surveys: A Basis for Preservation Planning.5  

 A rating system was established to provide a basis of comparison for the relative merit of 

properties on a town-wide and regional context. The architectural significance – locally, 

regionally and nationally; the architectural integrity; the integrity of the setting or context, and 

the historic significance – locally, regionally and nationally were all considered when evaluating 

a property. It should be noted that a local resource might be given a higher rating despite a loss 

of integrity if the resource is rare and not well represented in the Town. 

 Each of the properties on the Annotated Lists (Appendix 1 and 2) within the Updated 

Survey has been assigned one of the following color codes: 

 BLUE- Extremely high architectural and/or historic significance. These properties would 
likely also meet the criteria to be considered National Register eligible. A locally 
significant district. A resource that is rare and lacks individual distinction. All districts 
are considered Blue as are most farmsteads. 

 
 GREEN- Above average architectural and/or historical significance. May have some 

alterations that compromise the integrity such as replacement windows. Would possibly 

                                                            
4 The local law establishing regulations for Historic Preservation is located in Chapter 121 of the Code of the Town  
of Amherst is available online at the Town of Amherst website at http://www.amherst.ny.us 
5 KTA Preservation Specialist. “Town of Amherst Updated Reconnaissance Level Survey of Historic Resources”. 
Town of Amherst Historic Preservation Commission. Town of Amherst, August 2011. Web. 28 July 2014 
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meet the criteria for to be considered National Register eligible. 
 

 YELLOW- Moderate architectural and/or historical significance. Has been altered, but 
still retains sufficient historic fabric to convey historic meaning. Important local 
resources. Would likely not meet the criteria for to be considered National Register 
eligible. 
 

The color ratings are further qualified by the following designations: 

 +  More significant than the average property within its color category. 
 ‐  Less significant than the average property within its color category. 
 
B.  Westwood Property and Clubhouse Evaluation:  
 
 The evaluation of the Westwood Property and Clubhouse is included within Appendix 1 

of the Updated Survey (refer to Figure C-1, Westwood Property & Clubhouse Evaluation, 

located at the end of this Exhibit). The Updated Survey identifies the reason for inclusion as 

“early 20th century social/recreational architecture in Tudor Revival style (social history).” The 

Westwood Property is further identified as a “Green” color code property, suggesting the 

property contains above average architectural and/or historical significance that would possibly 

meet the criteria for National Register consideration. It is important to note that the Description 

Section of the Update Survey only identifies changes that include the “replacement of some slate 

roof shingles with asphalt shingles and a large flat roof addition.” The description section fails to 

identify the significant alterations that have been made to the original clubhouse structure as a 

result of substantial exterior additions and renovations that have taken place beyond the period of 

potential cultural/historical significance and that have not been consistent with the appearance 

and material utilized for the original clubhouse structure.     
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Town of Amherst Updated Reconnaissance Level Survey of Historic Resources Figure C-1 Westwood Property & Clubhouse Evaluation 

                                 





















































































































































































































































 
 
 
 
 
 

New York State Department of Environmental Conservation  
Brownfield Cleanup Program 

  
Brownfield Cleanup Program Application 

Location 
Westwood Country Club 

772 North Forest Road (SBL #68.01-1-1) 
Amherst, Erie County, New York 

 
Please find contained herein the NYSDEC BCP Application applicable to the Westwood 

Country Club (Site ID #C915291), including the Supplemental and Supporting Information. To 
access the complete BCP Application to include all attachments, exhibits and appendices please 

note the following resources: 
 

NYSDEC BCP Application Contact: 
    Michael Hinton, Project Manager  
    NYS Dept. of Environmental Conservation, Region 9 
    270 Michigan Avenue  
    Buffalo, NY 14203 
    Phone:  716.851.7201 
    Email:  Michael.Hinton@dec.ny.gov 
 

NYSDEC BCP Application Site ID #C915291 Document Repository: 
    Contact: Roseanne Butler-Smith, Director 
    Buffalo & Erie County Public Library 
    Williamsville Branch 
    5571 Main Street 
    Williamsville, NY 14221 
    Phone:  716.632.6176 

 
Digital Copy of NYSDEC BCP Application Site ID #C915291 Available Online at: 

www.westwoodamherst.com 
 
 

        Prepared By: 
       
      Mark Colmerauer, Environmental Service Manager 
      141 Elm Street, Suite 100 
      Buffalo, NY 14203 
      Office Phone: 716.847.1630 
      Fax:  716.847.1454 
                                     www.cscos.com 
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TECsmith 
 

TECSMITH, Inc. 
PO Box 383  

Elma, New York 14059-0383 
Tel: 716-687-1418 

 Fax: 716-655-3369  

water and wastewater monitoring specialists 

Date:  December 1, 2014 
 
 
SANITARY SEWER FLOW CAPACITY STUDY – Summary Review 
 
Prepared For:  
 
Brad Packard , AICP 
Director of Development &Planning 
Ciminelli Real Estate Corporation 
350 Essjay Road 
Williamsvile, NY 14221 
 
Project Name: Westwood Project- Downstream Sanitary Sewer Flow Monitoring 
 
Flow Monitoring Period:  October 9, 2014 to November 6, 2014  
 
Rain Events (> 0.5-inches) Monitored:  October 17, 2014 (0.74) 
 
Number of Monitoring Nodes: Five (3) downstream manholes 
 
Node Locations and Descriptions: 
 

• NODE 1 …. 4180 Sheridan Dr. (36”) 
• NODE 2 …. Chestnut Ridge (60”) 

 
Summary Conclusion: 
 
Based on the data presented in this report, specifically the flow depth measurements recorded 
(see graphs below): 

• One time did the flow depth exceed pipe diameter at any of the downstream monitoring 
points during the rain events monitored.   

• At no time during the monitoring period did the flow at any point slow or stall which would 
have caused a backup or flooding at the manhole. 

 
 
 
 
 
 
 
 
 
 
 
 
 



TECsmith 
 

TECSMITH, Inc. 
PO Box 383  

Elma, New York 14059-0383 
Tel: 716-687-1418 

 Fax: 716-655-3369  

water and wastewater monitoring specialists 

 
 
 
 
Depth of Flow Capacity Summary:  

Depth of flow capacity is based on diameter of pipe.  See graphs below. 
 
• One time during the monitoring period did depth of flow exceed pipe diameter at NODE 1. 
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• One time during the monitoring period did depth of flow exceed pipe diameter at NODE 2. 
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SECTION II. Monitoring Flow Summary Table 
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SECTION III. Field Sheets 
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FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

4180 Sheridan Dr. 1 CIM001

910 UAH

11/6/14 12:55 pm KK PG

16.546 INCHES INCHES INCHES

9.97 MGD MGD

251 GAL X1000 GAL X1000

3.46 FT/sec. FT/sec. FT/sec.

38

5.4

Downloaded data, checked level, Removed meter



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

4180 Sheridan Dr 1 CIM001

910 UAH

10/17/14 9:56 am KK RS

49.861 INCHES INCHES INCHES48.406

19.14 MGD MGD19.31

-1609394807 GAL X1000 0 GAL X1000

4.16 FT/sec. FT/sec. FT/sec.4.46

100 100

5.2 5.3

Downloaded data, checked level, totalizer was reading negative, so was reset 



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

4180 Sheridan Dr 1 CIM001

910 UAH

10/22/14 2:16 pm KK RS

8.809 INCHES INCHES INCHES8.993

2.80 MGD MGD2.70

20941 GAL X1000 20950 GAL X1000

3.20 FT/sec. FT/sec. FT/sec.3.23

100 100

5.2 5.2

Downloaded data, checked level



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

Chestnut Ridge 2 CIM001

910 PIZ

10/22/14 1:25 pm KK RS

20.103 INCHES INCHES INCHES19.954

11.57 MGD MGD11.72

169 GAL X1000 169 GAL X1000

3.16 FT/sec. FT/sec. FT/sec.3.10

35 35

5.4 5.4

Downloaded data, checked level,



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

4180 Sheridan Dr 1 CIM001

910 UAH

10/31/14 11:39 am KK

6.966 INCHES INCHES INCHES7.25 7.208

1.79 MGD MGD1.84

37503 GAL X1000 37503 GAL X1000

2.97 FT/sec. FT/sec. FT/sec.2.95

100 100

5.3 5.3

Downloaded data, checked level



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

Chestnut Ridge 2 CIM001

910 PIZ

10/31/14 11:52 am KK PG

16.546 INCHES INCHES INCHES16.25 16.448

9.97 MGD MGD9.93

251 GAL X1000 251 GAL X1000

3.46 FT/sec. FT/sec. FT/sec.3.47

38 39

5.4 5.3

Downloaded data, checked level,



FLOW METER RECORD
Installation / Calibration
SITE DATA

SITE  I.D.   JOB NO.  

METER MODEL  METER S/N  PROBE(S) S/N

DATE  TIME  CREW  

RIM TO INV  PIPE SIZE  PROBE LOC.  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL   

SIGNAL  %  %

BATTERY  VDC  VDC

BUCKET CALIBRATION

ACTUAL  METER   

WORK COMPLETED:

  
 
 
 

NOTES:

4180 Sheridan Dr. 001 CIM001

910 UAH TEC 11

10/9/14 3:17 am PG KK

>20 36 Inches Upstream

9.284 INCHES 9.25 INCHES 9.211 INCHES

3.14 MGD 3.13 MGD

11 GAL X 1000 11 GAL X 1000

3.41 FT/sec. FT/sec. 3.30 FT/sec.

100 100

5.3 5.1

0.00 0.00

Installed 910 with sub AV in 36 inch upstream pipe



FLOW METER RECORD
Installation / Calibration
SITE DATA

SITE  I.D.   JOB NO.  

METER MODEL  METER S/N  PROBE(S) S/N

DATE  TIME  CREW  

RIM TO INV  PIPE SIZE  PROBE LOC.  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL   

SIGNAL  %  %

BATTERY  VDC  VDC

BUCKET CALIBRATION

ACTUAL  METER   

WORK COMPLETED:

  
 
 
 

NOTES:

Chestnut Ridge 002 CIM001

910 PIZ 43

10/9/14 2:22 pm PG KK

>20 60 Inches Downstream

20.304 INCHES 20.375 INCHES 20.318 INCHES

11.55 MGD 11.87 MGD

0 GAL X 1000000 0 GAL X 1000000

3.13 FT/sec. FT/sec. 3.07 FT/sec.

36 34

5.4 5.4

0.00 0.00

Installed 910 with sub AV in 60 inch downstream pipe



FLOW METER RECORD
Field Check / Data Download
SITE DATA

SITE  I.D.  JOB NO.  

METER MODEL  SERIAL NO  

DATE  TIME  CREW  

INITIAL READINGS ACTUAL MSMTS FINAL READINGS

LEVEL    

FLOW   

TOTAL   

VEL    

SIGNAL  %  %

BATTERY  VDC  VDC

WORK COMPLETED:

  
   
  

EQUIPMENT REMOVED: METER MODEL METER S/N
PROBE MODEL PROBE S/N
PROBE MODEL PROBE S/N

NOTES:

Chestnut Ridge 2 CIM001

910 PIZ

11/28/14 9:33 am KK JS

18.717 INCHES INCHES INCHES16.25

11.39 MGD MGD

566 GAL X1000 GAL X1000

3.31 FT/sec. FT/sec. FT/sec.

31

5.2

Downloaded data, checked level, removed from manhole
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EXECUTIVE SUMMARY 

 

OVERVIEW 

The purpose of this updated Traffic Impact Study (“TIS”) is to identify and evaluate the potential 

traffic impacts associated with the proposed Westwood mixed-use neighborhood in the Town 

of Amherst, New York. In an effort to define the potential traffic impacts, this analysis 

determines the extent of existing traffic conditions, projects background traffic flow and 

volumes including area growth, and projects changes in traffic flow on the roadway network in 

the study area associated with the proposed mixed-use neighborhood. This updated TIS also 

includes our firm’s recommendations based on a comprehensive analysis of the potential traffic 

impacts associated with the proposed mixed-use neighborhood. 

 

This updated TIS has been requested by Mensch Capital Partners, LLC (“Project Sponsor”) in 

association with its submission of a revised Draft Generic Environmental Impact Statement 

(“DGEIS”) which will include a comprehensive analysis of the potential environmental impacts of 

the proposed mixed-use neighborhood. This updated TIS includes an analysis of the potential 

traffic generation of the “alternatives” to the proposed mixed-use neighborhood. Additionally, a 

new Section XII of this updated TIS has also been included based on comments contained in a 

Memorandum issued by the Town of Amherst Planning Department dated September 3, 2014 

based on its review of the originally submitted DGEIS on July 14, 2014. The results of the 

analysis of the “alternative” concept plans to be included in the revised DGEIS are included in 

the Appendices. 

 

Until December 31, 2014, the approximately 170 acre project site was occupied by the 

Westwood Country Club, a private 18-hole golf course. The project site is bounded by: Maple 

Road to the north; the Audubon Par 3 Golf Course, Ellicott Creek, and North Forest Road to 

the east; Sheridan Drive to the south; and Frankhauser Road and Fairways Boulevard to the 

west. The proposed mixed-use neighborhood consists of the following land uses as depicted on 

the current Preliminary Conceptual Master Plan (“Preferred Plan”) prepared by C&S Engineers, 

Inc.: 

 

 Mixed-use Village Square 

o 115,000 SF commercial component 

o Apartments – 352 units 

 Condominium Town Home Development – 84 units 

 Patio Home Subdivision – 113 lots 

 Single Family Home Subdivision – 47 lots 

 Office Park (professional office space) – 200,000 SF 

 Senior Living 

o Assisted Living – 200 beds 

o Independent Living Apartments – 96 units 

 Rental Town Home Development – 93 units 

 Hotel – 130 rooms   

 Synagogue- 25,000 SF  

 

Access to the proposed mixed-use neighborhood will be provided via a new north/south 

roadway, to be dedicated to the Town, connecting Maple Road and Sheridan Drive. The 

northerly access point will form a new “T” intersection at Maple Road. The southerly access will 

intersect Sheridan Drive on the north side directly opposite the existing Fenwick Road 

intersection on the south side of Sheridan Drive. A right-in/right-out/left-in only driveway was 
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considered along Sheridan Drive between Fenwick Road and North Forest Road. However, this 

access point has been removed from the updated Conceptual Master Plan based on input 

received from the New York State Department of Transportation (“NYSDOT”). 

 

Construction of the proposed mixed-use neighborhood is anticipated to reach full build-out in 

approximately 10 years and the build-out will occur over multiple phases. However, for 

purposes of this study, our firm’s analysis takes into account the full redevelopment of the 

project site. Town of Amherst officials were contacted to discuss projects within the study area 

that are under construction and/or approved. There is a proposed 21 lot patio home project 

proposed by Elite Construction on several parcels located to the west of the project site at 

4176-4188 Sheridan Drive. To account for normal increases in background traffic growth, 

including the aforementioned proposed patio home project, which has not been approved at 

this time, as well as any unforeseen developments in the project study area, a growth rate of 

0.25% per year has been applied to the existing traffic volumes, based upon historical traffic 

growth derived from New York State Department of Transportation (“NYSDOT”) and Greater 

Buffalo-Niagara GBNRTC traffic volume projections for the area, for the 10-year build-out 

period. 

 

The operating characteristics of the site access roads and impacts to the adjacent roadway 

network are identified and mitigating measures, if any, are provided to minimize any capacity or 

safety concerns.  

 

CONCLUSIONS & RECOMMENDATIONS 

This updated Traffic Impact Study identifies and evaluates the potential traffic impacts resulting 

from full build-out of the proposed mixed-use neighborhood. This updated Traffic Impact Study 

provides the Amherst Town Board, in its capacity as the designated lead agency for the 

coordinated environmental review of the proposed mixed-use redevelopment project pursuant 

to SEQRA, along with involved and interested agencies including the NYSDOT and Erie County 

Department of Public Works (“ECDPW”), with information to allow a hard look to be taken at 

identified potential traffic impacts. Based upon the comprehensive analysis contained in this 

report, it is our firm’s professional opinion that the results indicate that the proposed mixed-use 

neighborhood can be accommodated by the existing roadway network with the 

recommendations below being in place. The following sets forth our firm’s conclusions and 

recommendations based upon the results of the comprehensive traffic analyses that have been 

conducted: 

 

1. The proposed mixed-use neighborhood is expected to generate approximately 920 

(896) new trips during the AM (PM) peak hours respectively. 

 

2. A left-turn lane warrant investigation was conducted along Maple Road and Sheridan 

Drive at the proposed driveways. However, two-way left-turn facilities already exist at 

the location of the proposed access roads. The two-way left-turn lanes should be 

restriped to accommodate dedicated left-turn lanes entering the proposed driveway 

along Maple Road and the existing Sheridan Drive/Fenwick Road intersection. 

 

3. A right-turn lane investigation was conducted along Maple Road and Sheridan Drive at 

the proposed driveway locations. While the future volumes satisfy the right-turn lane 

guidelines at the intersection of Maple Road and the proposed driveway under full 

development during the AM and PM peak hours, no improvement is recommended 

given the location of adjacent residential properties. Right-turn guidelines were satisfied 
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during both peak hours at the intersection of Sheridan Drive/Fenwick Road/Proposed 

Driveway. The right turn lane should provide 425’ of storage space with a 75’ taper. 

 

4. Install a new traffic signal at the proposed public roadway on Sheridan Drive when the 

driveway is constructed. The new traffic signal should be coordinated with the existing 

traffic signal network along Sheridan Drive to the west of the project site. 
 

5. Install a new traffic signal at the proposed public roadway connection on Maple Road 

when the new roadway is constructed.  
 

6. The proposed new north south public roadway connecting Sheridan Drive and Maple 

Road should be designed to provide two lanes of exiting traffic and two lanes of entering 

traffic to both facilitate traffic movements and to achieve the desired alignment with the 

existing Fenwick Road. The throat length of the driveway should be designed to 

accommodate vehicle queues exiting the site and reduce vehicle blockages of internal 

circulation roadways; therefore a minimum uninterrupted throat length of 200’ is 

recommended. 
 

7. Internal sidewalks should form an inter-connected pedestrian network allowing users to 

actively walk amongst the various land use components to be included in the mixed-use 

neighborhood. Additionally, internal paved recreational paths should be designed and 

installed to encourage bicycle use. 
 

8. The southern portion of the mixed-use neighborhood as depicted on the Conceptual 

Master Plan consists of the commercial and office components, higher density residential 

units, and the hotel component. This portion of the Project Site should incorporate 

bicycle parking and related facilities into the design. Such facilities should include bicycle 

racks and consideration should be given to including bicycle lockers, as well as providing 

shower and changing facilities within the proposed buildings. 
 

9. Transportation demand management (“TDM”) strategies should be considered and 

implemented, when practical, to reduce off-site vehicular trips. 
 

10. Consideration should be given to reducing the number of parking spaces constructed 

on-site given the mixed-use nature of the proposed neighborhood, potential for non-

vehicular trips, and the potential for shared parking between different categories of land 

uses with differing peak parking demands. The use of shared parking reduces the amount 

of impervious surfaces and prevent parking areas from having more parking spaces than 

needed to service a project with a mixture of land uses with differing peak parking 

demands. 
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I.  INTRODUCTION 

 

The purpose of this updated Traffic Impact Study (“TIS”) is to identify and evaluate the potential 

traffic impacts associated with the proposed Westwood Country Club Development in the 

Town of Amherst, New York. The operating characteristics of the proposed access points and 

impacts to the adjacent roadway network are identified and evaluated.  

 

This updated Traffic Impact Study has been requested by Mensch Capital Partners, LLC 

(“Project Sponsor”) in association with its preparation of a revised Draft Generic Environmental 

Impact Statement (“DGEIS”) which will include the consideration of alternative concept design 

plans for the Westwood project site. In an effort to thoroughly consider and properly analyze 

the potential traffic impacts associated with alternative concept design plans, a trip generation 

comparison is performed for the alternative design plans. The results of the analysis of the 

“alternative” concept plans to be included in the revised DGEIS are included in the Appendices. 

 

In an effort to define traffic impacts, this analysis determines the extent of existing traffic 

conditions, projects background traffic flow including area growth, and projects changes in traffic 

flow due to the proposed development. 

 

 

II. LOCATION 

 

The project site is located between Maple Road and Sheridan Drive, west of North Forest Road 

and east of Fairways Boulevard in the Town of Amherst, Erie County, New York. The site 

location and study area are shown in Figure 1 – Site Location and Study Area (all figures are 

included at the end of this report).  

 

Until December 31, 2014, the approximately 170 acre project site was occupied by the 

Westwood Country Club, a private 18-hole golf course. The project site is bounded by: Maple 

Road to the north; the Audubon Par 3 Golf Course, Ellicott Creek, and North Forest Road to 

the east; Sheridan Drive to the south; and Frankhauser Road and Fairways Boulevard to the 

west. In order to ensure a comprehensive analysis of potential traffic impacts, a broad study area 

was selected consisting of the following 14 existing intersections:  

 

1. Maple Road/Millersport Hwy SB 

2. Maple Road/Millersport Hwy NB 

3. Maple Road/S. Maplemere Road 

4. Maple Road/Sandhurst Lane 

5. Maple Road/Donna Lea Boulevard 

6. Maple Road/N. Forest Road 

7. Sheridan Drive/Mill Street 

8. Sheridan Drive/N. Forest Road 

9. Sheridan Drive/Fenwick Road 

10. Sheridan Drive/Frankhauser Road 

11. Sheridan Drive/I-290 WB 

12. Sheridan Drive/Harlem Road 

13. Harlem Road/I-290 EB 

14. N. Forest Road/Existing Country 

Club Driveway 

 

 

III. EXISTING HIGHWAY SYSTEM 

 

A. Existing Transportation Facilities 

 

The following is a description of the roadway network in the vicinity of the project site that 

was evaluated by our firm in connection with the preparation of this updated TIS.  It is 

important to mention that the Annual Average Daily Traffic (“AADT”) counts referenced 

below were obtained based upon the most recent traffic counts collected by the New York 
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State Department of Transportation (“NYSDOT”) and Greater Buffalo-Niagara Regional 

Transportation Council (“GBNRTC”). All AADT data referenced below has been properly 

adjusted by the background growth rate to account for current conditions as is the standard 

methodology for professionally prepared traffic impact studies. 

 

Maple Road (CR 192) is functionally classified as an urban principal arterial roadway under 

the jurisdiction of Erie County Department of Public Works (“ECDPW”). Within the study 

area, motorists travel east and west using two travel lanes in each direction, a center two-

way left-turn lane (“2WLTL”) and auxiliary turn lanes at the intersections with Millersport 

Highway, South Maplemere Road, and North Forest Road. Within the study area, AADT on 

Maple Road is approximately 21,913 vehicles per day (“vpd”) according to the most recent 

traffic counts collected by the NYSDOT in 2010. The posted speed limit on Maple Road is 

45 miles per hour (“MPH”). 

 

Sheridan Drive (NY 324) is functionally classified as an urban principal arterial roadway 

under the jurisdiction of the NYSDOT. Within the study area, motorists travel east and 

west using two travel lanes in each direction, a 2WLTL, and auxiliary turn lanes at the 

intersections with Harlem Road, I-290, Frankhauser Road, Fenwick Road, North Forest 

Road, and Mill Street. The AADT on Sheridan Drive is approximately 39,724 vpd according 

to the most recent traffic counts collected by NYSDOT in 2011. The posted speed limit is 

45 MPH. 

 

North Forest Road (CR 294) is functionally classified as a minor arterial roadway, under the 

jurisdiction of the ECDPW. Within the study area, motorists travel north and south using 

one travel lane in each direction with auxiliary turn lanes at the intersections of Maple Road 

and Sheridan Drive. The AADT on North Forest Road is approximately 13,550 vpd 

according to the most recent traffic counts collected by the GBNRTC in 2008. The posted 

speed limit is 30 MPH. 

 

Harlem Road (NY 240) is functionally classified as an urban minor arterial roadway under 

the jurisdiction of the NYSDOT. Within the study area, motorists travel north and south 

using two travel lanes in each direction and auxiliary turn lanes at the intersections with 

Sheridan Drive and the I-290. The AADT on Harlem Road is approximately 11,003 vpd, 

according to the most recent traffic counts collected by NYSDOT in 2011. The posted 

speed limit is 35 MPH. 

 

Existing AADT information was obtained from the NYSDOT Traffic Data Viewer, NYSDOT 

Traffic Data Report, and GBNRTC Highway Database. Figure 2 illustrates the lane 

geometry at each of the study intersections and the AADT volumes on the study roadways. 

 

B. Planned/Programmed Highway Improvements 

The NYSDOT and the ECDPW were contacted to determine if there are any 

planned/future highway improvements on the roadways within the project study area. There 

were no ECDPW projects identified within the study area. The NYSDOT has indicated 

there is an in-development plan for a regional arterial management system along Sheridan 

Drive. The NYSDOT project involves the coordination of the traffic signals along Sheridan 

Drive. 
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IV. EXISTING TRAFFIC CONDITIONS 

 

A.  Peak Intervals for Analysis 

Given the functional characteristics of the mixture of land uses being proposed for the 

project site (residential; senior living; commercial/retail; office; and hotel), the peak 

hours selected for analysis are the weekday commuter AM and PM peaks. The 

combination of site traffic and adjacent through traffic produces the greatest demand 

during these time periods. 

 

B.  Existing Traffic Volume Data 

Weekday AM (7:00-9:00 AM) and PM (4:00-6:00 PM) peak hour volumes were 

collected by SRF & Associates (“SRF”) at the study area intersections listed in Section 

II above. 

 

Turning movement count data was collected by SRF at the study intersections on 

varying dates including Wednesday, November 14th, 2012; Thursday, November 15th, 

2012; Wednesday, September 11th, 2013; and Thursday, September 12th, 2013. All 

turning movement count data were collected on typical weekdays while local schools 

and colleges were in session. The traffic volumes were reviewed to confirm the 

accuracy and relative balance of the collective traffic counts. All traffic volumes were 

found to balance within the network within reasonable and expected variations and 

adjustments were made where necessary to derive 2013 Existing Conditions. The 

peak hour traffic periods generally occurred between 7:45-8:45 AM and 4:30-5:30 PM 

on weekdays at the study intersections. 

 

The 2013 weekday AM and PM peak hour existing traffic volumes are reflected in 

Figure 3. 

 

C.  Field Observations 

The study intersections were observed during both peak intervals to assess current 

traffic operations. Signal timing information was collected to determine peak hour 

phasing plans and phase durations during each interval. 

 

D.  Accident Investigation 

An accident investigation was completed to assess the safety history at the fourteen 

existing study intersections. Accident data was compiled from March 2010 through 

February 2013. The data was obtained from NYSDOT.  

 

A total of 165 accidents were documented at the 14 intersections during the 

investigation period (3 years).  The severity of the 165 documented accidents is as 

follows:  

 

 82 – Reportable – Injury 

 61 – Reportable – Non Injury 

 22 – Non Reportable/Unknown 

 

Accident rates were computed for the project study intersections and compared with 

the NYSDOT average accident rates for similar intersections, as summarized in the 

following table. Intersection rates are listed as accidents per million entering vehicles 
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(“Acc/MEV”). 

 

T A B L E  I :  I N T E R S E C T I O N  A C C I D E N T  R A T E S  

 
As shown in Table I, seven of the fourteen study intersections have accident rates 

higher than the state wide average accident rates for similar intersections. The 

intersection of Maple Road/North Forest Road has an accident rate that is 

substantially higher than the state average. The majority of accidents at this 

intersection are rear end and left turn accidents. 

 

Due to the fact that the intersection accidents have rates that exceed state averages, 

further investigation was performed to identify higher incident areas and possible 

trends/causes of the accidents. The results of the investigation are discussed in the 

following section. 

 

Maple Road/Maplemere Road: 

A total of 11 accidents were documented during the investigation period (3 years). 

Rear end (5) and right angle (5) accidents accounted for the majority of the accidents 

at this location. Four of the right angle crashes occurred in the westbound direction. 

Three rear end accidents occurred in the eastbound direction with two occurring in 

the westbound direction. The remaining accident was categorized as other (1).  

 

Maple Road/North Forest Road: 

A total of 43 accidents were documented at this intersection. The calculated accident 

rate is over 6 times higher than the statewide average for other similar intersections. 

Rear end (14) and left turn (12) accidents accounted for the majority of the accidents 

at this location. The remaining accidents were categorized as other (5), right angle (4), 

fixed object (3), bicycle/pedestrian (2), overtaking (2), and right turn (1). Notable 

accident clusters – locations greater than three (3) identifiable consistent accident 

Intersection 

Number 

of 

Accidents 

Actual 

Project 

Rate 

Acc/MEV 

NYSDOT 

Average 

Rate 

Acc/MEV 

Maple Road/Maplemere Road 11 0.43 0.17 

Maple Road/Sandhurst Lane 0 0.00 0.12 

Maple Road/Donna Lea Boulevard 2 0.08 0.12 

Maple Road/North Forest Road 43 1.09 0.17 

North Forest Road/Westwood C.C. Driveway 1 0.07 0.13 

Harlem Road/I-290 SB Off/on-ramp 5 0.22 0.13 

Millersport Highway NB Off/on-ramp/Maple Road 1 0.04 0.13 

Millersport Highway SB Off/on-ramp/Maple Road 0 0.00 0.13 

Sheridan Drive/North Forest Road 31 0.62 0.17 

Sheridan Drive/Fenwick Road 2 0.06 0.13 

Sheridan Drive/Frankhauser Road 3 0.08 0.13 

Sheridan Drive/Harlem Road 27 0.66 0.13 

Sheridan Drive/I-290 Off/on-ramp 16 0.38 0.13 

Sheridan Drive/Mill Street 23 0.65 0.13 
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patterns – at this location include: 

 

 6 left turn collisions (southbound) 

 4 rear end collisions (northbound) 

 3 rear end collisions (southbound) 

 3 rear end collisions (eastbound) 

 3 right angle collisions (southbound) 

 

Harlem Road/I-290 SB Off/on-ramp: 

A total of five accidents were documented at this intersection. Rear end (2) and left 

turn (2) accidents accounted for the majority of the accidents at this location. The 

remaining accident was categorized as right angle (1). 

 

Sheridan Drive/North Forest Road: 

A total of 31 accidents were documented at this intersection during the 3-year 

investigation period. The calculated accident rate is over 3.5 times higher than the 

statewide average for other similar intersections. Rear end (20) accidents accounted 

for the majority of the accidents. The remaining accidents were categorized as left 

turn (3), right turn (3), right angle (1), side-swipe (1), fixed object (1), 

bicycle/pedestrian (1), and other (1). Notable accident clusters at this location include: 

 

 8 rear end collisions (eastbound) 

 4 rear end collisions (southbound) 

 4 rear end collisions (westbound) 

 3 rear end collisions (unknown) 

 

Sheridan Drive/Harlem Road: 

A total of 27 accidents were documented at this intersection. The calculated accident 

rate is approximately 5 times higher than the statewide average for other similar 

intersections. Rear end (11) and left turn (11) accidents accounted for the majority of 

the accidents. The remaining accidents were categorized as right angle (3), overtaking 

(1), and fixed object (1). Notable accident clusters at this location include: 

 

 6 rear end collisions (eastbound) 

 3 rear end collisions (northbound) 

 6 left turn collisions (northbound) 

 5 left turn collisions (westbound) 

 

Sheridan Drive/I-290 Off/on-ramp: 

A total of 16 accidents were documented at this intersection. Rear end (5) accidents 

accounted for the majority of the accidents. The remaining accidents were categorized 

as left turn (3), right angle (3), overtaking (2), head on (1), side-swipe (1), and animal 

(1). Notable accident clusters at this location include: 

 

 4 rear end collisions (westbound) 

 3 right angle collisions (northbound) 

 

Sheridan Drive/Mill Street: 

A total of 16 accidents were documented at this intersection. The calculated accident 

rate is approximately 5 times higher than the statewide average for other similar 

intersections. Rear end (10) accidents accounted for the majority of the accidents. 
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The remaining accidents were categorized as right angle (8), left turn (2), fixed object 

(1), animal (1), and other (1). Notable accident clusters at this location include: 

 

 7 rear end collisions (eastbound) 

 4 right angle collisions (westbound) 

 3 right angle collisions (eastbound) 

 

Most accidents were caused by either driver inattention, following too closely, or 

failure to yield to the right of way. Human error contributing factors were the most 

prevalent causes of the accidents. 

 

Additional traffic from the proposed mixed-use neighborhood may increase the 

potential for collisions. Based upon the accident details at each intersection, there are 

identifiable patterns of rear-end collisions. These types of collisions are more common 

at traffic signals on high volume roadways. Recommended mitigation countermeasures 

may include optimizing the change intervals at the traffic signals (to increase the length 

of time between phase intervals) and/or signal coordination. 

 
 

V.  FUTURE AREA DEVELOPMENT AND LOCAL GROWTH 

 

Construction of the proposed mixed-use neighborhood is anticipated to reach full build-out in 

approximately 10 years and the build-out will occur over multiple phases. However, for 

purposes of this study, our firm’s analysis takes into account the full development of the project 

site. Town of Amherst officials were contacted to discuss projects within the study area that are 

under construction and/or approved. There is a proposed 21 lot patio home project proposed 

by Elite Construction on several parcels located to the west of the project site at 4176-4188 

Sheridan Drive. To account for normal increases in background traffic growth, including the 

aforementioned patio home project, which has not been approved at this time, as well as any 

unforeseen developments in the project study area, a growth rate of 0.25% per year has been 

applied to the existing traffic volumes, based upon historical traffic growth derived from New 

York State Department of Transportation (“NYSDOT”) and Greater Buffalo-Niagara GBNRTC 

traffic volume projections for the area, for the 10-year build-out period. The background traffic 

volumes are depicted in Figure 4. 

 

 
VI. PROPOSED DEVELOPMENT 

 

A.  Description 

Until December 31, 2014, the project site was occupied by the Westwood Country 

Club with an 18-hole golf course on approximately 170 acres. The proposed 

development consists of the following land uses as depicted on the current 

Conceptual Master Plan prepared by C&S Engineers, Inc.: 

 

 Mixed-use Village Square 

o 115,000 SF commercial component 

o Apartments – 352 units 

 Condominium Town Home Development – 84 units 

 Patio Home Subdivision – 113 lots 

 Single Family Home Subdivision – 47 lots 
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 Office Park (generally professional offices) – 200,000 SF 

 Senior Living 

o Assisted Living – 200 beds 

o Independent Living Apartments – 96 units 

 Rental Town Home Development – 93 units 

 Hotel – 130 rooms 

 Synagogue- 25,000 SF  

 

Access to the proposed Westwood Country Club Development will be provided via a 

new north/south roadway that will be dedicated to the Town to become a new public 

roadway connecting Maple Road and Sheridan Drive. The northerly access point will 

form a new “T” intersection at Maple Road. The southerly access will intersect 

Sheridan Drive on the north side directly opposite the existing Fenwick Road 

intersection. A right-in/right-out/left-in only driveway was considered along Sheridan 

Drive between Fenwick Road and North Forest Road; however, this access point has 

been removed from the updated Conceptual Master Plan based on input received 

from the New York State Department of Transportation (“NYSDOT”). Figure 5 

illustrates the Preliminary Conceptual Master Plan (“Preferred Plan”). 

 

The project site has frontage along Maple Road and Sheridan Drive. Both roadways 

currently have pedestrian sidewalks on each side of the road. In addition, Route #49 

of the Niagara Frontier Transportation Authority (“NFTA”) metro-bus system 

operates along Sheridan Drive. 

 

The proposed mixed-use neighborhood should take advantage of the existing 

pedestrian infrastructure system in place along Maple Road and Sheridan Drive. 

Internally, sidewalks should form an inter-connected network allowing users to 

actively walk amongst the various land uses. Additionally, internal circulation routes 

designed to encourage bicycle use are an amenity that can promote a more active 

lifestyle. The southern portion of the mixed-use redevelopment project as depicted 

on the Conceptual Master Plan consists of the commercial and office components, 

higher density residential units, and the hotel component should incorporate bicycle 

parking and related facilities into the design. Such facilities should include bicycle racks 

and consideration should be given to including bicycle lockers as well as providing 

shower and changing facilities within the proposed buildings. Bicycle signage along the 

main north/south internal roadway can be used to increase driver’s awareness of 

bicyclists as well as encourage bicycle ridership. Implementing, to the extent 

practicable, pedestrian and bicycle design features into the proposed mixed-use 

neighborhood can encourage a healthy, active lifestyle encouraging reduced vehicle 

trips generated by the proposed mixed-use neighborhood. 

 

B.  Site Traffic Generation 

The next step in the evaluation is to determine the volume of traffic attributable to 

the mixed-use neighborhood as defined by vehicle trips entering and exiting the 

project site. Trip generation is an estimate of the number of trips generated by a 

specific building or land use. These trips represent the volume of traffic entering and 

exiting the development. The Trip Generation, 9th Edition is used as a reference for 

this information and is the accepted standard for determining the projected traffic 

volumes for a project. The trip rate for the peak hour of the generator may or may 

not coincide in time or volume with the trip rate for the peak hour of adjacent street 

traffic. Volumes generated during the peak hour of adjacent street traffic, in this case 
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the weekday AM and PM commuter peaks, represent a more critical volume when 

analyzing the capacity of the system, and as such  those intervals will provide the basis 

of this analysis.  

 

The volume of traffic generated by a site is dependent on the intended land use and 

size of the development. The volume of site-generated traffic has been estimated 

based on ITE rates, as shown in Table II. All trip generation calculations are included 

in the Appendix. 

 

T A B L E  I I :  S I T E  G E N E R A T E D  T R I P S  

DESCRIPTION 
SIZE/ 

UNITS 

AM PEAK PM PEAK 

ENTER EXIT ENTER EXIT 

Single Family Residential 47 Units 11 32 33 20 

Patio Homes 113 Units 22 67 74 43 

Condominium Townhomes 84 Units 8 37 35 17 

Rental Townhomes 93 Units 21 44 34 33 

Apartments 352 Units 35 141 137 74 

Assisted Living 200 Beds 18 10 19 25 

Senior Housing 96 Units 6 13 14 11 

Hotel 130 Rooms1 33 24 29 31 

Professional Office 200,000 SF 275 37 51 247 

Commercial/Retail 115,000 SF 105 65 316 342 

Synagogue2 25,000 SF 0 0 20 22 

Total Projected Driveway Trips  534 470 762 865 

1. Average occupancy rate is 65%. Therefore, 85 occupied rooms were used as the 

variable for trip generation purposes. This is consistent with standard practice for 

determining vehicular trips projections for a hotel. 

2. The traffic generation associated with this building is projected to be during off-peak 

hours. The planned synagogue is associated with Judaism, the primary weekly religious 

service (the “Shabbat”) is held on Saturday mornings. There are a limited number of 

annual holidays that will generate larger attendance. The facility will be utilized to a 

lesser extent during other time periods; the primary traffic trip generation is Saturday 

mornings. 

 

C.  Determination of Multi-use and Pass-by Trips 

Inherent in the trip generation estimate for the proposed development, is the “multi-

use” traffic component of traffic entering and exiting the site. According to the 

Institute of Transportation Engineers, Trip Generation Handbook, 2001, “…a multi-

use development is typically a single real-estate project that consists of two or more 

ITE land use classifications between which trips can be made without using the off-site 

road system. Because of the nature of these land uses, the trip-making characteristics 

are interrelated, and some trips are made among the on-site uses. This capture of 

trips internal to the site has the net effect of reducing vehicle trip generation between 

the overall development site and the external street system (compared to the total 

number of trips generated by comparable, standalone sites).” “In some multi-use 

developments, these internal trips can be made by walking or by vehicles entirely on 

internal pathways or internal roadways without using streets external to the site.”  
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The ITE Trip Generation Handbook indicates internal capture rates for trips within a 

multi-use development to vary between office, residential, and retail uses during the 

AM and PM peak hours. Given the area in which the project site is located, the 

proposed office, residential, and retail components, and interconnection between 

internal adjacent components, multi-use (or multiple purpose) total volume trips will 

occur. Therefore it is estimated, based on methods in the ITE Trip Generation 

Handbook that an approximate 8% and 36% reduction in total trip generation for the 

site will occur during the AM and PM peak hours of analysis, respectively. This trip 

adjustment is calculated based upon ITE standards for multi-use trip reductions based 

on the varying uses and interconnections within the mixed-use neighborhood. This 

multi-use trip projection adjustment was applied to the total site generated trips and 

subtracted from the traffic entering and exiting the site for the AM and PM peak 

period. 

 

In addition, for certain types of developments, the total number of trips generated is 

different from the amount of new traffic added to the adjacent highway network by 

the generator. Retail-oriented developments (such as convenience stores, gas stations, 

shopping centers, discount stores, restaurants, service stations, and supermarkets) 

often locate adjacent to busy streets in order to attract the motorists already passing 

the site on the adjacent street. These sites attract a portion of their trips from traffic 

passing the site. The “pass-by” traffic refers to the amount of existing traffic already on 

the roadway adjacent to the site that, as it “passes by” the site, will enter the site 

driveways to patronize the project site. 

 

The combination of “multi-use” and “pass-by” trips has the net result of reducing the 

volume of new traffic that is added to the site driveways and/or adjacent roadways. In 

the case of the proposed mixed-use neighborhood, there will be both “multi-use” and 

“pass-by” trips associated with the new land uses on the site.  

 

ITE data indicates that pass-by rates for shopping centers/retail uses can vary from 

10% to as high as 80% during the PM peak hour, e.g. restaurants typically exhibit pass-

by rates of 45% during the PM peak hour. Given the composition of the proposed land 

uses and location of the project site with frontage along both Sheridan Drive and 

Maple Road, a conservative pass-by rate of 37% was used during the PM peak hour. 

Table III shows the total site generated trips, multi-use trips, pass-by trips, driveway 

trips, and resulting primary trips that are added to the existing highway system for full 

development of the project. 
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T A B L E  I I I :  S I T E  T R A F F I C  V O L U M E S  &  

A D J U S T M E N T S  

DESCRIPTION SIZE 
AM PEAK PM PEAK 

ENTER EXIT ENTER EXIT 

Single Family Residential 47 Units 11 32 33 20 

Patio Homes 113 Units 22 67 74 43 

Condominium Townhomes 84 Units 8 37 35 17 

Rental Townhomes 93 Units 21 44 34 33 

Apartments 352 Units 35 141 137 74 

Assisted Living 200 Beds 18 10 19 25 

Senior Housing 96 Units 6 13 14 11 

Hotel 130 Rooms1 33 24 29 31 

Professional Office 200,000 SF 275 37 51 247 

Commercial/Retail 115,000 SF 105 65 316 342 

Synagogue2 25,000 SF 0 0 20 22 

Sub-total  534 470 762 865 

Multi-use Trips  -42 -42 -274 -311 

Pass-by Trips  0 0 -77 -69 

Total New Trips  492 428 411 485 

1. Average occupancy rate is 65%. Therefore, 85 occupied rooms were used as the 

variable for trip generation purposes. This is consistent with standard practice for 

determining vehicular trips projections for a hotel. 

2. The traffic generation associated with this building is projected to be during off-peak 

hours. The planned synagogue is associated with Judaism, the primary weekly religious 

service (the “Shabbat”) is held on Saturday mornings. There are a limited number of 

annual holidays that will generate larger attendance. The facility will be utilized to a 

lesser extent during other time periods; the primary traffic trip generation is Saturday 

mornings. 

 

D.  Site Traffic Distribution 

The cumulative effect of site traffic on the transportation network is dependent on 

the origins and destinations of that traffic and the location of the access drives serving 

the site. 

 

The proposed arrival/departure distribution of traffic to be generated at this site is 

considered a function of several parameters, including the following: 

 

 Employment centers; 

 Existing highway network; 

 Proximity and access to I-290; 

 Population centers; 

 Location of land uses on proposed site plan; and 

 Existing traffic patterns, traffic conditions, and controls 

 



 

   11 Revised February 2015   

 
 Traffic Impact Study   Proposed Westwood Mixed Use Neighborhood Town of Amherst, NY 

Figures 6A (residential), 6B (hotel), and 6C (commercial/office) show the 

anticipated trip distribution pattern percentages for full build-out of the proposed 

mixed-use neighborhood. Figures 7A, 7B, and 7C show the resulting total site 

generated traffic as assigned to the study area intersections for the weekday AM and 

PM peak hour periods under full build-out conditions. Figure 7D shows the trips 

generated for all uses on one graphic. 

 

 

VII. FULL DEVELOPMENT VOLUMES 

 

The projected design hour traffic volumes were developed for the weekday AM and PM peak 

hours by combining the future background traffic conditions (Figure 4), and projected site 

generated volumes for full build-out of the proposed mixed-use neighborhood (Figures 7A-7C) 

in order to yield the total traffic conditions expected at full development. Figure 8 illustrates 

the total weekday AM and PM peak hour volumes anticipated for the proposed development 

under full build-out conditions. 

 

 

VIII. CAPACITY ANALYSIS 

 

Capacity analysis is a technique used for determining a measure of effectiveness for a section of 

roadway and/or intersection based on the number of vehicles during a specific time period. The 

measure of effectiveness used for the capacity analysis is referred to as a Level of Service 

(“LOS”). Levels of Service are calculated to provide an indication of the amount of delay that a 

motorist experiences while traveling along a roadway or through an intersection. Since the most 

amount of delay to motorists usually occurs at intersections, capacity analysis focuses on 

intersections, as opposed to highway segments.   

 

Six Levels of Service are defined for analysis purposes. They are assigned letter designations, 

from "A" to "F", with LOS "A" representing the best conditions and LOS "F" the worst. 

Suggested ranges of service capacity and an explanation of Levels of Service are included in the 

Appendix.  

 

The standard procedure for capacity analysis of signalized and un-signalized intersections is 

outlined in the Highway Capacity Manual (“HCM 2010”) published by the Transportation 

Research Board. Traffic analysis software, Synchro 7, which is based on procedures and 

methodologies contained in the HCM, was used to analyze operating conditions at study area 

intersections. The procedure yields a Level of Service based on the HCM 2010 as an indicator of 

how well intersections operate. 

 

Existing and background operating conditions during the peak study periods are evaluated to 

determine a basis for comparison with the projected future conditions. The projected future 

traffic volumes generated by the proposed development were analyzed to assess the operations 

of the intersections in the study area. Capacity results for existing, background, and full 

development conditions are listed in Table IV. The discussion following the table summarizes 

capacity conditions. All capacity analysis calculations are included in the Appendices. 
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T A B L E  I V :  CAPACITY ANALYSIS RESULTS  

INTERSECTION 
EXISTING BACKGROUND 

FULL 

DEVELOPMENT 

FULL 

DEVELOPMENT W/ 

MITIGATION 

AM PM AM PM AM PM AM PM 

Maple Road/Millersport Hwy SB (S)     

Eastbound Left – Maple Road A(2.8) A(5.1) A(2.9) A(5.4) A(2.9) A(5.8) 

N/A 

Eastbound Thru – Maple Road A(2.9) A(5.5) A(3.0) A(5.8) A(3.1) A(6.2) 

Westbound Thru – Maple Road A(3.2) A(7.6) A(5.2) A(7.1) A(5.8) A(8.4) 

Westbound Right – Maple Road A(0.3) A(0.2) A(0.3) A(0.2) A(0.3) A(0.2) 

Southbound Left – Millersport Hwy SB C(29.7) C(26.0) C(29.7) C(25.5) C(30.2) C(25.2) 

Southbound Right – Millersport Hwy SB B(11.4) C(22.5) B(11.4) C(23.3) B(11.3) C(24.6) 

Overall LOS/Delay (sec/veh) A(3.5) A(7.7) A(4.4) A(7.7) A(4.7) A(8.5) 

Maple Road/Millersport Hwy NB (S)     

Eastbound Left – Maple Road A(7.8) C(31.8) B(13.4) D(37.4) B(15.6) D(52.4) 

N/A 

Eastbound Thru – Maple Road A(6.2) B(11.0) A(9.5) B(10.6) B(10.6) B(11.2) 

Westbound Thru/Right – Maple Road A(7.5) B(14.3) B(11.3) B(14.5) B(12.5) B(15.2) 

Northbound Left – Millersport Hwy NB C(27.9) B(16.0) B(19.6) B(16.2) B(18.7) B(16.2) 

Northbound Thru/Right – Millersport Hwy NB C(27.9) D(37.4) C(25.9) D(41.4) C(27.4) D(44.4) 

Overall LOS/Delay (sec/veh) B(12.7) B(18.3) B(14.4) B(19.2) B(15.4) C(20.6) 

Maple Road/Maplemere Road (S)     

Eastbound Left – Maple Road A(6.0) A(6.5) A(6.0) A(6.6) A(6.1) A(6.8) 

N/A 

Eastbound Thru/Right – Maple Road A(6.4) A(7.4) A(6.4) A(7.5) A(6.5) A(7.7) 

Westbound Left – Maple Road A(5.3) A(6.9) A(5.4) A(7.0) A(5.4) A(7.2) 

Westbound Thru/Right – Maple Road A(6.5) A(6.4) A(6.6) A(6.5) A(6.7) A(6.6) 

Northbound – Maplemere Road B(15.5) B(15.3) B(15.7) B(15.2) B(16.6) B(15.5) 

Southbound – Maplemere Road B(13.7) C(21.1) B(14.1) C(21.9) B(14.9) C(22.5) 

Overall LOS/Delay (sec/veh) A(7.1) A(7.9) A(7.2) A(8.0) A(7.3) A(8.1) 

Maple Road/Donna Lea Boulevard (U)     

Westbound Left – Maple Road B(10.5) C(15.3) B(10.6) C(15.8) B(10.9) C(16.6) B(10.9) C(16.6) 

Northbound – Donna Lea Boulevard C(14.9) C(20.4) C(15.0) C(21.1) C(15.3) C(22.3) B(14.5) C(21.7) 

Maple Road/Sandhurst Lane (U)     

Eastbound Left – Maple Road B(10.6) A(0.0) B(10.7) A(0.0) B(11.3) A(0.0) 

N/A 
Westbound Left – Maple Road B(10.4) B(12.5) B(10.5) B(12.7) B(11.1) B(13.5) 

Northbound – Sandhurst Lane C(20.4) D(27.2) C(21.0) D(28.4) C(23.7) D(32.5) 

Southbound Audubon Golf Course C(22.0) A(0.0) C(22.6) A(0.0) D(25.5) A(0.0) 

Maple Road/North Forest Road (S)     

Eastbound Left – Maple Road B(18.2) C(22.2) B(18.6) C(23.2) C(21.0) C(29.6) 

N/A 

Eastbound Thru – Maple Road D(39.7) D(44.9) D(41.0) D(46.7) D(44.2) D(52.1) 

Eastbound Right – Maple Road A(5.3) A(4.6) A(5.2) A(5.1) A(5.2) A(5.6) 

Westbound Left – Maple Road D(39.7) D(50.0) D(43.8) D(53.0) D(48.9) E(55.9) 

Westbound Thru – Maple Road C(27.8) C(31.7) C(28.1) C(32.1) C(29.0) C(33.6) 

Westbound Right – Maple Road B(13.8) B(16.4) B(13.8) B(16.5) B(13.9) B(16.7) 

Northbound Left – North Forest Road D(39.8) D(42.6) D(43.5) D(46.3) D(49.8) D(51.4) 

Northbound Thru – North Forest Road D(42.1) E(59.5) D(42.7) E(61.2) D(43.8) E(63.5) 

Northbound Right – North Forest Road B(14.1) B(19.5) B(14.7) C(20.1) B(16.1) C(21.1) 

Southbound Left – North Forest Road C(27.8) D(51.6) C(28.6) E(57.6) C(29.8) E(64.7) 

Southbound Thru - North Forest Road D(51.3) E(60.1) D(53.2) E(62.5) E(56.0) E(64.3) 

Southbound Right – North Forest Road B(11.2) A(9.1) B(12.5) B(10.3) B(16.5) B(13.1) 

Overall LOS/Delay (sec/veh) C(33.0) D(39.9) C(34.3) D(41.5) D(36.4) D(44.5) 
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INTERSECTION 
EXISTING BACKGROUND 

FULL 

DEVELOPMENT 

FULL 

DEVELOPMENT W/ 

MITIGATION 

AM PM AM PM AM PM AM PM 

Sheridan Drive/Mill Street (S)     

Eastbound Left – Sheridan Drive C(27.2) D(46.2) C(27.4) D(46.1) C(28.7) D(51.5) C(30.0) C(22.6) 

Eastbound Thru/Right – Sheridan Drive F(110.5) F(*) F(*) F(*) F(*) F(*) F(*) D(38.3) 

Westbound Left – Sheridan Drive D(51.4) D(43.8) D(52.8) D(45.9) D(54.5) D(45.9) D(54.7) E(60.2) 

Westbound Thru/Right – Sheridan Drive B(18.7) D(50.5) B(19.1) D(53.6) C(20.8) E(63.0) B(19.9) C(20.9) 

Northbound Left – Mill Street C(34.0) C(21.4) C(34.1) C(21.6) C(34.5) C(21.7) D(39.0) D(41.4) 

Northbound Thru/Right – Mill Street C(31.4) C(22.5) C(31.6) C(22.7) C(31.1) C(22.7) C(34.4) D(40.6) 

Southbound Left – Mill Street D(43.2) D(36.4) D(43.4) D(36.4) D(43.3) D(36.4) D(47.1) D(45.4) 

Southbound Thru/Right – Mill Street E(59.5) C(34.2) E(59.6) C(34.3) E(59.6) C(34.1) E(67.0) D(42.5) 

Overall LOS/Delay (sec/veh) E(65.7) F(98.4) E(72.4) F(104.0) F(86.4) F(*) E(77.8) C(32.5) 

Sheridan Drive/North Forest Road (S)     

Eastbound Left – Sheridan Drive C(20.1) D(35.2) C(21.0) D(42.3) C(25.3) D(45.1) 

N/A 

D(47.7) 

Eastbound Thru – Sheridan Drive D(44.6) D(47.5) D(47.8) D(50.8) E(58.3) E(63.5) E(63.5) 

Eastbound Right – Sheridan Drive B(15.2) B(16.1) B(15.7) B(16.7) B(16.9) B(18.3) B(18.3) 

Westbound Left – Sheridan Drive D(54.6) F(*) E(57.2) F(*) E(58.5) F(*) F(*) 

Westbound Thru/Right – Sheridan Drive C(31.9) D(38.6) C(33.0) D(40.4) D(36.3) D(45.0) D(44.2) 

Northbound Left – North Forest Road D(39.9) E(57.2) D(40.8) E(60.3) D(45.8) E(70.9) E(70.9) 

Northbound Thru – North Forest Road D(42.5) E(60.3) D(42.7) E(61.5) D(42.3) E(61.1) E(61.1) 

Northbound Right – North Forest Road B(12.1) B(12.3) B(11.7) B(12.6) B(11.7) B(12.8) B(12.8) 

Southbound Left – North Forest Road C(27.5) C(29.7) C(27.5) C(29.9) C(27.4) C(29.8) C(29.8) 

Southbound Thru - North Forest Road E(58.3) E(60.6) E(58.6) E(61.0) E(59.5) E(61.3) E(61.3) 

Southbound Right – North Forest Road A(9.1) A(9.0) A(9.1) A(8.9) B(11.8) A(8.9) A(8.9) 

Overall LOS/Delay (sec/veh) D(38.2) D(51.6) D(39.7) D(54.5) D(44.3) E(59.6) E(59.4) 

North Forest Road/ 

Country Club Driveway (U) 
   

 

Eastbound Left – Country Club Driveway C(21.4) E(37.8) C(22.3) E(41.5) 
REMOVED UNDER FULL DEVELOPMENT 

Northbound – North Forest Road A(0.3) A(1.0) A(0.3) A(1.0) 

Sheridan Drive/Fenwick Road/ 

Proposed Driveway (U) 
  Unsignalized Signalized 

Eastbound Left – Sheridan Drive 
N/A N/A 

E(35.8) D(30.7) D(49.2) D(54.1) 

Eastbound Thru/Right – Sheridan Drive N/A A(5.5) B(11.9) 

Westbound Left – Sheridan Drive B(14.8) C(16.0) C(15.3) C(16.6) C(15.1) C(16.0) B(13.8) B(17.4) 

Westbound Thru – Sheridan Drive 
N/A N/A N/A 

C(24.3) C(31.3) 

Westbound Right – Sheridan Drive A(2.6) A(2.9) 

Northbound – Fenwick Road D(30.7) D(28.0) D(32.3) D(29.3) F(*) F(*) C(33.1) C(21.3) 

Southbound Left – Proposed Driveway 

N/A N/A 

F(*) F(*) N/A 

Southbound Left/Thru – Proposed Driveway N/A E(55.1) D(49.7) 

Southbound Right – Proposed Driveway E(39.2) F(69.9) C(28.9) C(27.6) 

Overall LOS/Delay (sec/veh) N/A B(17.9) C(23.6) 

Sheridan Drive/Frankhauser Road (S)     

Eastbound Left – Sheridan Drive A(2.3) A(3.3) A(2.3) A(3.6) A(3.0) A(6.0) A(3.0) A(6.0) 

Eastbound Thru – Sheridan Drive A(5.6) A(3.2) A(5.9) A(3.3) A(7.5) A(3.9) A(7.5) A(3.9) 

Westbound Thru/Right – Sheridan Drive A(3.2) A(3.9) A(3.3) A(4.0) A(3.8) A(4.8) A(1.5) A(2.4) 

Southbound Left – Frankhauser Road E(60.9) E(61.5) E(60.9) E(61.5) E(60.9) E(61.5) E(60.9) E(61.5) 

Southbound Right – Frankhauser Road B(19.2) C(26.2) B(19.2) C(28.2) C(26.6) D(39.3) C(26.6) D(39.3) 

Overall LOS/Delay (sec/veh) A(5.5) A(4.8) A(5.6) A(5.0) A(6.7) A(5.7) A(5.6) A(4.5) 
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INTERSECTION 
EXISTING BACKGROUND 

FULL 

DEVELOPMENT 

FULL 

DEVELOPMENT W/ 

MITIGATION 

AM PM AM PM AM PM AM PM 

Sheridan Drive/I-290 WB (S)     

Eastbound Left – Sheridan Drive C(32.2) F(87.5) C(34.2) F(107.2) D(41.6) F(*) D(41.6) F(88.9) 

Eastbound Thru – Sheridan Drive A(7.7) A(7.7) A(7.9) A(7.9) A(8.7) A(8.6) A(8.7) A(8.6) 

Westbound Thru/Right – Sheridan Drive B(13.4) B(16.9) B(14.3) B(17.3) B(17.0) B(19.2) B(15.7) B(10.8) 

Northbound Left – I-290 WB E(64.4) E(78.5) E(64.3) F(81.3) E(63.3) F(86.3) E(63.3) F(86.3) 

Northbound Left/Thru/Right – I-290 WB E(55.5) D(46.7) E(55.7) D(48.5) D(51.1) E(56.5) D(51.1) E(56.5) 

Northbound Right – I-290 WB D(38.4) D(40.1) D(40.7) D(43.3) D(48.5) D(52.7) D(48.5) D(52.7) 

Overall LOS/Delay (sec/veh B(18.3) C(28.0) B(19.0) C(30.4) C(20.8) C(33.1) C(20.2) C(27.0) 

Sheridan Drive/Harlem Road (S)     

Eastbound Thru – Sheridan Drive C(21.0) B(18.6) C(21.3) B(19.1) C(22.7) C(20.7) C(22.7) C(20.7) 

Eastbound Right – Sheridan Drive C(21.0) A(10.0) C(21.3) B(10.2) C(21.7) B(11.0) C(21.7) B(11.0) 

Westbound Left – Sheridan Drive D(51.7) D(42.5) D(51.6) D(42.4) D(53.6) D(40.6) D(50.5) D(39.0) 

Westbound Thru – Sheridan Drive A(4.3) A(3.6) A(4.4) A(3.9) A(4.7) A(5.3) A(6.8) A(5.9) 

Northbound Left – Harlem Road D(50.1) E(59.3) D(50.4) E(58.8) D(50.4) E(58.8) D(50.4) E(58.8) 

Northbound Right – Harlem Road C(27.3) C(27.4) C(28.4) C(28.2) C(33.0) C(30.2) C(33.0) C(30.2) 

Overall LOS/Delay (sec/veh) C(25.0) C(20.7) C(25.4) C(21.0) C(27.2) C(22.2) C(27.3) C(22.2) 

Harlem Road/I-290 EB (S)     

Westbound Left – I-290 EB C(34.2) D(40.9) D(35.1) D(42.5) D(41.1) D(46.9) 

N/A 

Westbound Right – I-290 EB B(14.3) B(10.8) B(15.8) B(11.4) B(19.1) B(12.9) 

Northbound Thru/Right – Harlem Road C(30.2) C(32.2) C(31.1) C(33.4) D(35.1) D(36.3) 

Southbound Left – Harlem Road B(15.5) C(30.1) B(17.1) C(33.2) B(19.2) D(38.5) 

Southbound Thru – Harlem Road A(8.5) A(8.0) A(8.8) A(8.2) A(8.5) A(8.0) 

Overall LOS/Delay (sec/veh) B(19.7) C(23.9) C(20.8) C(25.2) C(23.7) C(27.7) 

Maple Road/Proposed Driveway (U)   Unsignalized Signalized 

Eastbound Right – Maple Road 

N/A N/A 

N/A B(11.9) B(12.3) 

Westbound Left – Maple Road B(12.0) B(14.8) A(4.6) A(5.4) 

Westbound Thru – Maple Road N/A A(4.8) A(4.3) 

Northbound Left – Proposed Driveway C(20.1) D(26.8) C(20.7) C(21.6) 

Northbound Right – Proposed Driveway 
N/A 

A(8.7) B(12.8) 

Overall LOS/Delay (sec/veh) A(8.6) A(9.3) 

NOTES: 

1. A(2.8) = Level of Service (Delay in seconds per vehicle) 

2. (S) = Signalized; (U) = Unsignalized 

3. N/A = Approach does not exist and/or was not analyzed during this condition 

4. F(*) = Delay exceeds two minutes 

 
Maple Road / Millersport Hwy SB 

All approaches operate at level of service “C” or better during the AM and PM peak hours 

between existing, background, and full development conditions. No changes in level of service 

are expected as a result of the proposed development. The overall LOS remains at “A” during 

both peak hours under all conditions. No mitigation is warranted or recommended at this 

intersection. 

 

Maple Road / Millersport Hwy NB 

All approaches operate at LOS “D” or better during the AM and PM peak hours between 

existing and background conditions. The overall level of service during the PM peak hour is 

expected to decrease from “B” to “C” between background and full development conditions. 

No mitigation is warranted or recommended. 
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Maple Road / Maplemere Road 

All approaches are expected to operate at LOS “C” or better between existing, background, 

and full development conditions. The overall level of service is projected to be “A” during all 

conditions under both peak hours. Therefore, no mitigation is warranted or recommended. 

 

Maple Road / Donna Lea Boulevard 

All approaches are expected to operate at level of service “C” or better between existing, 

background, and full development conditions. No mitigation is warranted or recommended at 

this intersection. Levels of service shown in the “Full Development with Mitigation” column of 

the table are a result of the recommended traffic signal at the proposed driveway along Maple 

Road. 

 

Maple Road / Sandhurst Lane 

All approaches operate at LOS “D” or better during both peak hours under all conditions. The 

southbound approach decreases from LOS “C” to “D” during the AM peak hour. The actual 

increases in delay associated with these changes in levels of service are small (less than 2.9 

seconds per vehicle) and are characteristic of unsignalized side roads intersecting high volume 

arterials such as Maple Road. No mitigation is warranted or recommended. 

 

Maple Road / North Forest Road 

All approaches are expected to operate at LOS “E” or better during both peak hours. During 

the AM peak hour between background and full development conditions, the overall LOS is 

expected to decrease from “C” to “D”; however, the increase in delay is projected to be 2.1 

seconds per vehicle. No mitigation is warranted or recommended. 

 

Sheridan Drive / Mill Street 

The eastbound through/right approach operates at level of service “F” during the AM and PM 

peak hours under existing, background, and full development conditions. Between background 

and full development conditions, the overall level of service during the AM peak hour is 

expected to decrease from “E” to “F”. During the PM peak hour, the LOS is expected to remain 

“F”. Signal timing adjustments to increase the green time given to the eastbound and westbound 

phases while decreasing the green time for the northbound and southbound phases improves 

the overall level of service during the AM peak hour from “F” to “E”. Likewise, during the PM 

peak hour, the overall LOS will increase from “F” to “C”. It should be noted that during the 

existing conditions, the intersection experiences eastbound queues extending to Park Country 

Club during both peak hours. Changes in signal timing will improve the queuing conditions and 

reduce delay for eastbound/westbound through vehicles. 

 

Sheridan Drive / North Forest Road 

The eastbound through movement LOS is projected to change from “D” to “E” during the AM 

and PM peak hours between background and full development conditions. The westbound left 

turn movement operates at LOS “F” during the PM peak hour under all conditions. 

Observations of existing conditions noted southbound queues extending beyond the existing 

Westwood Country Club driveway on North Forest Road (which will be closed in connection 

the mixed use neighborhood). Additionally, during the PM peak hour, westbound queues extend 

beyond Fleetwood Terrace. It is important to note that the proposed north/south roadway 

through the neighborhood may relieve traffic volumes along North Forest Road and at the 

intersections with Maple Road and Sheridan Drive by providing motorists with an alternate 

connection between Maple Road and Sheridan Drive. Minor signal timing adjustments to reduce 

the green time given to the eastbound left approach can offer a minor improvement in 

intersection delay during the PM peak hour. Projected traffic increases may be accommodated 
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by the existing actuated traffic signal. The southbound right-turn lane should be extended to 

create additional capacity for southbound right-turning traffic. 

 

North Forest Road / Country Club Driveway 

The eastbound exiting approach from Westwood Country Club currently operates at LOS “C” 

and “E” during the AM peak hours between existing and background conditions. This driveway 

is expected to be removed upon full development of the site. 

 

Sheridan Drive / Fenwick Road / Proposed Driveway 

Between existing and background conditions, all approaches operate at level of service “D” or 

better. Under full development conditions, the southbound approach exiting the proposed site 

is expected to operate at LOS “F” with delays greater than two minutes; with the exception of 

the southbound right during the AM peak hour operating at LOS “E”. The eastbound left turn 

movement into the new site will operate at LOS “E” during both peak hours. 

 

 Recommended Mitigation 

Based on the expected delays under full development conditions and a traffic signal 

warrant analysis, a three-colored traffic signal is recommended for this intersection. The 

traffic signal should be designed to provide a permitted/protected eastbound left-turn 

phase as well as a southbound right-turn overlap phase. Southbound left and through 

traffic should be phased as permitted/protected. In addition, a westbound right-turn only 

lane should be constructed on Sheridan Drive to provide storage space for vehicles 

entering the site. The lane should provide 425’ of storage space with a 75’ taper. The 

existing two-way left-turn lane should be restriped to provide a westbound left-turn 

only lane entering the site. 350’ of storage space should be provided. In addition, this 

signal should be coordinated with other traffic signals to the west on Sheridan Drive. 

 

Sheridan Drive / Frankhauser Road 

All approaches operate at level of service “E” or better during both peak hours under existing, 

background, and full development conditions. The southbound right approach decreases from 

LOS “B” to “C” during the AM peak hour and “C” to “D” during the PM peak hour as a result 

of the development. As a result of the recommended signal at the proposed driveway along 

Sheridan Drive, the westbound through/right approach is projected to reduce in delay by less 

than 2.5 seconds. 

 

Sheridan Drive / I-290 WB 

The eastbound left turn movement is projected to decrease in LOS from “C” to “D” during the 

AM peak hour between background and full development conditions. During the PM peak hour 

between background and full development conditions for the northbound left/through/right 

approach, the LOS decreases from “D” to “E”. Minor signal timing adjustments during the PM 

peak hour to increase green time given to the eastbound left turn movement decreases the 

projected delay for the eastbound left turn movement and westbound through/right approach. 

The 95th percentile vehicle queues (those that occur 95% of the time) for westbound I-290 

traffic as a result of the proposed mixed-use redevelopment are projected to be no longer than 

370 feet. The available storage length for the westbound ramp is 800 feet. Based on the available 

storage length, traffic on the ramp is not projected to impact mainline traffic on the I-290. 

 

Sheridan Drive / Harlem Road 

The overall level of service remains “C” during both peak hours between all conditions. All 

approaches operate at LOS “E” or better during both peak hours under full development 

conditions. Levels of service shown in the “Full Development with Mitigation” column of the 
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table are a result of signal timing changes at the adjacent ramp intersection and coordination of 

the two signals. 

 

Harlem Road / I-290 EB 

All approaches operate at level of service “D” or better during both peak hours between 

existing, background, and full development conditions. The southbound left approach is 

projected to decrease in level of service from “C” to “D” during the PM peak hour between 

background and full development conditions. No mitigation is warranted or recommended. 

 

Maple Road / Proposed Driveway 

The northbound driveway approach to Maple Road is expected to operate at level of service 

“C” during the AM peak hour and “D” during the PM peak hour under full development 

conditions. Meanwhile, the westbound left turn movement operates at LOS “B” during the AM 

and PM peak hours. 

 

Recommended Mitigation 

Based on the expected delays under full development conditions and a traffic signal 

warrant analysis, a three-colored traffic signal is recommended for this intersection. The 

traffic signal should be designed to provide a permitted/protected westbound left-turn 

phase as well as a northbound right-turn overlap phase. The existing two-way left-turn 

lane should be restriped to provide a westbound left-turn only lane entering the site.  

 
It is important to mention that our firm’s capacity analysis and the resulting LOS information as 

provided above was based on an analysis during AM and PM weekday travel periods. This is the 

appropriate methodology for preparing a capacity analysis for inclusion in a TIS. However, the 

resulting Levels of Service during peak travel periods are not reflective of conditions during the 

non-peak travel periods, which comprise a large portion of each day and also include weekends. 

It is always advisable to evaluate mitigation measures for peak travel periods but lower Levels of 

Service during weekday peak travel period do not mean that intersections of roadways are not 

properly designed or are not functioning properly. It would not be feasible for all intersections 

in a community, such as the Town of Amherst, to function at high rated Levels of Service during 

peak travel periods since this would result in excessive roadway infrastructure and would not be 

economically feasible for governmental agencies responsible for the expenditure of funds for 

roadways and their maintenance and repair. 

 

 
IX. AUXILIARY TURN LANE WARRANT INVESTIGATION 

 
Volume warrants for left-turn treatments on Maple Road and Sheridan Drive at the proposed 

access roads were evaluated using the Transportation Research Board's NCHRP Report 279, 

Intersection Channelization Design Guide, 1985. According to this Design Guide, provisions for 

left-turn lane facilities should be established where traffic volumes are high enough and safety 

considerations are sufficient to warrant the additional lane. This investigation analyzes warrants 

during the AM and PM peak hours. However, two-way left-turn facilities already exist at the 

location of the proposed access roads. Therefore, this study includes the existing lane geometry 

in the analysis. 

 

Right-turn lane volume guidelines were also examined at the proposed intersections along Maple 

Road and Sheridan Drive. While the future volumes satisfy the right-turn lane guidelines at the 

intersection of Maple Road and the proposed driveway under full development during the AM 

and PM peak hours, no improvement is recommended given the location of adjacent residential 



 

   18 Revised February 2015   

 
 Traffic Impact Study   Proposed Westwood Mixed Use Neighborhood Town of Amherst, NY 

properties. Right-turn guidelines are satisfied during both peak hours at the intersection of 

Sheridan Drive/Fenwick Road/Proposed Driveway. 

 

All supporting calculations are included in the Appendix of this report. 
 

 
X. TRAFFIC SIGNAL WARRANT INVESTIGATION 

 
A traffic signal warrant analysis was conducted at the proposed driveway on Maple Road and the 

intersection of Sheridan Drive/Fenwick Road/Proposed Driveway. The need for a traffic signal is 

determined by comprehensive investigation of existing and projected traffic conditions and 

physical characteristics at the location. The Standard Specifications Update for the adoption of the 

National MUTCD (“FHWA”) and the New York State Supplement were reviewed to investigate the 

need for a traffic control signal at this location. There are nine (9) warrants and they are as 

follows: 

 Warrant 1 Eight-Hour vehicular volume  

Warrant 2 Four-Hour vehicular volume  

Warrant 3 Peak Hour  

Warrant 4 Pedestrian Volume  

Warrant 5 School Crossing  

Warrant 6 Coordinated Signal System  

Warrant 7 Crash Experience  

Warrant 8 Roadway Network 

Warrant 9 Intersection Near a Grade Crossing 

 

Detailed signal warrant calculations are included in Appendix A2 of the Report. Prior to applying 

warrants, the MUTCD suggests consideration of the effects of right turn volumes on the minor 

street approach, and a reduction taken in the number of right turning vehicles, where 

appropriate. A certain number of right turn vehicles will execute a right turn on the red 

indication without actuating a traffic signal (if one were in place). For purposes of this analysis, it 

is projected that 25% of the right turning vehicles exiting the proposed driveways along Maple 

Road and Sheridan Drive would execute a right turn on red maneuver and should therefore be 

subtracted for the purposes of the warrant analysis. The posted speed limit on Maple Road and 

Sheridan Drive is 45 miles per hour and therefore, 70 percent thresholds in Table 4C-1, Figure 

4C-2 and Figure 4C-4 is used as a basis for analysis. 

 

Warrant 1 is subdivided into Condition A and Condition B. The Minimum Vehicular Volume, 

Condition A, is intended for application at locations where a large volume of intersecting traffic 

is the principal reason to consider installing a traffic control signal. The Interruption of 

Continuous Traffic, Condition B, is intended for application at locations where Condition A is 

not satisfied and where the traffic volume on a major street is so heavy that traffic on a minor 

intersecting street suffers excessive delay or conflict in entering or crossing the major street. 

These conditions are satisfied when, for each of any eight hours of an average day, anticipated 

volumes on the artery and side road are in excess of the minimum values presented in Tables 

4C-1 in the MUTCD. Hourly traffic volumes along Maple Road and Sheridan Drive at the 

proposed access driveways were projected based on the hourly traffic distribution measured by 

NYSDOT along Maple Road in 2010 and Sheridan Drive in 2011. Hourly traffic volumes 

expected to exit the proposed driveways were projected based on the hourly distribution for a 

typical office facility (using local office park data) given the majority of estimated trips generated 

by the site are office-related. Based upon these calculations, Condition A is not met for all eight 

hours at the proposed driveway along Maple Road. Condition A is met for six of the eight hours 
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at the proposed driveway along Sheridan Drive. Condition B for Warrant 1 is satisfied for five of 

the eight hours at the proposed driveway along Maple Road, while it is satisfied for all eight 

hours at the proposed driveway along Sheridan Drive under full development conditions. 

 

Warrant 2, the Four-Hour Vehicular Volume signal warrant conditions, are intended to be 

applied where the volume of intersecting traffic is the principal reason to consider installing a 

traffic control signal. This warrant stipulates that for any four hours of a day, minimum threshold 

volumes are met on the artery and side road. Based on the projected hourly traffic volumes on 

the proposed driveways, this warrant is met under full development conditions for both 

proposed driveways. 

 

Warrant 3 is intended for application where minor street traffic suffers undue delay in entering 

or crossing the major street for one hour of the day. It stipulates that the warrant shall be 

applied in unusual cases (high-occupancy vehicle facilities) where a large number of vehicles 

discharge over a short period of time. Based on the current uses (office, retail, residential, hotel) 

at the proposed driveways along Maple Road and Sheridan Drive, this warrant is met in Figure 

4C-4 under full development conditions. 

 

Warrant 4 is met when pedestrians experience excessive delay in crossing the major street 

(Maple Road and Sheridan Drive) because the traffic volumes are so heavy. The intersections 

have infrequent pedestrian activity. This warrant is not met. 

 

Warrant 5 is met when a sufficient number of gaps in traffic do not exist for certain size and 

frequency of school children to cross the major roadway. Based on the current conditions and 

low pedestrian activity, this warrant is not applicable at this location. 

 

Warrant 6 is met when a traffic signal is needed to maintain progressive movement and vehicle 

platooning in a coordinated signal system. Based on the current signal system along Maple Road, 

this warrant is not met; however, it is met for Sheridan Drive.  

 

Warrant 7 is met when the severity, frequency, and types of crashes are such that it is a 

condition susceptible to correction by a traffic signal. Accident data at the proposed Maple Road 

location and exiting Sheridan Drive/Fenwick Road resulted in two accidents during the three-

year study period. Therefore, this warrant is not currently met. 

 

Warrant 8 is met when a traffic signal might encourage concentration and organization of traffic 

flow on a roadway network. This warrant primarily focuses on two major intersecting roadways, 

which is not the case at the proposed driveways. Therefore, this warrant is not met. 

 

Warrant 9 is applicable when an intersection is located near an at-grade rail crossing. This 

warrant is not applicable to the proposed driveway locations and therefore is not met. 

 

Based on the traffic signal warrant investigation, the traffic signal warrants dealing solely with 

traffic volumes (Warrants 1-3) are met under full development conditions at the proposed 

driveway along Sheridan Drive. Warrants 2-3 are met for the proposed driveway along Maple 

Road. Table VI describes each warrant and the result of our firm’s signal warrant investigation. 

Based upon the capacity analysis results and traffic signal warrant analysis, installation of a traffic 

signal is recommended at the proposed driveway along Maple Road and proposed driveway on 

Sheridan Drive. 
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T A B L E  V : TRAFFIC SIGNAL WARRANT SUMMARY  
 

WARRANT # DESCRIPTION 

FULL BUILD CONDITONS 

Maple 

Road/Proposed 

North Driveway 

Sheridan 

Drive/Proposed 

South Driveway 

1 Eight-Hour vehicular volume NOT MET MET 

2 Four-Hour vehicular volume MET MET 

3 Peak Hour MET MET 

4 Pedestrian Volume NOT MET NOT MET 

5 School Crossing NOT MET NOT MET 

6 Coordinated Signal System NOT MET MET 

7 Crash Experience NOT MET NOT MET 

8 Roadway Network NOT MET NOT MET 

9 Intersection Near a Grade Crossing NOT MET NOT MET 

 

Discussions with the Project Sponsor indicated that the initial construction phases will include 

installing the north/south connector public roadway between Maple Road and Sheridan Drive. 

Additionally, it is anticipated the office and hotel component will be developed at first, followed 

by the retail component oriented towards the south of the site plan and residential development 

on the northern portion of the project site. Based on the expected delays under full 

development conditions and the results of the traffic signal warrant analysis, a three-colored 

traffic signal is recommended for both intersections. Therefore, it is recommended that the 

proposed driveway on Sheridan Drive be installed with a three-colored traffic signal. A 

protected/permitted eastbound left-turn phase is recommended given the volume of left-turns 

entering the site. The signal should be coordinated with the existing traffic signal network to the 

west along Sheridan Drive. Meanwhile, the proposed driveway on Maple Road should be 

installed with a three-color traffic signal. A protected/permitted westbound left-turn phase is 

recommended given the volume of left-turns entering the site. 

 

Although traffic signal installation is recommended for the proposed access points on Maple 

Road and Sheridan Drive, a post-construction signal warrant analysis should be performed 

approximately six to twelve months after the new north/south connector public roadway is 

completed and dedicated to the Town of Amherst. The purpose of studying the proposed 

access locations after the roadway is open for public use is to determine at what point in the 

future of the proposed build-out of the mixed-use neighborhood a traffic signal should be 

installed. The proposed north/south public roadway at its connection to Sheridan Drive should 

be designed to provide two lanes of exiting traffic and two lanes of entering traffic to both 

facilitate traffic movements and to achieve the desired alignment with the existing Fenwick Road 

on the south side of Sheridan Drive. The throat length of the driveway should be designed to 

accommodate vehicle queues exiting the site and reduce vehicle blockages of internal circulation 

roadways. Therefore, a minimum uninterrupted throat length of 200 feet is recommended. 

 

 

XI.  TRANSPORTATION DEMAND MANAGEMENT RECOMMENDATIONS  

 
Transportation Demand Management (“TDM”), if implemented strategically, can have a 

noticeable impact on reducing trips from a project. TDM is the application of strategies and 

policies to reduce Single Occupant Vehicle (“SOV”) travel demand, or to redistribute this 
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demand in space or in time. By definition, TDM includes various strategies that produce a more 

efficient use of transportation resources and increase the efficiency of a transportation system. 

 

TDM programs have many potential benefits. They can reduce the total number of vehicle miles 

traveled by promoting alternatives to driving alone. Fewer vehicle miles traveled results in less 

ozone pollution. TDM programs can be used by employers to reduce overhead costs, enhance 

productivity and reduce employee turnover. TDM programs can improve the use of public 

transit services, bikeways, sidewalks and carpool lanes by educating users about their travel 

options and coordinating trips between users with similar trip patterns. Implementing an 

effective TDM program can also reduce the required number of parking spaces for a project 

and/or eliminate the need to consider building costly multi-story parking structures. The 

following table summarizes some of the benefits that can be realized from an effective TDM 

program. 
 

T A B L E  V I :  B E N E F I T S  O F  T D M  P R O G R A M S  

BENEFIT DESCRIPTION 

Congestion Reduction Reduces traffic congestion delays and associated costs. 

Road & Parking Savings Reduces road and parking facility costs. 

Consumer Savings 
Helps consumers save money by reducing their need to own 

and operate motor vehicles. 

Transport Choice Improved travel options, particularly for non-drivers. 

Road Safety Reduced crash risk 

Environmental 

Protection 

Reduced air, noise and water pollution, wildlife crashes and 

other types of environmental damages. 

Efficient Land Use 

Supports strategic land use planning objectives, such as 

reduced sprawl, urban redevelopment and reduced habitat 

fragmentation. 

Community Livability 
Improved local environmental quality and community 

cohesion. 

Economic development 

Supports a community’s economic objectives, such as 

increased productivity, employment, wealth, property values 

and tax revenues. 

Physical Fitness and 

Health 

Improved public fitness and health due to more physical 

activity, usually through increased daily walking and cycling. 

 

The following TDM strategies are recommended for consideration in connection with the 

proposed mixed-use neighborhood: 

1. Transit Coordination – Coordinating transit routes and marketing the Sheridan Route 49 

bus line will boost ridership through increased awareness coupled with improved service.  

 

2. Route Expansion – New expanded bus service through the Westwood project site 

provides an opportunity for greater mode choice resulting in trip and parking reductions. 

 

3. Bus Stop Amenities – A clean, well-lit, informative bus stop with shelters and seating 

greatly improves the image of the transit serving an area. Station amenities make taking the 

bus a comfortable experience, while proper maintenance tells people that transit makes up 

an important part of the neighborhood. New bus stops should have the following elements:  

 A level concrete pad, unobstructed by street furniture, landscaping, or signage 
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 Reliable pedestrian access with clear sidewalks providing direct access to the bus 

loading area 

 Clear sight lines allowing travelers to see around the stop and drivers to see 

around corners to make turns 

 Adequate lighting 

 Pedestrian amenities such as a bench and trash receptacle 

 Route, schedule and information 

 Bicycle rack 

 

4. Employer Carpooling – carpooling can be encouraged by providing incentives and other 

services such as ridematching. 

 

5. Emergency Ride Home – In case of a personal emergency during the day, transportation 

is provided at no cost to one’s vehicle, residence, or other place such as childcare, doctor’s 

office, etc. 

 

6. Preferential carpool/vanpool parking  

7. Transportation Alternatives Information – bus schedules and bike maps. 

8. Telecommuting and compressed work schedules – employee vehicle trips are 

reduced by the percentage of employees that telecommute, or have a “free” day gained 

through a compressed schedule, on an average day  

 

These programs must be coupled with improvements in transit service, pedestrian and bicycle 

accommodations.  
 

 
XII. RESPONSES TO TRAFFIC RELATED COMMENTS OF THE TOWN OF AMHERST 

PLANNING DEPARMENT 

  

As part of the coordinated environmental review of the original version of the DGEIS submitted 

on July 14, 2014, which included the Traffic Impact Study prepared by our firm dated April of 

2014 that was included at Exhibit N of Volume III of the Appendices to the DGEIS, the Town of 

Amherst Planning Department (“Planning Department”) issued a Memorandum on September 3, 

2014 that contained comments to be included in the revised DGEIS. The purpose of this section 

of the updated TIS is to respond to the traffic related comments in the Planning Department’s 

Memorandum. Section 4 of the Memorandum issued by the Planning Department on September 

3, 2014 contained four transportation related comments that are each listed below in italics 

followed by our firm’s responses. 

 

 Some traffic data is 2-3 years old and should be updated. The lack of current data could be 

misleading. 

 

Response:  The traffic count data that was used in the preparation of the original TIS 

dated July of 2014 and this updated TIS is valid. Traffic data that is three years old or 

less is acceptable for the purpose of evaluating the potential traffic impacts of a 

proposed project, and has always been deemed valid by both the NYSDOT and Erie 

County Department of Public Works (“ECDPW”); the agencies with jurisdiction over 

State and Erie County Highways. It should be noted that there is a difference between 

AADT data and intersection turning movement counts. The AADT data contained in 

Section III was obtained via NYSDOT and GBNRTC, and was not developed as a result 
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of turning movement count data collected for the proposed mixed-use neighborhood. 

The reasons why the traffic data is  valid includes the fact that there have not been any 

new roadways or highways constructed in the study area within the past few years. It is 

very common for traffic count data for large projects requiring the preparation of an 

Environmental Impact Statement to not have been obtained from a time period that is 

contemporaneous with the time period in which such a project is reviewed. Given that 

such large projects are often reviewed over a lengthy period and require revisions to 

reports and studies, it would be not practical for updated traffic count information to be 

obtained on numerous occasions during the review process so that all traffic count 

information would be one year old or less that time the environmental review pursuant 

to SEQRA has ended with the issuance of a Findings Statement by the lead agency.  

 

 What assumptions were used to arrive at the multi-use trip reduction (11% and 29%)? 

 

Response:  The comment requests a description of our firm’s basis for the multi-rip 

reduction rates used in the TIS. The multi-use trip reduction percentages used in our 

firm’s comprehensive traffic analysis are based on accepted standards for evaluating 

mixed-use projects involving a mixture of land uses that are located on major roadways 

such as Sheridan Drive and Maple Road. 

 

Inherent in the trip generation estimate for a proposed mixed-use project involving 

different categories of land uses, is the “multi-use” traffic component of traffic entering 

and exiting a project site. The Institute of Transportation Engineers, Trip Generation 

Handbook, 2001 states,  

 

“…a multi-use development is typically a single real-estate project that consists of 

two or more ITE land use classifications between which trips can be made without 

using the off-site road system. Because of the nature of these land uses, the trip-

making characteristics are interrelated, and some trips are made among the on-site 

uses. This capture of trips internal to the site has the net effect of reducing vehicle 

trip generation between the overall development site and the external street system 

(compared to the total number of trips generated by comparable, standalone sites).” 

“In some multi-use developments, these internal trips can be made by walking or by 

vehicles entirely on internal pathways or internal roadways without using streets 

external to the site.”  

 

The ITE Trip Generation Handbook indicates internal capture rates for trips within a 

multi-use development vary between office, residential, and retail uses during the AM 

and PM peak hours. Given the area in which the Project Site is located, the proposed 

office, residential, and retail components, and internal interconnections between the 

various land use categories, multi-use (or multiple purpose) total volume trips will 

occur. Therefore it is estimated, based on methods in the ITE Trip Generation 

Handbook that an approximate 8% and 36% reduction in total trip generation for the 

Project Site will occur during the AM and PM peak hours of analysis, respectively. The 

change in reduction percentages for both peak hours is a result of the mixture of land 

uses being proposed as depicted on the revised Preliminary Conceptual Master Plan. 

This trip adjustment is calculated based upon ITE standards for multi-use trip reductions 

based on the varying uses and interconnections within the mixed-use neighborhood. 

This multi-use trip projection adjustment was applied to the total site generated trips 

and subtracted from the traffic entering and exiting the site for the AM and PM peak 

period.   
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In addition, for certain types of projects and especially for mixed-use projects, the total 

number of trips generated is different from the amount of new traffic added to the 

adjacent highway network by the generator of the trips. Retail-oriented developments 

(such as convenience stores, gas stations, retail centers, discount stores, restaurants, 

and grocery stores) often locate adjacent to busy streets in order to attract the 

motorists already passing the site on the adjacent street. These sites attract a portion of 

their trips from traffic passing the site. The “pass-by” traffic refers to the amount of 

existing traffic already on the roadway adjacent to the site that, as it “passes by” the site, 

will enter the site driveways to patronize the project site. 

 

The new public roadway that will connect Sheridan Drive and Maple Road will provide 

future users with very convenient internal access to the various on-site land uses.  

There is a well-recognized growing trend for both residential and commercial users to 

be highly interested in locating within mixed-use projects that provide a broad range of 

on-site amenities such as neighborhood businesses, office space, park areas and publicly 

accessible amenities, a mixture of residential land uses types, etc. and one of the reasons 

for this trend is that such project allows users to take advantage of on-site amenities 

without multiple stops and also by traveling on-site without by walking, bicycling, etc. 

 

The combination of “multi-use” and “pass-by” trips has the net result of reducing the 

volume of new traffic that is added to the site driveways and/or adjacent roadways. In 

the case of the proposed mixed-use neighborhood, there will be both “multi-use” and 

“pass-by” trips associated with the various new land uses on the project site.  

 

ITE data indicates that pass-by rates for shopping centers/retail uses can vary from 10% 

to as high as 80% during the PM peak hour (e.g. restaurants typically exhibit pass-by 

rates of 45% during the PM peak hour). Given the composition of the proposed land 

uses and location of the project site with frontage on both Sheridan Drive and Maple 

Road (both of which will consist of signalized intersections with the new north/south 

public roadway), a very conservative pass-by rate of 37% was used during the PM peak 

hour. In summary, it is our firm’s professional opinion that the multi-use trip reduction 

rates of 8% and 36% are both conservative and appropriate.  

 

 Plan will result in 5 traffic signals between Harlem & N. Forest – more discussion needed of 

interconnecting / synchronizing. 

 

Response:  The mixed-use neighborhood as depicted on the Conceptual Master Plan 

involves the installation of a new traffic signal at the intersection of the new internal 

north/south roadway connecting Sheridan Drive and Maple Road. The comprehensive 

traffic analysis completed by our firm indicated that the installation of a traffic signal at 

this location is an appropriate traffic related mitigation measure. The location of the 

roadway connection was selected so that it would align with Fenwick Drive. As a result 

of the proposed traffic signal at this intersection, there will be five traffic signals located 

on Sheridan Drive between Harlem Road and North Forest Road. 

  

Our firm evaluated the coordination/synchronization of the proposed new traffic signal 

with the existing signals along Sheridan Drive between Harlem Road to North Forest 

Road. Currently, NYSDOT is advancing the Buffalo Niagara Regional Arterial 

Management System (“BNRAMS”) traffic signal system coordination project for Sheridan 

Drive (NYS Rte 324) that includes the traffic signals recommended for coordination. 

Recent discussions with the Region 5 Traffic & Safety Division Traffic Operations 
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Engineer in charge of the proposed project indicated that if after review, NYSDOT 

deems a new signal is warranted and approved for installation, the new traffic signal will 

be coordinated with the existing Sheridan Drive signals. According to the Traffic 

Operations Engineer, it is customary procedure for NYSDOT to optimize the timing of 

a new traffic signal in with the coordination of the existing arterial signals. As part of this 

BNRAMS project, NYSDOT has scheduled new traffic data collection for the Spring of 

2015. It is anticipated that NYSDOT, along with its traffic signal system consultants, will 

install, refine, and implement the new signal timings and coordination settings in 2015. 

The signals will be programmed to provide optimum traffic progression along Sheridan 

Drive. Our firm will work with NYSDOT once it has collected data to be used in 

connection with the traffic signal system coordination project for Sheridan Drive and 

the new signal will be designed to be consistent with any modifications to signal timing 

for the signalized intersections in the relevant segment of Sheridan Drive. 

 

 Discuss how transit can be integrated and accommodated within the development, not just 

along surrounding arterials 

 

Response:  As discussed above in Section XI of this updated TIS, Transportation 

Demand Management (“TDM”) measures, if implemented strategically, can have a 

noticeable impact on reducing trips from a project. TDM is the application of strategies 

and policies to reduce Single Occupant Vehicle (“SOV”) travel demand, or to 

redistribute this demand in space or in time. By definition, TDM includes various 

strategies that produce a more efficient use of transportation resources and increase 

the efficiency of a transportation system. One such area where TDM strategies can be 

beneficial is the coordination with the local transit agency - in this case, the Niagara 

Frontier Transportation Authority (“NFTA”). The Project Sponsor is proposing an 

integrated transit stop on the first floor of the proposed hotel, and we concur with this 

location since it will be at the center of more dense part of the mixed-use project with 

easy access to neighborhood businesses, restaurants, multi-family uses and publicly 

accessible amenities. 

 

Our firm has recommended the following transit-oriented TDM strategies for 

consideration in connection with the proposed mixed-use project depicted on the 

Conceptual Master Plan: 

 
1. Transit Coordination – Coordinating transit routes and marketing the Sheridan 

Route 49 bus line will boost ridership through increased awareness coupled with 

improved service.  

 

2. Route Expansion – New expanded bus service through the Westwood project 

site will provide an opportunity for greater mode choice resulting in trip and parking 

reductions. 

 

3. Bus Stop Amenities – A clean, well-lit, informative bus stop with shelters and 

seating greatly improves the image of the transit serving an area. Station amenities 

make taking the bus a comfortable experience, while proper maintenance tells 

people that transit makes up an important part of the neighborhood. New bus stops 

should have the following elements: 

  

 A level concrete pad, unobstructed by street furniture, landscaping, or signage 
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 Reliable pedestrian access with clear sidewalks providing direct access to the 

bus loading area 

 Clear sight lines allowing travelers to see around the stop and drivers to see 

around corners to make turns 

 Adequate lighting 

 Pedestrian amenities such as a bench and trash receptacle 

 Route, schedule and information 

 Bicycle racks 

 

The Project Sponsor has met with representatives of the NFTA and discussed the 

opportunity to extend the existing #49 Millard Suburban public bus route into the 

Project Site. The NFTA has confirmed that they are interested in working with the 

Town and Project Sponsor to incorporate measures that will promote public 

transportation, since providing convenient access to the project site and its amenities via 

public transportation will make the various land use components more successful and 

reduce traffic impacts and the demand for parking spaces. The previous TDM strategies 

outline a scope for continued discussions with NFTA on transit inclusion into the 

mixed-use project. The Project Sponsor will continue to coordinate with the NFTA on 

programming a transit stop within the neighborhood center portion of the project  as 

the review and design process for the proposed mixed-use neighborhood moves 

forward. 

 

 
XIII. ALTERNATIVE PLAN EVALUATION 

  

Seven alternative concept plans were evaluated, in addition to the preferred Conceptual Master 

Plan, as part of our firm’s analysis of potential traffic impacts. The alternative plans were 

evaluated to provide information to allow a comparison of the potential traffic impacts 

associated with the alternative layouts and the preferred Conceptual Master Plan in connection 

with the review of the revised DGEIS. This report uses the project layout as depicted on the 

Conceptual Master Plan as the basis for analysis. A comparison of the alternative concept plans 

and their related trip generation estimates are depicted in Table VII. 
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T A B L E  V I I :  T R I P  G E N E R A T I O N  C O M P A R I S O N   

F O R  A L T E R N A T I V E  S I T E  P L A N S  

DESCRIPTION 
AM PEAK PM PEAK 

ENTER EXIT ENTER EXIT 

Alternative Plan No. 1 

Recreation Conservation (“RC”) Plan 
113 93 253 190 

Alternative Plan No. 2 

Community Facility (“CF”) Plan 
95 108 142 150 

Alternative Plan No. 3 

Residential Three (“R-3”) Plan 
60 180 188 111 

Alternative Plan No. 4 

Transitional Residential (“TND”) Plan 
432 488 703 712 

Alternative Plan No. 5 

General Business (“GB”) Plan 
272 297 994 961 

Alternative Plan No. 6 

Office Building (“OB”) Plan 
945 193 157 890 

Alternative Plan No. 7 

Alternative Access Plan 
499 446 656 745 

Preliminary Conceptual Master Plan 534 470 762 865 

 

The following is a brief description of the potential traffic impacts and site planning 

considerations associated with each of the Alternative Concept Plans.   Included is an evaluation 

of the traffic impacts compared against the Preferred Plan: 

 

 Alternative Plan No. 1- Recreation Conservation (“RC”) Plan 

Within the RC Plan, the Project Sponsor considered incorporating additional RC zoning 

district uses that would expand upon the previous recreational and civic utilization of 

the project site. These uses include indoor and outdoor recreational fields, a 

reformatted 9-hole golf course, and a place of worship. The existing Westwood 

Country Club clubhouse would remain and be utilized in connection with the 9-hole golf 

course. In terms of roadway improvements associated with Alternative Plan No. 1, a 

new private roadway would be constructed and connect at an unsignalized intersection 

at Maple Road, extending approximately 0.5 miles (2,640 feet) into the project site. 

Given the very low density associated with the RC Plan,  this plan provides for reduced 

traffic impacts in terms of overall vehicle trip generation when compared to the 

Preferred Plan. Additionally, a greater proportion of the peak vehicle trip generation 

associated with this concept plan would occur during weekends; off-peak time periods 

of the surrounding roadway network. However, it is important to note that pursuant to 

Section 7-6-7(C) of the Town of Amherst Zoning Code, the maximum length of any 

private or public street cannot exceed 800 feet in length without a secondary means of 

access to a public roadway. Therefore, this Alternative Plan would require an area 

variance for a roadway with a length greater than 800 feet without a second means of 

access to a public roadway. Additionally, the development of the project site pursuant 

to the RC Plan would not provide for the construction of the proposed new 

north/south public roadway connecting Sheridan Drive and Maple Road. This public 

north/south roadway will be constructed in connection with the redevelopment of the 

project site as a mixed use neighborhood pursuant to the Preferred Plan. As such the 

RC Plan would not provide the opportunity to potentially reduce traffic volumes on 

North Forest Road during weekday peak travel periods.  
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 Alternative Plan No. 2- Community Facility (“CF”) Plan 

The CF Alternative Plan includes various types of senior residential living units and a 

cemetery. In terms of total traffic impacts, since the ITE trip generation rate for senior 

living units during peak travel periods is low, as compared to most of other ITE land use 

categories, this development of the project site pursuant to the CF Plan would produce 

the least amount of traffic impacts when compared to the Preferred Plan and the other 

alternatives. Additionally, the cemetery would occupy a fairly sizeable area; however, it 

produces low traffic volumes during peak travel periods. This Alternative Plan would 

include the construction of a new north/south public roadway connecting Sheridan 

Drive and Maple Road. However, when considering total vehicle trip generation, it is 

highly unlikely that signalized intersection warrants would be met at either the 

intersection of the new roadway with Sheridan Drive or Maple Road. Therefore the CF 

Plan includes consideration for a connection to Frankhauser Road. This connection 

would provide the project residents with direct access to the signalized intersection at 

Sheridan Drive and Frankhauser Road in order to enter and exit the project site.  

 

 Alternative Plan No. 3- Residential Three (“R-3”) Plan 
In planning the R-3 Plan, the Project Sponsor considered the surrounding single family 

housing pattern and developed a plan that would expand upon the existing land uses 

surrounding a majority of the project site. The R-3 Plan consists of the development of 

the project site exclusively as a residential subdivision comprised of 320 lots for single-

family homes. Considering the relatively low density associated with residential 

subdivision for single family housing, the development of the project site pursuant to the 

R-3 Plan would result in substantially less total vehicular trips compared to the 

Preferred Plan. As with the CF Plan, while the R-3 Plan would provide for a new 

north/south public roadway, it is unlikely that the signalized intersection warrants would 

be met given the total anticipated vehicle trip generation. Therefore, the R-3 plan also 

includes consideration for a connection to Frankhauser Road, providing project 

residents with direct access to the signalized intersection at Sheridan Drive and 

Frankhauser Road in order to enter and exit the project site. When considering impacts 

to adjacent intersections, it is preferable to develop sites with balanced entrance and 

exit trips during peak travel periods. By avoiding unbalanced entering and exiting trip 

generation, the development of a project site prevents a condition where specific 

functions, movements and turns at a given intersection are “overloaded” as the majority 

of total vehicle trips during peak travel periods are focused on either entering or exiting 

the site. As the R-3 Plan is based on a single land use (residential single family homes), 

the exit trip generation in the AM peak hour is three times that of the enter trip 

generation (typically associated with the morning commute to work) while the enter 

trip generation during the PM peak hour is nearly twice that of the exit trip generation 

(typically associated with the evening commute to home).  

 

 Alternative Plan No. 4- Transitional Residential (“TND”) Plan 
Within their Memorandum regarding the initial Draft Generic Environmental Impact 

Statement (“DGEIS”), the Town of Amherst Planning Department provided several 

comments for consideration and inclusion in the revised DGEIS. One request within the 

Memorandum concerned the creation of an additional Alternative Plan that would be 

focused around a lower density residential development model with a more transitional 

neighborhood scale commercial component. In response to this request, the Project 

Sponsor developed Alternative Plan No. 4, which is modeled off of the Preferred Plan, 

but expands the lower density single family housing components while reducing the 

commercial and office space portions. By reducing the concentration of anticipated 
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entrance vehicle trips in the morning through the reduction of the total office space, 

there is a decrease in the combined AM peak hour trip generation by approximately 8%, 

or 84 trips. Conversely, for the PM peak hour, the reduction of total office space lessens 

exit trips while the reduction of commercial space lowers entrance trips and results in a 

decrease in the combined PM peak hour trip generation by a factor of approximately 

11%, or 170 trips. While this plan provides for less impact in terms of total vehicle trip 

generation and may lessen the load on capacity of existing intersections when compared 

to the Preferred Plan, it also results in fewer opportunities for shared parking and 

maximum efficiency within parking fields as a greater proportion of the overall project 

site is focused on residential development.  
 

 Alternative Plan No. 5- General Business (“GB”) Plan 

Alternative Plan No. 5 represents a mixed-use development approach but provides for a 

more focused retail and commercial components. Compared to the Preferred Plan with 

115,000 square feet of neighborhood business and office space, the GB Plan includes 

approximately 435,000 square feet of general retail space structured as a typical plaza 

style shopping center. The retail component is balanced with a mixture of student and 

general multi-family housing. To support closer proximity to the University at Buffalo, 

the student housing has been positioned closest to Maple Road and would in all 

likelihood, result in the consideration of a student shuttle service to and from the UB 

North Campus. Conversely, to provide access to the highest capacity road network and 

maintain closest proximity to the I-290, the retail component is positioned along 

Sheridan Drive. While this GB Plan provides for fairly evenly balanced enter and exit 

trips during the AM and PM peak hours, given the retail component and multifamily 

housing, this plan is the highest vehicle trip generator during the PM peak hour, resulting 

in nearly 2,000 combined trips. This focused trip generation during the PM peak hour 

would necessitate consideration of roadway connections to North Forest Road and 

Frankhauser Road in an effort to maximize site access and trip distribution options 

during the weekday PM peak hour travel period. Additionally, the shopping center 

development approach leads to large parking fields that would likely be underutilized, 

except during short peak demand period for retail uses and does not support a shared 

parking environment to maximize the efficient use of impervious paved surfaces.  
 

 Alternative Plan No. 6- Office Building (“OB”) Plan 

Alternative Plan No. 6 consists of the development of the project site as a large office 

park. As with similar existing office parks, the project site would be oriented around the 

new north/south public roadway designed as a corporate parkway. In total, 

approximately 1.25 million square feet of office/research & development space would be 

provided. Considering the concentration of AM peak hour trips associated with the 

morning commute to work, this plan generates the largest volume of trips during the 

AM peak hour. This plan also provides the most disproportionate AM and PM peak 

hour trip generation in terms of entering and exiting conditions, with the AM peak hour 

having five times more trips entering the site than exiting and the PM peak hour having 

five times more trips exiting the site than entering. This condition is similar to the 

scenario presented in Alternative Plan No. 3, only on a much greater scale. Also similar 

to other alternative plans, the OB Plan total vehicle trip generation would warrant the 

need to consider roadway connections to North Forest Road and Frankhauser Road to 

maximize opportunities for access options and trip distribution during peak travel 

periods. Finally, the OB Plan provides for the most inefficient utilization of parking areas 

and impervious surfaces. The parking fields would be utilized heavily throughout the 
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typical weekday eight hour work day but would be utilized far less during the remaining 

16 hours of the day and would be utilized very little during weekends and holidays.   

 

 Alternative Plan No. 7- Alternative Access Plan  

The Alternative Access Plan is modeled exactly as the Preferred Plan except that 

roadway connections are also provided connecting to North Forest Road and 

Frankhauser Road. The intent of this effort was to analyze and directly compare both 

approaches, including connections to adjacent residential roadways and excluding 

connections to adjacent residential roadways. The capacity analysis results can be found 

in the Appendix. Based on the capacity analysis results for the Alternative Access Plan, 

there are improved level of service conditions and delays at the Sheridan Drive/Fenwick 

Road/Proposed Driveway intersection. Delays increase for the eastbound left and 

southbound right approaches at the Sheridan Drive/Frankhauser Road intersection 

during both peak hours. At the intersection of Sheridan Drive/North Forest Road, the 

southbound left approach is projected to decrease in level of service during the PM peak 

hour. 

 

Providing ingress and egress points onto Frankhauser Road and North Forest Road 

would offer the users of the site, and the public travelling through the site utilizing the 

proposed north/south public roadway, more options for accessibility. The additional 

access points helps to redistribute traffic volumes, lessening the potential impacts at the 

Preferred Plan’s proposed access points. However, southbound queues along North 

Forest Road currently extend beyond the proposed connection point, as developed for 

the Alternative Access Plan, and would likely impact the ability for motorists to enter 

and exit the site at this point. Additionally, the access point onto Frankhauser Road 

could result in increased traffic volumes onto the residential-oriented streets adjacent 

the western side of the project site, which would not be reviewed favorably by existing 

residents.   
 

 
XIV. CONCLUSIONS & RECOMMENDATIONS 

  

This updated Traffic Impact Study identifies and evaluates the potential traffic impacts resulting 

from full build-out of the proposed mixed-use neighborhood. This updated Traffic Impact Study 

provides the Amherst Town Board, in its capacity as the designated lead agency for the 

coordinated environmental review of the proposed mixed-use redevelopment project pursuant 

to SEQRA, along with involved and interested agencies including the NYSDOT and Erie County 

Department of Public Works, with information to allow a hard look to be taken at identified 

potential traffic impacts. Based upon the comprehensive analysis contained in this report, it is 

our firm’s professional opinion that the results indicate that the proposed mixed-use 

neighborhood can be accommodated by the existing roadway network with the 

recommendations below being in place. The following sets forth our firm’s conclusions and 

recommendations based upon the results of the comprehensive traffic analyses that have been 

conducted: 

 

1. The proposed mixed-use neighborhood is expected to generate approximately 920 

(896) new trips during the AM (PM) peak hours respectively. 

 

2. A left-turn lane warrant investigation was conducted along Maple Road and Sheridan 

Drive at the proposed driveways. However, two-way left-turn facilities already exist at 

the location of the proposed access roads. The two-way left-turn lanes should be 
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restriped to accommodate dedicated left-turn lanes entering the proposed driveway 

along Maple Road and the existing Sheridan Drive/Fenwick Road intersection. 

 

3. A right-turn lane investigation was conducted along Maple Road and Sheridan Drive at 

the proposed driveway locations. While the future volumes satisfy the right-turn lane 

guidelines at the intersection of Maple Road and the proposed driveway under full 

development during the AM and PM peak hours, no improvement is recommended 

given the location of adjacent residential properties. Right-turn guidelines were satisfied 

during both peak hours at the intersection of Sheridan Drive/Fenwick Road/Proposed 

Driveway. The right turn lane should provide 425’ of storage space with a 75’ taper. 

 

4. Install a new traffic signal at the proposed public roadway on Sheridan Drive when the 

driveway is constructed. The new traffic signal should be coordinated with the existing 

traffic signal network along Sheridan Drive to the west of the project site. 
 

5. Install a new traffic signal at the proposed public roadway connection on Maple Road 

when the new roadway is constructed.  
 

6. The proposed new north south public roadway connecting Sheridan Drive and Maple 

Road should be designed to provide two lanes of exiting traffic and two lanes of entering 

traffic to both facilitate traffic movements and to achieve the desired alignment with the 

existing Fenwick Road. The throat length of the driveway should be designed to 

accommodate vehicle queues exiting the site and reduce vehicle blockages of internal 

circulation roadways; therefore a minimum uninterrupted throat length of 200’ is 

recommended. 
 

7. Internal sidewalks should form an inter-connected pedestrian network allowing users to 

actively walk amongst the various land use components to be included in the mixed-use 

neighborhood. Additionally, internal paved recreational paths should be designed and 

installed to encourage bicycle use. 
 

8. The southern portion of the mixed-use neighborhood as depicted on the Conceptual 

Master Plan consists of the commercial and office components, higher density residential 

units, and the hotel component. This portion of the Project Site should incorporate 

bicycle parking and related facilities into the design. Such facilities should include bicycle 

racks and consideration should be given to including bicycle lockers, as well as providing 

shower and changing facilities within the proposed buildings. 
 

9. Transportation demand management (“TDM”) strategies should be considered and 

implemented, when practical, to reduce off-site vehicular trips. 
 

10. Consideration should be given to reducing the number of parking spaces constructed 

on-site given the mixed-use nature of the proposed neighborhood, potential for non-

vehicular trips, and the potential for shared parking between different categories of land 

uses with differing peak parking demands. The use of shared parking reduces the amount 

of impervious surfaces and prevent parking areas from having more parking spaces than 

needed to service a project with a mixture of land uses with differing peak parking 

demands. 
 

 

XV. FIGURES 

 

Figures 1 through 8 are included on the following pages. 
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Project Name: Westwood Mixed Use Neighborhood
No: 33042.1
Date: 2/5/2015
City: Amherst
State/Province: NY
Client Name: Ciminelli Real Estate
Analyst's Name: DLK
Edition: ITE‐TGM 9th Edition

Land Use Size
Entry Exit Entry Exit

820 ‐ Shopping Center 115 1000 Sq. Feet Gross Leasable Area 105 65 316 342
Reduction 0 0 0 0
Internal 15 12 108 156
Pass‐by 0 0 77 69
Non‐pass‐by 90 53 131 117
220 ‐ Apartment 352 Dwelling Units 35 141 137 74
Reduction 0 0 0 0
Internal 1 4 68 36
Pass‐by 0 0 0 0
Non‐pass‐by 34 137 69 38
224 ‐ Rental Townhouse 93 Dwelling Units 21 44 34 33
Reduction 0 0 0 0
Internal 0 1 17 16
Pass‐by 0 0 0 0
Non‐pass‐by 21 43 17 17
710 ‐ General Office Building 200 1000 Sq. Feet Gross Floor Area 275 37 51 247
Reduction 0 0 0 0
Internal 26 10 15 36
Pass‐by 0 0 0 0
Non‐pass‐by 249 27 36 211
310 ‐ Hotel 85 Occupied Rooms 33 24 29 31
Reduction 0 0 0 0
Internal 0 11 11 5
Pass‐by 0 0 0 0
Non‐pass‐by 33 13 18 26

230 ‐ Residential Condominium/Townhouse 84 Dwelling Units 8 37 35 17
Reduction 0 0 0 0
Internal 0 1 17 9
Pass‐by 0 0 0 0
Non‐pass‐by 8 36 18 8
210 ‐ Single‐Family Detached Housing 113 Dwelling Units 22 67 74 43
Reduction 0 0 0 0
Internal 0 2 37 21
Pass‐by 0 0 0 0
Non‐pass‐by 22 65 37 22

210 ‐ Single‐Family Detached Housing ‐ 1 47 Dwelling Units 11 32 33 20
Reduction 0 0 0 0
Internal 0 1 16 10
Pass‐by 0 0 0 0
Non‐pass‐by 11 31 17 10
252 ‐ Senior Adult Housing ‐ Attached 96 Dwelling Units 6 13 14 11
Reduction 0 0 0 0
Internal 0 0 0 0
Pass‐by 0 0 0 0
Non‐pass‐by 6 13 14 11
254 ‐ Assisted Living 200 Beds 18 10 19 25
Reduction 0 0 0 0
Internal 0 0 0 0
Pass‐by 0 0 0 0
Non‐pass‐by 18 10 19 25
Total 534 470 742 843
Total Reduction 0 0 0 0
Total Internal 42 42 289 289
Total Pass‐by 0 0 77 69
Total Non‐pass‐by 492 428 376 485

Project Information

Weekday, Peak Hour of Adjacent Street 
Traffic, One Hour Between 7 and 9 a.m.

Weekday, Peak Hour of Adjacent Street 
Traffic, One Hour Between 4 and 6 p.m.



Project Name: Westwood Mixed‐use Neighborhood

No: 33042

Date: 2/15/2015

City: Amherst

State/Province: NY

Analyst's Name: DLK
Edition: ITE‐TGM 9th Edition

Land Use Size

Entry Exit Entry Exit

561 ‐ Synagogue 25 1000 Sq. Feet Gross Floor Area 0 0 20 22

Reduction 0 0 0 0

Internal 0 0 0 0

Pass‐by 0 0 0 0

Non‐pass‐by 0 0 20 22

Total 0 0 20 22

Total Reduction 0 0 0 0

Total Internal 0 0 0 0

Total Pass‐by 0 0 0 0
Total Non‐pass‐by 0 0 20 22

Project Information

AM Peak PM Peak
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PROPOSED WESTWOOD MIXED USE NEIGHBORHOOD
TOWN OF AMHERST, ERIE COUNTY, NY
AM PEAK

Num of yrs
10

Total Full
Enter Exit Trips IN Trips OUT Enter Exit Trips IN Trips OUT Enter Exit Trips IN Trips OUT Site Build

0.25% Dist. % Dist. % 33 13 Dist. % Dist. % 120 335 Dist. % Dist. % 339 80 Trips Volumes
1 Maple Road/

Millersport Hwy SB
SR 81 83 83
ST
SL 25 26 1% 1 1% 3 5 31
WR 297 305 1% 0 2% 7 7 312
WT 758 777 1% 0 13% 44 9% 7 51 828
WL
NR
NT
NL
ER
ET 545 559 1% 0 13% 16 9% 31 46 605
EL 18 18 18

2 Maple Road/
Millersport Hwy NB

SR
ST
SL
WR 51 52 1% 3 1% 1 4 56
WT 912 935 2% 0 15% 50 9% 7 58 993
WL
NR 452 463 1% 0 2% 2 3 466
NT 1 1 1
NL 143 147 147
ER
ET 529 542 1% 0 14% 17 10% 34 51 593
EL 41 42 42

3 Maple Road/
Maplemere Road

SR 16 16 16
ST 0 0
SL 33 34 34
WR 27 28 28
WT 954 978 2% 0 16% 54 10% 8 62 1040
WL 12 12 12
NR 16 16 16
NT 3 3 3
NL 43 43 43
ER 46 46 46
ET 849 870 2% 1 16% 19 10% 34 54 924
EL 20 21 21

4 Maple Road/
Donna Lea Boulevard

SR
ST
SL
WR
WT 969 993 2% 0 16% 54 10% 8 62 1055
WL 13 13 13
NR 61 61 61
NT
NL 24 24 24
ER 6 6 6
ET 892 915 2% 1 16% 19 10% 34 54 969
EL

5 Maple Road/
Sandhurst Lane

SR 0 0
ST 0 0
SL 1 1 1
WR 2 2 2
WT 988 1013 25% 30 20% 68 98 1111
WL 1 1 1
NR 3 3 3
NT 0 0
NL 13 13 13
ER 4 4 4
ET 944 968 25% 84 20% 16 100 1068
EL 1 1 1

6 Maple Road/
North Forest Road

SR 154 158 5% 6 5% 17 23 181
ST 346 355 2% 7 7 362
SL 120 123 123
WR 88 90 90
WT 733 752 18% 22 15% 51 72 824
WL 243 249 1% 3 3 252
NR 179 184 1% 1 1 185
NT 223 229 2% 2 2 231
NL 88 90 2% 2 2 92
ER 75 77 2% 7 7 84
ET 769 788 18% 60 15% 12 72 860
EL 77 79 5% 17 5% 4 21 100

CommercialLOCATION 
NUMBER

INTERSECTION 
DESCRIPTION

Existing 
Volume

Bkgd 
Volume

ResidentialHotel



7 Sheridan Drive/
Mill Street

SR 15 15 1% 3 3 18
ST 146 146 146
SL 30 30 30
WR 9 9 9
WT 942 966 2% 1 15% 18 18% 61 80 1046
WL 215 220 220
NR 122 125 125
NT 21 21 21
NL 97 99 2% 2 1% 3 6 105
ER 119 122 2% 7 1% 1 8 130
ET 1240 1271 2% 0 15% 50 18% 14 65 1336
EL 5 5 1% 1 1 6

8 Sheridan Drive/
North Forest Road

SR 277 284 3% 10 10 294
ST 426 437 2% 7 7 444
SL 11 11 11
WR 19 19 19
WT 990 1015 2% 1 17% 20 20% 68 89 1104
WL 177 181 181
NR 22 23 23
NT 332 340 2% 2 2 342
NL 200 205 6% 2 5% 6 7% 24 32 237
ER 192 197 6% 1 5% 17 7% 6 23 220
ET 1254 1286 2% 0 17% 57 20% 16 73 1359
EL 88 90 3% 2 2 92

9 North Forest Road/
Country Club Driveway

SR 5 5 5
ST 713 731 2% 7 3% 10 17 748
SL
WR
WT
WL
NR
NT 431 442 2% 2 3% 2 5 447
NL 8 8 8
ER 1 1 1
ET
EL 1 1 1

10 Sheridan Drive/
Fenwick Road

SR 90% 12 37% 124 40% 32 168 168
ST
SL 8% 1 22% 74 30% 24 99 99
WR 8% 3 22% 26 30% 102 131 131
WT 1463 1500 1500
WL 4 4 4
NR 9 9 9
NT
NL 16 16 16
ER 6 6 6
ET 1525 1564 1564
EL 90% 30 37% 44 40% 136 210 210

11 Sheridan Drive/
Frankhauser Road

SR 29 29 29
ST
SL 38 38 38
WR 24 24 24
WT 1455 1492 90% 12 37% 124 40% 32 168 1660
WL
NR
NT
NL
ER
ET 1493 1531 90% 30 37% 44 40% 136 210 1741
EL 26 26 26

12 Sheridan Drive/
I 290 NB

SR
ST
SL
WR 478 490 2% 0 10% 34 12% 10 43 533
WT 963 987 88% 11 27% 90 28% 22 124 1111
WL
NR 215 220 88% 29 6% 7 5% 17 53 273
NT 0 0
NL 262 269 269
ER
ET 1339 1373 2% 1 31% 37 35% 119 157 1530
EL 243 249 249



13 Sheridan Drive/
Harlem Road

SR
ST
SL
WR
WT 777 797 15% 50 17% 14 64 861
WL 448 459 88% 11 12% 40 11% 9 60 519
NR 783 803 2% 1 16% 19 18% 61 81 884
NT
NL 278 285 285
ER 307 315 315
ET 799 819 15% 18 17% 58 76 895
EL

14 Harlem Road/
I 290 SB

SR
ST 355 364 6% 20 6% 5 25 389
SL 369 378 88% 11 6% 20 5% 4 36 414
WR 664 681 2% 1 10% 12 12% 41 53 734
WT
WL 291 298 298
NR 20 21 21
NT 435 446 6% 7 6% 20 28 474
NL
ER
ET
EL

15 Maple Road/
Proposed Driveway

SR
ST
SL
WR
WT 982 1007 1007
WL 25% 30 20% 68 98 98
NR 25% 84 20% 16 100 100
NT
NL 2% 0 16% 54 10% 8 62 62
ER 2% 1 16% 19 10% 34 54 54
ET 953 977 977
EL



PROPOSED WESTWOOD MIXED USE NEIGHBORHOOD
TOWN OF AMHERST, ERIE COUNTY, NY
PM PEAK

Num of yrs
10

Total Full
Enter Exit Trips IN Trips OUT Enter Exit Trips IN Trips OUT Enter Exit Trips IN Trips OUT Site Build

0.25% Dist. % Dist. % 18 26 Dist. % Dist. % 191 131 Dist. % Dist. % 167 328 Trips Volumes
1 Maple Road/

Millersport Hwy SB
SR 170 174 0 174
ST 0
SL 54 55 1% 2 1% 2 4 59
WR 221 227 1% 0 2% 3 3 230
WT 820 841 1% 0 13% 17 9% 30 47 888
WL 0
NR 0
NT 0
NL 0
ER 0
ET 913 936 1% 0 13% 25 9% 15 40 976
EL 28 29 0 29

2 Maple Road/
Millersport Hwy NB

SR 0
ST 0
SL 0
WR 23 24 1% 1 1% 3 5 29
WT 952 976 2% 1 15% 20 9% 30 50 1026
WL 0
NR 451 462 1% 0 2% 4 4 466
NT 0 0 0
NL 89 91 0 91
ER 0
ET 872 894 1% 0 14% 27 10% 17 44 938
EL 95 97 0 97

3 Maple Road/
Maplemere Road

SR 30 31 0 31
ST 8 8 0 8
SL 75 77 0 77
WR 60 62 0 62
WT 868 890 2% 1 16% 21 10% 33 54 944
WL 21 21 0 21
NR 12 12 0 12
NT 0 0 0
NL 22 22 0 22
ER 35 35 0 35
ET 1188 1218 2% 0 16% 31 10% 17 48 1266
EL 35 36 0 36

4 Maple Road/
Donna Lea Boulevard

SR 0
ST 0
SL 0
WR 0
WT 937 961 2% 1 16% 21 10% 33 54 1015
WL 23 23 0 23
NR 21 21 0 21
NT 0
NL 12 12 0 12
ER 29 29 0 29
ET 1246 1278 2% 0 16% 31 10% 17 48 1326
EL 0

5 Maple Road/
Sandhurst Lane

SR 0 0 0
ST 0 0 0
SL 0 0 0
WR 2 2 0 2
WT 960 984 25% 48 20% 33 81 1065
WL 8 8 0 8
NR 6 6 0 6
NT 0 0 0
NL 10 10 0 10
ER 14 14 0 14
ET 1260 1292 25% 33 20% 66 -1 97 1389
EL 0 0 0

6 Maple Road/
North Forest Road

SR 116 119 5% 10 5% 8 18 137
ST 375 384 2% 3 3 387
SL 165 169 0 169
WR 94 96 0 96
WT 718 736 18% 34 15% 25 59 795
WL 230 236 1% 2 2 238
NR 197 202 1% 3 3 205
NT 338 347 2% 7 7 354
NL 90 92 2% 4 4 96
ER 139 143 2% 3 3 146
ET 960 984 18% 24 15% 49 -1 72 1056
EL 177 181 5% 7 5% 16 23 204

Commercial Pass-by 
Trips

ResidentialLOCATION 
NUMBER

INTERSECTION 
DESCRIPTION

Existing 
Volume

Bkgd 
Volume

Hotel



7 Sheridan Drive/
Mill Street

SR 12 12 1% 2 2 14
ST 68 68 0 68
SL 34 34 0 34
WR 53 53 0 53
WT 1299 1332 2% 0 15% 29 18% 30 59 1391
WL 118 121 0 121
NR 144 148 0 148
NT 53 53 0 53
NL 140 144 2% 4 1% 2 5 149
ER 18 18 2% 3 1% 3 6 24
ET 1258 1290 2% 1 15% 20 18% 59 -5 74 1364
EL 11 11 1% 3 3 14

8 Sheridan Drive/
North Forest Road

SR 197 202 3% 5 5 207
ST 482 494 2% 3 3 497
SL 23 24 0 24
WR 40 41 0 41
WT 1096 1124 2% 0 17% 32 20% 33 66 1190
WL 297 305 0 305
NR 80 82 0 82
NT 453 464 2% 4 4 468
NL 264 271 6% 1 5% 10 7% 12 22 293
ER 254 260 6% 2 5% 7 7% 23 31 291
ET 1227 1258 2% 1 17% 22 20% 66 -5 83 1341
EL 135 138 3% 10 10 148

9 North Forest Road/
Country Club Driveway

SR 13 13 0 13
ST 696 714 2% 3 3% 5 8 722
SL 0
WR 0
WT 0
WL 0
NR 0
NT 608 623 2% 4 3% 10 14 637
NL 26 26 0 26
ER 9 9 0 9
ET 0
EL 7 7 0 7

10 Sheridan Drive/
Fenwick Road

SR 90% 23 37% 48 40% 131 30 233 233
ST 0
SL 8% 2 22% 29 30% 98 31 160 160
WR 8% 1 22% 42 30% 50 33 127 127
WT 1552 1591 -33 -33 1558
WL 5 5 0 5
NR 17 17 0 17
NT 0
NL 13 13 0 13
ER 13 13 0 13
ET 1599 1639 -36 -36 1603
EL 90% 16 37% 71 40% 67 36 190 190

11 Sheridan Drive/
Frankhauser Road

SR 40 40 0 40
ST 0
SL 52 52 0 52
WR 41 41 0 41
WT 1524 1563 90% 23 37% 48 40% 131 -3 200 1763
WL 0
NR 0
NT 0
NL 0
ER 0
ET 1560 1599 90% 16 37% 71 40% 67 154 1753
EL 34 34 0 34

12 Sheridan Drive/
I 290 NB

SR 0
ST 0
SL 0
WR 586 601 2% 1 10% 13 12% 39 53 654
WT 1026 1052 88% 23 27% 35 28% 92 -3 147 1199
WL 0
NR 386 396 88% 16 6% 11 5% 8 36 432
NT 0 0 0
NL 309 317 0 317
ER 0
ET 1228 1259 2% 0 31% 59 35% 58 118 1377
EL 346 355 0 355



13 Sheridan Drive/
Harlem Road

SR 0
ST 0
SL 0
WR 0
WT 957 981 15% 20 17% 56 -3 72 1053
WL 378 388 88% 23 12% 16 11% 36 75 463
NR 652 668 2% 0 16% 31 18% 30 61 729
NT 0
NL 260 267 0 267
ER 589 604 0 604
ET 922 945 15% 29 17% 28 57 1002
EL 0

14 Harlem Road/
I 290 SB

SR 0
ST 470 482 6% 8 6% 20 28 510
SL 462 474 88% 23 6% 8 5% 16 47 521
WR 338 347 2% 0 10% 19 12% 20 40 387
WT 0
WL 228 234 0 234
NR 11 11 0 11
NT 539 553 6% 11 6% 10 21 574
NL 0
ER 0
ET 0
EL 0

15 Maple Road/
Proposed Driveway

SR 0
ST 0
SL 0
WR 0
WT 960 984 -3 -3 981
WL 25% 48 20% 33 3 84 84
NR 25% 33 20% 66 4 102 102
NT 0
NL 2% 1 16% 21 10% 33 3 57 57
ER 2% 0 16% 31 10% 17 5 53 53
ET 1267 1299 -5 -5 1294
EL 0



INTERSECTION ACCIDENT RATE CALCULATIONS

Rate  per MEV  = # of Accidents   x   1,000,000 =
Total No. of Entering Vehicles

Rate  =  # of Accidents   x   1,000,000 =
Veh./Day  x  Duration of Study

Accidents per million entering vehicles (Acc / MEV)

1 Maple Road/Maplemere Road
ADT  =  Peak hour entering volume / k factor

ADT  = 2354 VPH / 0.10 = 23540 VPD

Rate  =  11 Acc. x 1,000,000   = 0.43 Acc / MEV
23540 VPD x 365 Days x 3.000 Yrs.

2 Maple Road/Sandhurst Lane
ADT  =  Peak hour entering volume / k factor

ADT  = 2260 VPH / 0.10 = 22600 VPD

Rate  =  0 Acc. x 1,000,000    = 0.00 Acc / MEV
22600 VPD x 365 Days x 3.000 Yrs.

3 Maple Road/Donna Lea Blvd
ADT  =  Peak hour entering volume / k factor

ADT  = 2268 VPH / 0.10 = 22680 VPD

Rate  =  2 Acc. x 1,000,000    = 0.08 Acc / MEV
22680 VPD x 365 Days x 3.000 Yrs.

4 Maple Road/North Forest Road
ADT  =  Peak hour entering volume / k factor

ADT  = 3599 VPH / 0.10 = 35990 VPD

Rate  =  43 Acc. x 1,000,000    = 1.09 Acc / MEV
35990 VPD x 365 Days x 3.000 Yrs.

5 North Forest Road/Westwood C.C. Driveway
ADT  =  Peak hour entering volume / k factor

ADT  = 1359 VPH / 0.10 = 13590 VPD

Rate  =  1 Acc. x 1,000,000    = 0.07 Acc / MEV
13590 VPD x 365 Days x 3.000 Yrs.

6 Harlem Road/I-290 SB Off-/on-ramp
ADT  =  Peak hour entering volume / k factor

ADT  = 2048 VPH / 0.10 = 20480 VPD

Rate  =  5 Acc. x 1,000,000    = 0.22 Acc / MEV
20480 VPD x 365 Days x 3.000 Yrs.

7 Millersport Hwy NB/Maple Road
ADT  =  Peak hour entering volume / k factor

ADT  = 2482 VPH / 0.10 = 24820 VPD

Rate  =  1 Acc. x 1,000,000    = 0.04 Acc / MEV
24820 VPD x 365 Days x 3.000 Yrs.



INTERSECTION ACCIDENT RATE CALCULATIONS

8 Millersport Hwy SB/Maple Road
ADT  =  Peak hour entering volume / k factor

ADT  = 2206 VPH / 0.10 = 22060 VPD

Rate  =  0 Acc. x 1,000,000    = 0.00 Acc / MEV
22060 VPD x 365 Days x 3.000 Yrs.

9 Sheridan Drive/N. Forest Road
ADT  =  Peak hour entering volume / k factor

ADT  = 4584 VPH / 0.10 = 45840 VPD

Rate  =  31 Acc. x 1,000,000    = 0.62 Acc / MEV
45840 VPD x 365 Days x 3.000 Yrs.

10 Sheridan Drive/Fenwick Road
ADT  =  Peak hour entering volume / k factor

ADT  = 3199 VPH / 0.10 = 31990 VPD

Rate  =  2 Acc. x 1,000,000    = 0.06 Acc / MEV
31990 VPD x 365 Days x 3.000 Yrs.

11 Sheridan Drive/Frankhauser Road
ADT  =  Peak hour entering volume / k factor

ADT  = 3251 VPH / 0.10 = 32510 VPD

Rate  =  3 Acc. x 1,000,000    = 0.08 Acc / MEV
32510 VPD x 365 Days x 3.000 Yrs.

12 Sheridan Drive/Harlem Road
ADT  =  Peak hour entering volume / k factor

ADT  = 3758 VPH / 0.10 = 37580 VPD

Rate  =  27 Acc. x 1,000,000    = 0.66 Acc / MEV
37580 VPD x 365 Days x 3.000 Yrs.

13 Sheridan Drive/I-290 Off-/on-ramp
ADT  =  Peak hour entering volume / k factor

ADT  = 3881 VPH / 0.10 = 38810 VPD

Rate  =  16 Acc. x 1,000,000    = 0.38 Acc / MEV
38810 VPD x 365 Days x 3.000 Yrs.

14 Sheridan Drive/Mill Street
ADT  =  Peak hour entering volume / k factor

ADT  = 3208 VPH / 0.10 = 32080 VPD

Rate  =  23 Acc. x 1,000,000    = 0.65 Acc / MEV
32080 VPD x 365 Days x 3.000 Yrs.
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Project Information

Project Name: Westwood Alts
No: 33042.1
Date: 2/5/2015
Analyst's Name: DLK
Edition: ITE‐TGM 9th Edition

Land Use Size AM Peak Hour PM Peak HourAlternative 
Entry Exit Entry Exit

560 ‐ Church 136.77 1000 Sq. Feet Gross Floor Area 48 29 36 39
492 ‐ Health/Fitness Club 89 1000 Sq. Feet Gross Floor Area 63 62 169 128
488 ‐ Soccer Complex 4 Fields 2 2 48 23
Sub‐total 113 93 253 190

252 ‐ Senior Adult Housing ‐ Attached 112 Dwelling Units 7 15 16 13
252 ‐ Senior Adult Housing ‐ Attached ‐ 1 262 Dwelling Units 18 34 35 30
254 ‐ Assisted Living 575 Beds 53 28 56 71
566 ‐ Cemetery 17.5 Acres 2 1 5 10

Plan No.

1

2
y

252 ‐ Senior Adult Housing ‐ Attached ‐ 2 228 Dwelling Units 15 30 30 26
Sub‐total 95 108 142 150

210 ‐ Single‐Family Detached Housing 320 Dwelling Units 60 180 188 111
Sub‐total 60 180 188 111

561 ‐ Synagogue 25 1000 Sq. Feet Gross Floor Area 0 0 20 22
230 ‐ Residential Condominium/Townhouse ‐ 1 114 Dwelling Units 9 41 40 19
210 ‐ Single‐Family Detached Housing ‐ 3 47 Dwelling Units 9 26 30 17
210 ‐ Single‐Family Detached Housing ‐ 2 150 Dwelling Units 28 85 95 55
224 ‐ Rental Townhouse 56 Dwelling Units 13 26 20 20

3

4 Rental Townhouse 56 welling Units 3 6 0 0
230 ‐ Residential Condominium/Townhouse 51 Dwelling Units 4 18 18 9
820 ‐ Shopping Center 97.9 1000 Sq. Feet Gross Leasable Area 58 36 174 189
220 ‐ Apartment 220 Dwelling Units 22 90 88 48
310 ‐ Hotel 85 Occupied Rooms 33 24 29 31
210 ‐ Single‐Family Detached Housing ‐ 1 146 Dwelling Units 28 82 92 54
720 ‐ Medical‐Dental Office Building 120.7 1000 Sq. Feet Gross Floor Area 228 60 97 248
Sub‐total 432 488 703 712

220 ‐ Apartment 252 Dwelling Units 25 102 101 55
820 ‐ Shopping Center 433.51 1000 Sq. Feet Gross Leasable Area 236 145 768 833

4

5
pp g q

9299 ‐ Student Housing 440 Dwelling Units 11 50 125 73
Sub‐total 272 297 994 961

760 ‐ Research and Development Center 1212.5 1000 Sq. Feet Gross Floor Area 945 193 157 890
Sub‐total 945 193 157 890

220 ‐ Apartment ‐ 1 280 Dwelling Units 29 114 113 61
310 ‐ Hotel ‐ 1 85 Occupied Rooms 33 24 29 31
210 ‐ Single‐Family Detached Housing ‐ 4 72 Dwelling Units 14 40 45 27
710 ‐ General Office Building 200 1000 Sq. Feet Gross Floor Area 275 37 51 247
820 ‐ Shopping Center ‐ 1 111 1000 Sq. Feet Gross Leasable Area 66 41 198 214

6

5

8 0 Shopping Center 000 Sq. Feet Gross easable Area 66 4 98 4
230 ‐ Residential Condominium/Townhouse ‐ 2 93 Dwelling Units 7 34 32 16
210 ‐ Single‐Family Detached Housing ‐ 5 117 Dwelling Units 22 66 74 43
210 ‐ Single‐Family Detached Housing ‐ 6 47 Dwelling Units 9 26 30 17
224 ‐ Rental Townhouse ‐ 1 87 Dwelling Units 20 41 32 31
254 ‐ Assisted Living 200 Beds 18 10 19 25
252 ‐ Senior Adult Housing ‐ Attached 96 Dwelling Units 6 13 13 11
561 ‐ Synagogue 25 1000 Sq. Feet Gross Floor Area 0 0 20 22
Sub‐total 499 446 656 745
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Level of Service: 

Criteria and Definitions 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 



Level of Service Criteria 
Highway Capacity Manual 2010  

 

SIGNALIZED INTERSECTIONS 
Level of Service is a qualitative measure describing operational conditions within a traffic 

stream, based on service measures such as speed and travel time, freedom to maneuver, traffic 

interruptions, comfort, and convenience.  Level of Service for signalized intersections is defined 

in terms of delay specifically, average total delay per vehicle for a 15 minute analysis period. The 

ranges are as follows: 

 

Level  Control Delay  

of  per vehicle  

Service  (seconds)  

A  < 10  

B  10 – 20  

C  20 – 35  

D  35 – 55  

E  55 – 80  

F  >80  

 

UNSIGNALIZED INTERSECTIONS 
Level of Service for unsignalized intersections is also defined in terms of delay. However, the 

delay criteria are different from a signalized intersection. The primary reason for this is driver 

expectation that a signalized intersection is designed to carry higher volumes than an 

unsignalized intersection. The total delay threshold for any given Level of Service is less for an 

unsignalized intersection than for a signalized intersection. The ranges are as follows: 

 

Level  Control Delay  

of  per vehicle  

Service  (seconds)  

A  < 10  

B  10 – 15  

C  15 – 25  

D  25 – 35  

E  35 - 50  

F  >50  

 



 

 

 

 

 

 

 

A4 
 

Level of Service Calculations: 

Existing Conditions 
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Summary 
CGR was engaged by Mensch Capital Partners to estimate the economic and fiscal 
impact of the proposed Westwood County Club redevelopment in the Town of 
Amherst, NY.  The developer proposes investing over $238 million to redevelop the 
site that currently houses the Westwood Country Club.   

This report details CGR’s estimate of the impact of the proposed project plus a series 
of alternative site uses, as requested by the Town of Amherst, lead agency under the 
State Environmental Quality Review Act. 

The redevelopment will have a short term impact during the construction phase of the 
project and an ongoing impact once operational.  The impact will vary depending on 
which plan is selected. This report estimates the fiscal and economic impact of the 
redevelopment proposed for the Westwood Country Club in Amherst NY. Six plans 
have been studied and impacts estimated.  

Using the project sponsor’s preferred plan, we estimate that over the ten years 
modeled will result in about: 

 1,900 new residents to the Town of Amherst. 

 270 new students in the Williamsville Central School District. 

 2,200 jobs during the construction phase earning $116 million. 

 320 new jobs once fully operational earning about $16 million annually. 

 $25 to $35 million net increase in property tax revenue (depending on the PILOT), 
consisting of an estimated $27 million increase in cost offset by a $52 million to $63 
million increase in revenue. 

 $14 to $16 million net increase in state and local sales tax revenue. 

 $10 million net increase in NYS income tax revenue. 

 $2 million net increase in county occupancy tax revenue. 

The fiscal impact to each of the taxing jurisdictions is summarized in the following 
tables.   
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Town Fiscal Impact over Ten Year Period (dollars in millions)* 

  
Total 
Costs 

Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $5.1 $11.5 $6.4 

Condo Ownership Alternative $5.1 $10.1 $5.0 

Preferred Plan - PILOT for Office Park $5.1 $10.0 $4.9 

Condo Ownership Alternative $5.1 $8.7 $3.6 
Preferred Plan - PILOT for Office Park and Senior 
Development 

$5.1 $9.5 $4.4 

Condo Ownership Alternative $5.1 $8.2 $3.1 

Alternative 1 - Recreation Conservation Plan $0.4 $1.0 $0.6 

Alternative 2 - Community Facility Plan $3.6 $6.6 $2.9 

Alternative 3 - Residential Three Plan $2.0 $5.6 $3.6 

Condo Ownership Alternative $2.0 $3.4 $1.4 

Alternative 4 - Transitional Residential Plan $3.5 $9.8 $6.3 

Condo Ownership Alternative $3.5 $8.0 $4.5 

Alternative 5 - General Business Plan $3.5 $8.2 $4.7 

Alternative 6 - Office Building Plan $3.1 $15.3 $12.2 
* Summed over 10 years. Future years discounted at 2% 

County Fiscal Impact over Ten Year Period (dollars in millions)* 

  
Total 
Costs 

Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $1.9 $11.0 $9.1 

Condo Ownership Alternative $1.9 $9.7 $7.8 

Preferred Plan - PILOT for Office Park $1.9 $9.6 $7.8 

Condo Ownership Alternative $1.9 $8.3 $6.4 

Preferred Plan - PILOT for Office Park and Senior 
Development 

$1.9 $9.1 $7.3 

Condo Ownership Alternative $1.9 $7.8 $5.9 

Alternative 1 - Recreation Conservation Plan $0.1 $0.9 $0.8 

Alternative 2 - Community Facility Plan $1.2 $6.2 $5.0 

Alternative 3 - Residential Three Plan $0.8 $5.3 $4.6 

Condo Ownership Alternative $0.8 $3.2 $2.5 

Alternative 4 - Transitional Residential Plan $1.6 $9.4 $7.8 

Condo Ownership Alternative $1.6 $7.7 $6.1 

Alternative 5 - General Business Plan $1.5 $7.8 $6.4 

Alternative 6 - Office Building Plan $0.7 $14.9 $14.2 
* Summed over 10 years. Future years discounted at 2% 
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School District Fiscal Impact over Ten Year Period (dollars in millions)*  

  
Total 
Costs 

Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $20.2 $40.1 $19.9 

Condo Ownership Alternative $20.2 $35.3 $15.1 

Preferred Plan - PILOT for Office Park $20.2 $35.1 $14.9 

Condo Ownership Alternative $20.2 $30.3 $10.1 
Preferred Plan - PILOT for Office Park and Senior 
Development 

$20.2 $33.3 $13.1 

Condo Ownership Alternative $20.2 $28.5 $8.3 

Alternative 1 - Recreation Conservation Plan $0.0 $3.4 $3.4 

Alternative 2 - Community Facility Plan $0.0 $22.4 $22.4 

Alternative 3 - Residential Three Plan $16.7 $19.6 $2.9 

Condo Ownership Alternative $16.7 $12.0 -$4.7 

Alternative 4 - Transitional Residential Plan $24.2 $34.4 $10.2 

Condo Ownership Alternative $24.2 $28.2 $4.1 

Alternative 5 - General Business Plan $9.0 $28.4 $19.4 

Alternative 6 - Office Building Plan $0.0 $52.8 $52.8 
* Summed over 10 years. Future years discounted at 2% 
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Introduction 
CGR was engaged by Mensch Capital Partners to estimate the change in costs and/or 
service demands plus revenue resulting from the land use changes anticipated in 
either the partners’ preferred plan or the alternatives posed by the Town of Amherst.  

Changing the Westwood site from a golf course to a residential/commercial site will 
change the number of residents and businesses.  It is reasonable to expect changes in 
the costs of community services as a result of this development. 

Development Profiles 
The proposed development will be at the site of the Westwood Country Club in 
Amherst, NY, a town northeast of Buffalo, NY.  The development will transform the 
golf course into the following mix of residential and commercial space. 

Preferred Plan 
1. Mixed-Use Town Center Development (58.9 acres) – This portion of the 

project is meant to serve as the commercial core of the site with primary 
access to Sheridan Drive. 

2. Mixed Use Town Center (22.2 acres- 352 residential units, 115,000 sq. ft. 
neighborhood business/office space) – This site is planned to feature 
approximately 115,000 sq. ft. of neighborhood business and office space 
within the first floor of mixed use buildings focused around the central plaza 
and hotel space. The buildings in this space will consist of 2 and 3 story 
structures that include upper story residential development totaling 352 
units. 

3. Lake Edge Townhome Development (4.8 acres, 37 units total) – This site 
is planned to have 37 townhome units developed along the central 
Westwood Lake and adjacent to the Town Center. 

4. Office Development (15.2 acres) – This project component will be directly 
adjacent to Sheridan Drive, offering the most direct access to interstate 
options within close proximity to the site. This area is planned to contain 2-
story medical and professional office buildings with approximately 200,000 
total square feet of available space. 

5. River Edge Townhome Development (11.6 acres) – This portion of the 
project will feature 56 rental townhome units in close proximity to the 
historic clubhouse that will provide both indoor and outdoor opportunities 
for public events and gatherings. 
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6. Clubhouse/Public Event Space (3.6 acres) – The existing Country Club 
features a historic clubhouse facility that will serve as a space for community 
events and banquets. Directly adjacent to the clubhouse will be a public 
gathering space and open green approximately 1.2 acres in size for outdoor 
events. 

7. Hotel Development (1.5 acre site, 130 rooms) – The project will feature a 
4-story 130 room hotel designed to be central to the Town Center 
development.  

8. Single Family Residential Subdivision (46 acres, 160 lots) – This 
subdivision is planned to include a mix of 113 patio home lots and 47 
conventional single family lots to be serviced via new private roads that will 
be accessed off of the primary public right of way through the center of the 
development 

9. Condominium Townhome Development (27.6 acres) – This portion of the 
project is intended to be developed adjacent to the single family subdivision 
and will feature 84 townhome units with a community center that can be 
accessed by both the single family subdivision and townhome residents.  

10. Creekside Conservation/Recreation Area (21.6 acres) – This portion of the 
project will serve as the primary recreational opportunity for residents and 
adjacent neighbors. The park will include the Westwood Lake and Ellicott 
Creek corridor as significant natural features and will have a trail network 
extended and connected throughout the Westwood community. 

11. Senior Living Development (15 acres) – This project component will 
feature a 200 room assisted living facility. In addition, the building will also 
contain 96 independent living apartment units, connected via building 
corridors to the central community services offered within the assisted living 
facility. 

In addition to the proposed development we modeled the impact of some alternative 
land uses summarized below: 

Alternative 1 – Recreation Conservation (“RC”) Plan 
1. Nine Hole Golf Course and Clubhouse – Retaining part of the existing 

country club. 

2. Indoor Recreation Center – ninety thousand square foot privately owned 
recreation center. 

3. Church – one hundred and thirty-seven thousand square foot church. 



3 

  www.cgr.org 

 

Alternative 2 – Community Facility (“CF”) Plan 
4. Senior Apartments – 340 apartment units. 100 will be one bedroom and 

240 will be two bedroom units, with a monthly rent of $995 and $1,200 
respectively. 

5. Senior Living Development – 575 room assisted living facility. In addition, 
there will be 262 independent living apartment units.  

6. Cemetery – 17.5 acre cemetery. 

Alternative 3 – Residential Three (“R-3”) Plan 
1. Patio Home Subdivision –185 two thousand square foot homes with a 

median price around $250K. 

2. Single Family Home Subdivision – 135 twenty-eight hundred square foot 
homes with a median price of $325K. 

Alternative 4 – Transitional Residential (“TND”) Plan 
1. Mixed Use Town Center – ninety-eight thousand square feet of 

neighborhood business and office space and 366 two bedroom residential 
units. 

2. Lake Edge Townhome Development – 51 townhome units with a monthly 
rent around $1,680. 

3. Office Development – A little more than one hundred twenty thousand 
square feet of space. 

4. River Edge Townhome Development – 56 rental townhome with a 
monthly rent around $1,680. 

5. Hotel Development – A 4-story 130 room hotel. 

6. Single Family Residential Subdivision – This subdivision is planned to 
include a mix of 150 patio home lots and 47 conventional single family lots. 

7. Condominium Townhome Development – 114 townhome units with a 
median sale price around $180K.  

Alternative 5 – General Business (“GB”) Plan 
1. Multi-Family Town Home Development – 252 units in total, half of which 

are two bedroom units and half three bedroom units.  Monthly rent is $1,680 
and $1,980 respectively. 
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2. Student Housing – 145 studio units, 145 one bedroom units and 150 two 
bedroom units.  Monthly rent is $990, $1,650 and $2,800 respectively. 

3. Retail Plaza/Out Parcels – 435,000 square feet of commercial space divided 
primarily between retail, food service, and other commercial uses. 

Alternative 6 – Office Building (“OB”) Plan 

Office Park Development – 1,212,500 square feet of office space. 

Condominium Ownership Alternative 
CGR was asked to model a condominium ownership alternative.  The patio home, 
town home and single family home subdivisions at the Westwood site might be 
developed as condominiums. NYS Real Property Law dictates that condominiums be 
assessed for real property purposes on the basis of income, not market value. CGR 
used the estimates prepared by Real Property Services, Inc. in a report provided by 
Mensch Capital Partners dated July 21, 2015. 

This condominium ownership alternative impacts the modeling of the preferred, 
residential three and transitional residential plans. The assessed value of the 
condominiums is typically lower than market value assessment.  All other assumptions 
(i.e. number of housing units, residential population estimates, etc.) are unchanged. 

Residential Population 
Housing Units 
We estimated the population change by starting with the number of new housing 
units.  These data were provided to us by Mensch Capital Partners.  The following 
table summarizes the number of housing units under each of the plans: 
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New Housing Units 

  Total 
Rental Units by 

Number of Bedrooms 
Homes by Value 

($1,000's) 
1* 2 3 4 $262 $325 $415 

Preferred Plan 985 248 493 0 0 84 113 47 

   Mixed-Use Town Center 445 0 445 0 0 0 0 0 

      Mixed-Use Apartments (2 BR) 352 0 352 0 0 0 0 0 

      River's Edge Townhomes 56 0 56 0 0 0 0 0 

      Lake Edge Townhomes 37 0 37 0 0 0 0 0 

   Single Family Residential Subdivision 160 0 0 0 0 0 113 47 

      Patio Home Lots 113 0 0 0 0 0 113 0 

      Conventional Single Family Home Lots 47 0 0 0 0 0 0 47 

   Condominium Townhome 
Development 

84 0 0 0 0 84 0 0 

   Senior Living Development 296 248 48 0 0 0 0 0 

Alternative 1 - Recreation 
Conservation Plan 

0 0 0 0 0 0 0 0 

Alternative 2 - Community Facility 
Plan 

1,177 806 371 0 0 0 0 0 

   Senior Apartments 340 100 240 0 0 0 0 0 

   Senior Living Development 837 706 131 0 0 0 0 0 
Alternative 3 - Residential Three 
Plan 

320 0 0 0 0 0 185 135 

   Patio Home Subdivision 185 0 0 0 0 0 185 0 

   Single Family Home Subdivision 135 0 0 0 0 0 0 135 
Alternative 4 - Transitional 
Residential Plan 

784 0 473 0 0 114 150 47 

   Mixed-Use Town Center 473 0 473 0 0 0 0 0 

      Mixed-Use Apartments (2 BR) 366 0 366 0 0 0 0 0 

      River's Edge Townhomes 56 0 56 0 0 0 0 0 

      Lake Edge Townhomes 51 0 51 0 0 0 0 0 

   Single Family Residential Subdivision 197 0 0 0 0 0 150 47 

      Patio Home Lots 150 0 0 0 0 0 150 0 

      Conventional Single Family Home Lots 47 0 0 0 0 0 0 47 

   Condominium Townhome 
Development 

114 0 0 0 0 114 0 0 

Alternative 5 - General Business 
Plan 

692 145 271 126 150 0 0 0 

   Multi-Family Town Home 
Development 

252 0 126 126 0 0 0 0 

   Student Housing 440 145 145 0 150 0 0 0 

Alternative 6 - Office Building Plan 0 0 0 0 0 0 0 0 
Note: * Includes studios and assisted living facility units 
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Monthly rent for a one bedroom or studio unit are just under $1,000 and the two 
bedroom apartments range from $1,120 to $1,680. 

Households 
From these data we estimated the number of new households.  We assume only one 
household will live in a housing unit and that once a housing unit is built it will be fully 
occupied.  Thus the number of new households is equal to the number of new 
housing units. 

The only exception to this assumption is the case of the senior living center. We 
assume that senior living center housing units will maintain a 95% occupancy rate. 

Population 
We employed census data to estimate the number of people per household.  This was 
done using the most recent Public Release Microdata Survey (PUMS) data for the 
American Community Survey (ACS) for the Buffalo-Niagara Falls Metropolitan 
Statistical Area. 

Using the PUMS data we estimated the number of persons per household and the 
number of school-aged children per household. The PUMS data allowed us to break 
this out by housing characteristics (number of rooms for rental housing and the home 
value for owner occupied homes). The following table details the ratios: 

Census Bureau Population Demographics 

Housing Type Persons School Aged Children 

Renter Occupied Home 

   2 Bedroom Unit  1.8 0.2 

   3 Bedroom Unit 2.7 0.7 

   4 Bedroom Unit 3.7 1.2 

Owner Occupied Home 

   $250,000 - $299,999 3.2 0.7 

   $300,000 - $399,999 3.3 0.7 

   $400,000 - $499,999 3.2 0.7 

Source: Census Bureau 2007-11 PUMS (Buffalo MSA) 

We applied the above ratios to the number of households we estimated to get the 
change in residents.  In the case where there were one room units (senior living 
development) we assumed one person. 

School Age Children 
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To estimate the impact on the school district, we applied the average number of 
school aged children per housing unit as reported to the American Community Survey 
for the Buffalo Metro, based on the type of housing contemplated for the 
development.  

The proposed plan would result in the following increase in a total of 689 housing 
units that potentially would have school age children.  The following table summarizes 
the estimated number of children based on the Buffalo MSA PUMS assumptions 
detailed in the preceding table. 

Estimated School Age Children 

  
Housing 

Units 
School Age 

Children 
Renter Occupied Housing (all 2 BR dwellings) 

  2 Bedroom 445 101 

Owner Occupied Housing 

  $250,000 - $299,999 84 57 

  $300,000 - $399,999 113 81 

  $400,000 - $499,999 47 31 

Total 689 271 
Source: Census Bureau 2007-11 PUMS (Buffalo MSA) 

This is one of the most important assumptions in the study. These estimates, 
combined with information on excess capacity in the school district (based on 
information provided by the district to the project sponsors) suggest that the 
development will not absorb the district’s excess capacity and force the construction 
of a new building. It may require a change in attendance boundaries for individual 
schools, but this is a periodic need confronted by most school districts. While one-
time costs may be incurred, redistricting does not generally cause a change in the 
ongoing per pupil cost of public education. 

Demographic Estimates 
Combining the parameters of the project with parameters and estimates discussed 
above, we have developed estimates of the demographic impact of the preferred 
project and alternatives. See table below.  
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Population Assumptions and Estimates  
(Note: Despite the apparent precision of these figures, these are only estimates and should be 
treated accordingly) 

  Households 
People per 
Household 

New 
Residents 

New 
Children 

Preferred Plan 970 N/A 1,928 271 

   Mixed-Use Town Center 445 N/A 821 101 

      Mixed-Use Apartments (2 BR) 352 1.8 649 80 

      River's Edge Townhomes 56 1.8 103 13 

      Lake Edge Townhomes 37 1.8 68 8 

   Single Family Residential Subdivision 160 N/A 523 113 

      Patio Home Lots 113 3.3 371 81 

      Conventional Single Family Home Lots 47 3.2 152 31 

   Condominium Townhome Development 84 3.2 265 57 

   Senior Living Development* 281 N/A 320 N/A 

Alternative 1 - Recreation Conservation Plan 0 N/A 0 0 

Alternative 2 - Community Facility Plan 1,135 N/A 1,240 0 

   Senior Apartments 340 N/A 340 N/A 

   Senior Living Development** 795 N/A 900 N/A 

Alternative 3 - Residential Three Plan 320 N/A 1,043 223 

   Patio Home Subdivision 185 3.3 607 133 

   Single Family Home Subdivision 135 3.2 436 90 

Alternative 4 - Transitional Residential Plan 784 N/A 1,876 324 

   Mixed-Use Town Center 473 N/A 872 108 

      Mixed-Use Apartments (2 BR) 366 1.8 675 83 

      River's Edge Townhomes 56 1.8 103 13 

      Lake Edge Townhomes 51 1.8 94 12 

   Single Family Residential Subdivision 197 N/A 644 139 

      Patio Home Lots 150 3.3 492 108 

      Conventional Single Family Home Lots 47 3.2 152 31 

   Condominium Townhome Development 114 3.2 360 77 

Alternative 5 - General Business Plan 692 N/A 1,546 121 

   Multi-Family Town Home Development 252 Multiple 579 121 

   Student Housing 440 Multiple 967 N/A 

Alternative 6 - Office Building Plan 0 N/A 0 0 
Note: * The senior living development has 296 housing units but we estimated 277 household due to an 
assumed 95% occupancy rate. ** The senior living development has 837 housing units but we estimated 
795 household due to the 95% occupancy rate. We assumed 100% occupancy rates for all other housing 
units. 
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Economic Impact 
CGR was asked to model the economic impact of the preferred plan.  The impact of 
this proposed development can be broken down into two parts.  The first part is the 
construction phase.  During the construction phase $238 million will be invested in the 
site.  This will be spent on labor and materials.  It will provide temporary construction 
jobs and paychecks to the workers.  The state will collect income tax, and there will be 
sales tax generated on the material spending.  This impact will be temporary in nature, 
but will be substantial.  

Once the site is fully operational, the development will create jobs and deliver 
paychecks to the workers, about one quarter of whom are assumed to be new to the 
region.  There will be an increase in income tax, sales tax, occupancy tax and property 
tax revenues for local and state governments.  There will also be an increase in 
government services demand, which will result in an increase in the costs for 
providing government services. 

This report details these economic and fiscal impacts. CGR focuses on the Buffalo 
metropolitan area (Erie and Niagara counties) as the level of analysis in determining 
the economic impact. Throughout the report any reference to “the region” makes 
reference to the Buffalo metropolitan area.  New York State is the level of analysis for 
estimation of the income and sales tax impact. 

CGR used IMPLAN, a regional input-output modeling system, for estimating the 
spillover economic impact. IMPLAN is widely acknowledged to be a credible tool for 
estimating spillover economic activity. The IMPLAN database, created by MIG, Inc., 
consists of two major parts: 1) a national-level technology matrix and 2) estimates of 
sectorial activity for final demand, final payments, industry output and employment for 
each county in the U.S. along with state and national totals. Data are updated annually. 
IMPLAN estimates the direct, indirect and induced impacts of economic change 
through the use of multipliers, and estimates the impact of an increase in demand in a 
particular sector on 440 different industries/sectors of the local economy. 

Construction Phase Impact 
During the construction phase there will be a substantial but temporary impact on the 
economy.  The following table summarizes the economic impact during the 
construction phase: 
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Temporary Construction Impact (dollars in millions) 

  Direct Spillover Total 

Employment 1,600 700 2,200 

Labor Income $81.6 $34.1 $115.8 

The project’s construction spending will support about 1,600 yearlong FTE 
construction jobs.  Spending by their suppliers will support an additional 700 jobs for a 
total impact of 2,200 jobs. 

This project will result in an estimated $116 million of income for workers.  The 
construction workers themselves will be paid about $82 million dollars in total.  The 
spillover payroll sums to about $34 million for the 700 workers. 

Operational Phase Impact 
Commercial Square Footage 
After construction the amount of space available for businesses in the Town of 
Amherst will increase by the following amounts: 

New Commercial Square Footage 

  Square Feet 

Preferred Plan 537,200 

   Mixed-Use Town Center 115,000 

   Office Park 200,000 

   Hotel 66,400 

   Senior Living Center* 155,800 

Alternative 1 - Recreation Conservation Plan 227,000 

Alternative 2 - Community Facility Plan N/A 

Alternative 3 - Residential Three Plan N/A 

Alternative 4 - Transitional Residential Plan 285,100 

   Mixed-Use Town Center 98,000 

   Office Park 120,700 

   Hotel 66,400 

Alternative 5 - General Business Plan 435,000 

   Retail Plaza/Out Parcels 435,000 

Alternative 6 - Office Building Plan 1,212,500 

   Office Park 1,212,500 
* Note: 155,800 sq. ft. of Preferred Plan total New Commercial 
Square Footage is assigned to the assisted living housing units 
within the Senior Living Center 
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The cost of community services explained later in this report will draw upon these 
figures in estimating the costs for the new businesses. 

Employment 
Employment estimates were supplied to CGR by the project sponsor for the senior 
living development and hotel.  Employment for all other components were estimated 
applying average square footage per worker ratios developed by the U.S. Department 
of Energy’s Commercial Buildings Energy Consumption Survey.  The following table 
summarizes the square footage, the square footage per worker ratio and the estimated 
employment: 

Workers Estimated by Square Footage by Use  

  Square 
Footage 

Square Foot 
per Worker 

Estimated 
Workers 

Total 537,200  N/A 716 

   Food Sales 5,800 877 7 

   Food Service 17,300 528 33 

   Retail 46,000 1,246 37 

   Office 223,000 434 514 

   Service 23,000 1,105 21 

   Hotel* 66,400 N/A 32 

   Senior Care* 155,800 N/A 73 
Source: U.S. Department of Energy and Mensch Capital Partners 

Note: *Estimate of direct employment was supplied by Mensch 

We assumed that 25% of these jobs would be new to the region and 75% would be 
relocation from somewhere else in the region.  We stress that this is a key assumption 
applied in this analysis. If the development serves as a catalyst for an expansion in 
regional economic activity and brings a larger proportion of new activity, the impacts 
will be greater.  To the extent that the development simply displaces economic activity 
already taking place in the metro area, these impacts will be much smaller. The fiscal 
impacts for the Town of Amherst are more easily predicted, however, and are very 
likely to occur.  The following table summarizes what the impact will be on an annual 
basis. 

Annual Permanent Impact (dollars in millions) 

  Direct Spillover Total 

Employment 180 140 320 

Labor Income $9.8 $6.0 $15.9 

Of the 700 jobs that are expected to be located on the Westwood project site, we are 
assuming that about 180 are new to the region.  The spending by these companies 



12 

  www.cgr.org 

 

and their employees will spur on an additional 140 jobs in the local economy for a 
total impact of approximately 320 additional jobs. 

Each year employees working at the site will earn in total around $10 million.  After 
adding in the spillover income of $6 million, the region could expect an additional $16 
million in income each year. 

Fiscal Impact 
Revenue 
Property Tax 
We were asked to present property tax estimates for the preferred plan and 
alternatives.  We were also asked to model two additional scenarios for the preferred 
plan: one where a PILOT agreement is applied to the office park component of the 
development; and one where the PILOT agreement is applied to both the office park 
plus the senior living development components of the development. 

Assessed Value 

The property tax revenue impact is driven by the expected taxable assessed value of 
the property after development.  

We have adopted different assumptions for residential and nonresidential properties. 
The assessed values of the homes are assumed to be equal to their sale prices.  For the 
nonresidential portions of the development, we used their construction costs to 
represent the assessment.   

Since part of the recreation conservation alternative retains part of the current golf 
course we assumed two-thirds of the current assessed value to represent the assessed 
value of the smaller golf course. 

For the condominium ownership alternative CGR drew upon the work of Donald A. 
Griebner, President of Real Property Services, LLC.  Mr. Griebner was engaged by 
Mensch Capital Partners to estimate the assessment and taxation of the residential 
condominiums.  The following table summarizes his conclusions: 

Condominium Ownership Alternative Assessed Value Assumptions 

  Income Approach Market Value 

Patio Home Units $200,000 $325,000 

Single Family "Large Lot" Units $255,000 $415,000 

Condominium Townhome Units $167,000 $262,000 
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CGR used these assessment assumptions in lieu of the sale price of the homes for the 
assessed value in the condominium alternative. 

Ultimately the Town Assessor would determine these values, of course. Our approach 
permits some estimate of fiscal impact in advance of the detailed work of the assessor. 
The following table summarizes our findings: 

Estimated Assessed Value (dollars in millions) 

Currently $2.5 

Preferred Plan $239.9 

Condo Ownership Alternative $210.3 

Alternative 1 - Recreation Conservation Plan $22.2 

Alternative 2 - Community Facility Plan $135.8 

Alternative 3 - Residential Three Plan $116.2 

Condo Ownership Alternative $71.4 

Alternative 4 - Transitional Residential Plan $203.8 

Condo Ownership Alternative $166.7 

Alternative 5 - General Business Plan $170.4 

Alternative 6 - Office Building Plan $327.4 

Estimated Property Taxes 

The Westwood property owners are currently paying property tax.  After development 
and the resulting increase in the assessed value, the amount that will come in to all 
taxing jurisdictions will increase.  We use the taxable assessed values described above 
along with the tax rates that were developed as part of the cost of community service 
to estimate how much revenue would come in.  The following tables present the 
increase property tax revenue that can be expected after the development: 

Annual Property Tax Revenues (dollars in millions) 

  
Town of 
Amherst 

Williamsville 
School District 

Erie 
County 

Total 

Preferred Plan $1.3 $4.4 $1.2 $6.8 

Condo Ownership Alternative $1.1 $3.8 $1.1 $6.0 

Alternative 1 - Recreation Conservation Plan $0.1 $0.4 $0.1 $0.6 

Alternative 2 - Community Facility Plan $0.7 $2.4 $0.7 $3.8 

Alternative 3 - Residential Three Plan $0.6 $2.1 $0.6 $3.3 

Condo Ownership Alternative $0.4 $1.3 $0.4 $2.0 

Alternative 4 - Transitional Residential Plan $1.1 $3.7 $1.0 $5.8 

Condo Ownership Alternative $0.9 $3.1 $0.8 $4.8 

Alternative 5 - General Business Plan $0.9 $3.1 $0.9 $4.8 

Alternative 6 - Office Building Plan $1.7 $5.8 $1.6 $9.1 
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Property Tax Revenues over Ten Year Period (dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie 
County 

Total 

Preferred Plan $11.5 $40.1 $11.0 $62.6 

Condo Ownership Alternative $10.1 $35.3 $9.7 $55.0 

Alternative 1 - Recreation Conservation Plan $1.0 $3.4 $0.9 $5.3 

Alternative 2 - Community Facility Plan $6.6 $22.4 $6.2 $35.2 

Alternative 3 - Residential Three Plan $5.6 $19.6 $5.3 $30.5 

Condo Ownership Alternative $3.4 $12.0 $3.2 $18.6 

Alternative 4 - Transitional Residential Plan $9.8 $34.4 $9.4 $53.5 

Condo Ownership Alternative $8.0 $28.2 $7.7 $43.9 

Alternative 5 - General Business Plan $8.2 $28.4 $7.8 $44.4 

Alternative 6 - Office Building Plan $15.3 $52.8 $14.9 $83.0 
* Summed over 10 years. Future years discounted at 2% 

PILOT Calculations 

CGR estimated PILOT revenue for the preferred plan under two scenarios: one where 
the PILOT is only granted for the office park and another where it is on the office park 
and elder care components. We used the Amherst IDA’s ten year real property tax 
abatement for general office, multi-tenant facilities, facilities for the aging and 
commercial (office) projects in our estimation process.  The abatement rates and 
revenue projections are summarized in the tables below: 

Amherst IDA Abatement Policy 

Project 
Tax Year 

Tax on Value-Added Portion 
of the Assessed Valuation 

1 20% 

2 25% 

3 30% 

4 35% 

5 40% 

6 45% 

7 50% 

8 55% 

9 60% 

10 60% 
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Property Tax Revenues with PILOTS on Preferred Plan over Ten Year 
Period (dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie County Total

No PILOT $11.5 $40.1 $11.0 $62.6

With PILOT for Office Park $10.0 $35.1 $9.6 $54.8

With PILOT for Office Park and Senior Development $9.5 $33.3 $9.1 $52.0
* Summed over 10 years. Future years discounted at 2% 

Due to the substantial change in the taxable assessed value, the estimated increase in 
tax revenues will more than cover the additional costs of government services.  This is 
the case even when some property tax revenue is given away in a PILOT agreement 
as illustrated in the table below:  

Estimated Net Revenue on Preferred Plan over Ten Year Period 
(dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie County Total

No PILOT $6.4 $19.9 $9.1 $35.4

With PILOT for Office Park $4.9 $14.9 $7.8 $27.6

With PILOT for Office Park and Senior Development $4.4 $13.1 $7.3 $24.8
* Summed over 10 years. Future years discounted at 2% 

CGR also estimated PILOT revenue and net revenue over the costs of government 
services for the office building plan (alternative 6).  Applying the IDA abatement policy 
detailed above to the whole office park the revenue projections are summarized in the 
tables below: 

Property Tax Revenues with PILOTS on Office Building Plan (Alt. 6) over 
Ten Year Period (dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie 
County 

Total 

No PILOT $15.3 $52.8 $14.9 $83.0 

With PILOT $6.4 $21.9 $6.2 $34.5 
* Summed over 10 years. Future years discounted at 2% 

Estimated Net Revenue on Office Building Plan over Ten Year Period 
(dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie 
County 

Total 

No PILOT $12.2 $52.8 $14.2 $79.2 

With PILOT $3.2 $21.9 $5.5 $30.6 
* Summed over 10 years. Future years discounted at 2% 



16 

  www.cgr.org 

 

Sales Tax 
During the construction period, sales tax is earned both on construction materials and 
on sales-taxable spending by workers, both those being paid directly by the project 
directly and the spillover payroll that is associated with employee spending.  

Sales tax revenue earned on an annual basis after the project has been completed is 
derived from the spending of employees on site and the spillover payroll that is 
associated with employee spending. 

To estimate the sales tax revenue derived from payroll, we first determined what share 
of income is spent on sales taxable goods and services.  This was done by dividing the 
region’s sales taxable sales as reported by the New York Department of Taxation 
(about $16 billion) by the Bureau of Economic Analysis’s estimate of personal income 
(about $47 billion), which equals 35%.  We applied that share (35%) to the labor income 
estimates.  Then we applied the sales tax rate (8.75% = 4% for NYS and 4.75% for local 
governments).   

For the sales tax revenue from project spending we applied the sales tax rate to the 
estimated share of construction spending subject to sales tax (40%). Note that the 
sales tax due on construction materials is often waived as part of a PILOT agreement 
with the local industrial development agency (as the property becomes technically 
“owned” by the IDA, a tax exempt entity). 

Sales tax revenue will be generated during both the construction and operational 
phases.  The table below summarizes sales tax revenue totals by jurisdiction: 

Sales Tax Revenue (dollars in millions) 

  NYS 
Total 
Local 

Total 
Estimated 
Amherst 

Total Sales Tax Revenue $5.6 $6.7 $12.3 $0.38 

   Construction Phase ONLY $5.4 $6.4 $11.9 $0.37 

      Project Spending (subject to PILOT) $1.1 $1.3 $2.4 $0.07 

      Project Spending (not subject to PILOT) $2.7 $3.2 $5.9 $0.18 

      Employee Spending (not subject to PILOT) $1.6 $1.9 $3.5 $0.11 

   Operational Phase (annual) $0.2 $0.3 $0.5 $0.01 

NOTE: Amherst currently receives 5.7% of the local sales tax. 
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Sales Tax Revenues over Ten Year Period (dollars in millions) 

  NYS Local Total 
Estimated 
Amherst 

Total Sales Tax Revenue $7.4 $8.8 $16.3 $0.51 

   Construction Phase ONLY $5.4 $6.4 $11.9 $0.37 

      Project Spending (subject to PILOT) $1.1 $1.3 $2.4 $0.07 

      Project Spending (not subject to PILOT) $2.7 $3.2 $5.9 $0.18 

      Employee Spending (not subject to PILOT) $1.6 $1.9 $3.5 $0.11 

   Operational Phase* $2.0 $2.4 $4.4 $0.14 
* Summed over 10 years. Future years discounted at 2%  

NOTE: Amherst currently receives 5.7% of the local sales tax. 

Project spending on materials during the construction phase will result in an estimated 
$8 million in sales tax revenue for the state and the local governments.  As 
construction labor income is spent it will also generate about $3 million in sales tax 
revenue.  Construction spending on materials for the office park would generate about 
$1.8 million in sales tax revenue. Approximately $0.6 million comes from the senior 
living development construction spending. All other components make up the 
remaining $5.6 million.  

If a PILOT agreement is agreed to between the developer and the Amherst IDA, it 
would only affect the office park and senior living community, thus reducing sales tax 
receipts by $2.4 million, of which about $70,000 would flow to Amherst in absence of 
the PILOT.  

Once operational, employee spending will have a continued fiscal impact.  The 
present value of 10 years of additional sales tax revenue is estimated to be a little over 
$4 million in total. 

Due to the sales tax revenue sharing agreement that exists, we estimate that over a ten 
year period the Town of Amherst would receive around $510,000 (net present value). 

Occupancy Tax 
Once operational, the onsite hotel will collect occupancy tax which will benefit the 
County.  We estimate the occupancy tax using occupancy rates and average daily 
room rate data provided by Mensch Capital Partners. We estimate annual occupancy 
tax revenues will total around $0.2 million.  We also estimate ten years of occupancy 
tax revenue to have the present value of about $2 million. 

Income Tax 
We estimate NYS income tax revenue by calculating the “effective” income tax rates 
from NYS Department of Taxation data reporting total tax liability and total taxable rate 
by income class. These figures allow CGR to estimate the effective average tax rate by 
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income class. We applied the effective tax rate for the Buffalo metropolitan area to the 
income estimates generated by our economic impact analysis.  The following table 
summarizes the present value of the income tax receipts during the two phases. 

Annual Income Tax Revenue (dollars in millions) 

  Direct Spillover Total 

Total Income Tax Revenue $3.4 $1.5 $4.9 

   Construction Phase $3.0 $1.3 $4.3 

   Operational Phase $0.4 $0.2 $0.6 

Income Tax Revenue over Ten Year Period (dollars in millions) 
  Direct Spillover Total 

Total Income Tax Revenue $6.4 $3.1 $9.5 

   Construction Phase $3.0 $1.3 $4.3 

   Operational Phase* $3.3 $1.9 $5.2 
* Summed over 10 years. Future years discounted at 2% 

A total of about $4.3 million will result from the construction phase.  70% of it will 
come through the spending of the construction workers and the remaining 30% will 
be from the spending of supporting firms’ workers.   

Once operational, New York State will receive a new stream of income tax revenue 
from firms located on site that are new to the region.  We estimate that the present 
value of ten years of the additional income tax revenue totals about $5 million.  An 
estimated $3 million is due directly to the employees at the Westwood site.  There will 
also be a corporate income tax benefit that will flow to New York State, though we are 
unable to estimate this impact without knowledge of what businesses will be located 
at the site. 

Revenue Summary 
The development of the Westwood site is expected to spur a significant increase in tax 
revenue.  Over the next ten years the present value of the revenue totals about $85 
million assuming no PILOT agreement.  This is summarized below: 
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Annual Revenue Summary (dollars in millions) 
Total Revenue $20.4 

   Income Tax $4.9 

      Construction Phase $4.3 

      Operational Phase $0.6 

   Sales Tax $8.5 

      Project Construction Spending $4.5 

      Employee Spending $4.0 

         Construction Phase $3.5 

         Operational Phase $0.5 

   Occupancy Tax $0.2 

   New Property Tax (No PILOT) $6.8 

Estimated Revenue over Ten Year Period (dollars in millions)* 
Total Revenue $86.4 

   Income Tax $9.5 

      Construction Phase $4.3 

      Operational Phase $5.2 

   Sales Tax $12.5 

      Project Construction Spending $4.5 

      Employee Spending $7.9 

         Construction Phase $3.5 

         Operational Phase $4.4 

   Occupancy Tax $1.9 

   New Property Tax (No PILOT) $62.5 
* Summed over 10 years. Future years discounted at 2%

 

Cost of Community Service 
The increase in residents and business will result in an increase in demand for 
government services.  The increase demand will have an increase cost of providing 
these community services.  The cost of community services were computed in two 
parts.  The first part can be thought of as the incremental increase in the operational 
expenses.   

We assume that the increase in demand can be met with only minor additional costs 
for most services.  For example, the library may have to purchase more computers or 
hire an additional librarian but won’t have to build a new library. 



20 

  www.cgr.org 

 

After allocating all benefits across specific lines we broke the costs into fixed and 
variable parts.  The fixed costs would not change due to the increase in government 
services demand however the variable part would. 

Because businesses have a different need and cost for governmental services than 
residents, we broke the variable cost out by residential and non-residential parts. We 
then created per capita or per housing unit costs figures for the residential side and 
per commercial square feet on the non-residential side.  We did this across all funds 
and lines of the budget.  From this we could estimate the cost impact of the 
development.  Since the costs of community service on the residential side is tied to 
the number of residents, and this is assumed not to vary if the housing unit is 
developed as a condominium or not, the costs of community services under the 
condominium ownership alternatives are assumed to be the same 

Town of Amherst 
The Town of Amherst is a large community with a history of professional 
management and an established structure for delivering public services.  The 
Westwood Development will require an increase in the quantity of public services.  
The following table summarizes our estimates of the marginal expenses: 

Town of Amherst Cost of Community Service Assumptions 

  
Added Costs 

Per Each 
New Person $24 

New Housing Unit $203 

New Commercial SF $0.2 

 

Changes in Community Service Demand Factors 

  People 
Housing 

Units 
Commercial 

SF 

Preferred Plan 1,928 985 537,168 

Alternative 1 - Recreation Conservation Plan 0 0 227,000 

Alternative 2 - Community Facility Plan 1,240 1,177 0 

Alternative 3 - Residential Three Plan 1,043 320 0 

Alternative 4 - Transitional Residential Plan 1,876 784 285,068 

Alternative 5 - General Business Plan 1,546 692 435,000 

Alternative 6 - Office Building Plan 0 0 1,212,500 

Multiplying the changes by the cost would result in the following additional costs for 
the Town of Amherst: 



21 

  www.cgr.org 

 

Additional Costs of Community Services (dollars in thousands) 

  People 
Housing 

Units 
Commercial 

SF 
Total 
Costs 

Preferred Plan $45 $199 $95 $341 

Alternative 1 - Recreation Conservation Plan $0 $0 $40 $40 

Alternative 2 - Community Facility Plan $30 $238 $0 $268 

Alternative 3 - Residential Three Plan $25 $65 $0 $90 

Alternative 4 - Transitional Residential Plan $45 $159 $51 $254 

Alternative 5 - General Business Plan $37 $140 $77 $254 

Alternative 6 - Office Building Plan $0 $0 $215 $215 

Public Parks 

There are some costs that would result from the development that would be in 
addition to these incremental cost increases, such as public park space. There are over 
4,500 acres dedicated to parks, recreation and open space in the Town of Amherst 
according to the Planning Department.  We assume that the existing parks and 
recreational administrative staff could oversee the proposed 26.1 acre increase with 
minimal additional cost. Nonetheless, this would add a new park to the system.  There 
will be some site costs associated with the park land.  Estimating on an average cost 
per acre we assume that the new park space would cost the town about $90,000 per 
year.  This is based on the clubhouse remaining under private ownership.   

This would be in addition to the estimated $16,000 increase per year for the increase 
demand of the existing parks and recreation stock already figured in the model above 
as a result of the projected increase in population. These are generous assumptions.  
As was previously shown in the report the revenues accrued by the Town will be 
more than sufficient to cover the increase in the costs. The Project Sponsor has 
indicated they are willing to consider either a public park approach or maintaining the 
publicly accessible park area as privately held property that is maintained by the 
homeowners association at no cost to the Town. 

Fire Protection Costs 

Based on our discussion with the Snyder Fire District any residential development of 
the Westwood site would require a new fire station as the current station is about 3 
miles away. This is a significant capital cost outlay which is not represented by our 
marginal costs derived from the budget.  

Based on our research the fire station will cost $925,000 to build and equip.  A light 
rescue vehicle will need to be acquired at a cost of $55,000 including all necessary 
equipment.  In addition to creating a substation, the fire company indicated that it 
might need to develop a water rescue capability to respond to events in the water 
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features that would be created in the project. This will cost about $10,000.  In total 
there will be about a $990,000 expense. 

We assume that the fire district will bond these costs.  We assume a 4.9% interest rate 
for the bond and a 10 year term.  Based on this we would estimate a cost of about 
$127,000 per year.  These costs are not included in the above calculations.  Once again 
it was shown earlier that the revenues will be more than sufficient to cover the 
increase in costs. 

Police Costs 

We approached the increase in demand for police costs in two ways.  First, we used 
the budget model and projected an increase in cost based on the increase in the 
number of housing units and commercial square feet. By this method the preferred 
development would increase costs by around $130,000. 

CGR also contacted the police department directly and studied current calls for 
service, estimating the possible increase in calls for service that would be expected 
from the development. This approach to modeling suggests that new calls for service 
generated by the completed development would be about 790 each year or about 2 
calls per day. 

It is possible that the Police Department could absorb the increase in calls from this 
development without additional staff. However, based on the increase in calls for 
service and the static staffing levels, the department believes that existing capacity 
would be strained and that the department might require an additional officer to 
adequately respond to the increased calls for service. The cost of an officer’s salary is 
about $71,000 plus an additional two thirds ($47,000) for benefits leading to a total 
estimated cost for an additional officer of $118,000, within the same order of 
magnitude as the sum derived by our other approach. 

In the interest of providing the community with a more conservative figure, we have 
used the $130,000 estimate in our modeling of the police costs to the Town.  Once 
again, it was shown earlier that the increase in revenues will be sufficient to meet any 
increase in police costs. 

Public Infrastructure Costs 

The Town of Amherst has special district funds (i.e. lighting, water, sewer, drainage, 
etc.) to manage their public infrastructure.  Special districts will have to be established 
or extended to service the development.  Since the public infrastructure is new we 
have no reason to expect any large public infrastructure outlays in the next 10 years.  
Usage fees rates will be set and will cover the costs of maintenance.  

  



23 

  www.cgr.org 

 

Erie County 
A similar approach was used for estimating the costs to Erie County.  Its costs are 
summarized in the following tables: 

Erie County Cost of Community Services Assumptions 

  
Added Costs 

Per Each 
New Person $66 

New Housing Unit $45 

New Commercial SF $0.1 

Additional Costs of Community Services (dollars in thousands) 

  People 
Housing 

Units 
Commercial 

SF 
Total 
Costs 

Preferred Plan $127 $44 $34 $205 

Alternative 1 - Recreation Conservation Plan $0 $0 $14 $14 

Alternative 2 - Community Facility Plan $82 $53  $0 $135 

Alternative 3 - Residential Three Plan $69 $14 $0 $83 

Alternative 4 - Transitional Residential Plan $124 $35 $18 $177 

Alternative 5 - General Business Plan $102 $31 $27 $160 

Alternative 6 - Office Building Plan $0 $0 $76 $76 

The major cost centers for the county are social services and public safety.  Since the 
Town of Amherst has its own police force, we do not anticipate a substantial increase 
in demand for the Erie County Sherriff’s services.   

We likewise do not expect a significant increase in social service demand for these 
new residents.  According to census data, about 8% for the Town of Amherst residents 
are living in poverty.  About two thirds of persons living in poverty in Erie County are 
residents of Buffalo. 

Persons Living in Poverty 

  Number Share of Erie 

Erie County 80,686 100% 

Buffalo 52,285 65% 

Suburbs 28,400 35% 

Amherst 6,127 8% 
Source: Census Bureau 2012 ACS 1-Year Estimates 

If we assume that 8% of the new residents would be living in poverty and that social 
service costs are uniformly distributed among the population based on poverty status, 
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then the increase in population would result in the addition of 158 people needing 
social services.  Based on these proportions, we estimate additional health and human 
services costs to total about $176,000 per year, $151,000 being specifically Department 
of Social Services.  This figure is generous, however, as the home prices and rents of 
the proposed development are not likely to attract residents in need of support from 
Erie County Social Services. 

School District 
The development will be located in the Williamsville Central School District.  The 
incremental tax revenue to the school district per child is greater than the incremental 
cost of education, provided that existing buildings can accommodate the children 
without requiring an expansion. The Project Sponsor has met with the WCSD 
administration and has received confirmation that they have sufficient capacity within 
their existing facilities and staff to serve the anticipated increase in enrollment.   

The cost per student, based off the difference between state aid per student and the 
spending per student, is $8,142.  Total annual school district costs are summarized in 
the following table: 

Estimated Annual School Costs (dollars in thousands) 

  
New 

Children 
Total 
Costs 

Preferred Plan 271 $2,205 

Alternative 1 - Recreation Conservation Plan 0 $0 

Alternative 2 - Community Facility Plan 0 $0 

Alternative 3 - Residential Three Plan 223 $1,818 

Alternative 4 - Transitional Residential Plan 324 $2,639 

Alternative 5 - General Business Plan 121 $983 

Alternative 6 - Office Building Plan 0 $0 

Cost Summary 
CGR analyzed the budget impact on town services for both residential and 
commercial separately. We assume a portion of each line item of the budget to be 
variable based upon CGR’s experience and best estimate of marginal impact when 
new people and/or houses come into the community. Each item of the budget is 
assumed to be impacted by residential development and commercial development. 
The following table summarizes the assumptions used to calculate the costs of 
community services: 
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Total Annual Costs of Community Services (dollars in thousands) 

  

Town 

County 
School 
District

Total Marginal 
Cost 

Model 

Additional Costs 
Town 
Total Fire 

Protection 
New 
Park 

Preferred Plan $341 $128 $89 $558 $205 $2,205 $2,968 
Alternative 1 - Recreation 
Conservation Plan 

$40 
     

$40 $14 $0 $55 

Alternative 2 - Community 
Facility Plan 

$268 $128 
  

$396 $135 $0 $530 

Alternative 3 - Residential 
Three Plan 

$90 $128 
  

$217 $83 $1,818 $2,118 

Alternative 4 - Transitional 
Residential Plan 

$254 $128 
  

$382 $177 $2,639 $3,197 

Alternative 5 - General 
Business Plan 

$254 $128 
  

$382 $160 $983 $1,526 

Alternative 6 - Office Building 
Plan 

$215 $128 
  

$343 $76 $0 $419 

The estimated cost of government services to support this new development is about 
$0.5 to $29 million annually depending on which plan is selected.  The following table 
summarizes the ten year costs on a discounted present value basis (discounting at 
2%): 

Total Costs of Community Services over Ten Year Period 
(dollars in millions)* 

  
Town of 
Amherst 

Williamsville 
School District 

Erie 
County 

Total 

Preferred Plan $5.1 $20.2 $1.9 $27.2 

Alternative 1 - Recreation Conservation Plan $0.4 $0.0 $0.1 $0.5 

Alternative 2 - Community Facility Plan $3.6 $0.0 $1.2 $4.9 

Alternative 3 - Residential Three Plan $2.0 $16.7 $0.8 $19.4 

Alternative 4 - Transitional Residential Plan $3.5 $24.2 $1.6 $29.3 

Alternative 5 - General Business Plan $3.5 $9.0 $1.5 $14.0 

Alternative 6 - Office Building Plan $3.1 $0.0 $0.7 $3.8 
* Summed over 10 years. Future years discounted at 2% 

Conclusion 
This report estimates the fiscal and economic impact of the redevelopment proposed 
for the Westwood Country Club in Amherst NY. The fiscal impact to each of the taxing 
jurisdictions is summarized in the following tables.   
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Town Fiscal Impact over Ten Year Period (dollars in millions)* 

  Total Costs 
Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $5.1 $11.5 $6.4 

Condo Ownership Alternative $5.1 $10.1 $5.0 

Preferred Plan - PILOT for Office Park $5.1 $10.0 $4.9 

Condo Ownership Alternative $5.1 $8.7 $3.6 

Preferred Plan - PILOT for Office Park and Senior 
Development 

$5.1 $9.5 $4.4 

Condo Ownership Alternative $5.1 $8.2 $3.1 

Alternative 1 - Recreation Conservation Plan $0.4 $1.0 $0.6 

Alternative 2 - Community Facility Plan $3.6 $6.6 $2.9 

Alternative 3 - Residential Three Plan $2.0 $5.6 $3.6 

Condo Ownership Alternative $2.0 $3.4 $1.4 

Alternative 4 - Transitional Residential Plan $3.5 $9.8 $6.3 

Condo Ownership Alternative $3.5 $8.0 $4.5 

Alternative 5 - General Business Plan $3.5 $8.2 $4.7 

Alternative 6 - Office Building Plan $3.1 $15.3 $12.2 
* Summed over 10 years. Future years discounted at 2% 

County Fiscal Impact over Ten Year Period (dollars in millions)* 

 

  Total Costs
Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $1.9 $11.0 $9.1 

Condo Ownership Alternative $1.9 $9.7 $7.8 

Preferred Plan - PILOT for Office Park $1.9 $9.6 $7.8 

Condo Ownership Alternative $1.9 $8.3 $6.4 

Preferred Plan - PILOT for Office Park and Senior 
Development 

$1.9 $9.1 $7.3 

Condo Ownership Alternative $1.9 $7.8 $5.9 

Alternative 1 - Recreation Conservation Plan $0.1 $0.9 $0.8 

Alternative 2 - Community Facility Plan $1.2 $6.2 $5.0 

Alternative 3 - Residential Three Plan $0.8 $5.3 $4.6 

Condo Ownership Alternative $0.8 $3.2 $2.5 

Alternative 4 - Transitional Residential Plan $1.6 $9.4 $7.8 

Condo Ownership Alternative $1.6 $7.7 $6.1 

Alternative 5 - General Business Plan $1.5 $7.8 $6.4 

Alternative 6 - Office Building Plan $0.7 $14.9 $14.2 
* Summed over 10 years. Future years discounted at 2% 
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School District Fiscal Impact over Ten Year Period (dollars in millions)* 

  Total Costs 
Estimated 
Revenue 

Net 
Revenue 

Preferred Plan - No PILOT $20.2 $40.1 $19.9 

Condo Ownership Alternative $20.2 $35.3 $15.1 

Preferred Plan - PILOT for Office Park $20.2 $35.1 $14.9 

Condo Ownership Alternative $20.2 $30.3 $10.1 

Preferred Plan - PILOT for Office Park and Senior 
Development 

$20.2 $33.3 $13.1 

Condo Ownership Alternative $20.2 $28.5 $8.3 

Alternative 1 - Recreation Conservation Plan $0.0 $3.4 $3.4 

Alternative 2 - Community Facility Plan $0.0 $22.4 $22.4 

Alternative 3 - Residential Three Plan $16.7 $19.6 $2.9 

Condo Ownership Alternative $16.7 $12.0 -$4.7 

Alternative 4 - Transitional Residential Plan $24.2 $34.3 $10.2 

Condo Ownership Alternative $24.2 $28.2 $4.1 

Alternative 5 - General Business Plan $9.0 $28.4 $19.4 

Alternative 6 - Office Building Plan $0.0 $52.8 $52.8 
* Summed over 10 years. Future years discounted at 2% 

 

The redevelopment will have a short term economic impact during the construction 
phase of the project and an ongoing economic impact once operational.   

Using the project sponsor’s preferred plan, we estimate that over the ten years 
modeled will result in about: 

 1,900 new residents to the Town of Amherst. 

 270 new students in the Williamsville Central School District. 

 2,200 jobs during the construction phase earning $116 million. 

 320 new jobs once fully operational earning about $16 million annually. 

 $25 to $35 million net increase in property tax revenue (depending on the PILOT), 
consisting of an estimated $27 million increase in cost offset by a $52 million to $63 
million increase in revenue. 

 $14 to $16 million net increase in state and local sales tax revenue. 

 $10 million net increase in NYS income tax revenue. 

 $2 million net increase in county occupancy tax revenue. 

The six alternative development scenarios provide the town’s Planning Department 
and the community with a perspective on the condominium ownership alternatives 
that can be physically placed within the site footprint. Although CGR has assessed the 
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fiscal costs and benefits associated with each of these scenarios, CGR has not 
determined whether these scenarios are economically feasible within the Amherst 
market. 

The key conclusion to be drawn from this analysis is that the developer’s preferred 
plan—which the developer’s analysis has concluded is economically viable—would 
add substantially more to town, county and school district revenue than to the costs 
imposed upon these levels of government by the development proposed. 
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July 21, 2015 

 

 

Mensch Capital Partners, LLC 

5477 Main Street 

Williamsville, New York 14221 

Att: Mr. Andrew J. Shaevel 

          Managing Partner 

 

Re: Condominium Assessment and Tax Analysis 

       Westwood Neighborhood Project 

        Town of Amherst, New York 

 

 

Dear Mr. Shaevel, 

 

 At your request and pursuant to our contract, I have completed an assessment and tax analysis for 

the planned residential units within the proposed Westwood Neighborhood Project in the Town of 

Amherst.  My analysis and projections are based upon application of NYSRPTL 339-Y which states that 

condominiums in New York State are to be assessed for real estate tax purposes based upon their rental 

value. 

 

Overview of Project 

 The proposed Westwood Neighborhood Project reflects the planned redevelopment of the 

Westwood Country Club property in the Town of Amherst.  The project’s location is bounded by 

Sheridan Drive, North Forest Road, Maple Road, and Fairways Boulevard, and will transform the existing 

golf course property into a mix of residential and commercial uses. 

 Multiple alternative development options have been detailed by the developer, however this 

analysis will focus on the residential component of the preferred alternative.  The residential mix of 

offerings in this plan, along with their projected sales prices as provided by the developer, are as follows: 

Building Type 
No. of 

Units 

Average 

Square 

Footage 

Average 

No of 

Bedrooms 

Average 

Sales 

Price 

Lot Value 
Building 

Price/SF 

Overall 

Price/SF 

Single-Family 47 2,800 3 $415,000 $90,000 $116 $148 

Patio Homes 113 2,000 3 $325,000 $75,000 $125 $163 

Condominiums 

/ Townhouses 
84 1,600 3 $262,000 $50,000 $133 $164 

 

NOTE: The size and sales price projections above have been provided by the developer and reflect 

average quality build-out and finishes. 

 

 

 

8665 Sheridan Drive, Suite #4, Williamsville, New York 14221  716-634-8977  Fax: 716-634-8983 

 



5 
 

 

Scope of Analysis 

 My analysis involved an income-based valuation for each of the three (3) types of residential 

units to be offered within the condominium offering plan.  A Pro Forma Operating Statement has been 

constructed for each unit type, projecting market level income (rent), vacancy and collection, operating 

expenses and reserves.  The resultant net operating incomes were then capitalized into value, indicating 

an appropriate “condominium assessment” for each unit type. 

It should be noted that the “Assessors Method” of capitalization was utilized, meaning that the 

derived market level capitalization rate (7%) was adjusted by adding the overall tax rate ($31.00/1,000 or 

3.1%) to create a tax-adjusted capitalization rate of 10.1%.  This rate is applied to the net operating 

income before real estate taxes are deducted in order to derive a value at tax equilibrium. (Note: The tax 

rate reflects adjustment for the STAR exemption). 

 Operating expenses for insurance, utilities, maintenance, management, professional fees, and 

reserve for replacement were applied at typical market levels for a multi-unit complex.  If the tax expense 

were added in, the overall expense ratio would be 44%, which is in line with the market for a newer 

multi-unit complex as is being assumed here. 

Following are the market rental comparables that were reviewed in order to derive appropriate 

rents for each unit type.  Pro Forma Operating Statements are then constructed, concluding to a 

capitalized value which reflects the appropriate condominium assessment for each unit type.  From these 

condominium assessment levels, real estate tax projections are made based upon current tax rates for 

town, county, school and special district taxes. 
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Rental Comparables: Single-Family 

Address Year Built Size Rent/Month Rent/SF 

Rubino Court 

Williamsville 

2005 3,420sf 

4/3 

$3,334 

(rent to own) 

$.97 

5326 Coyote Court 

Williamsville 

2000 3,850sf 

4/2.5 

$3,300 

(furnished) 

$.86 

Subject Units 2015 2,800sf 

3/2.5 

$2,800 $1.00 

 

Conclusion: $1.00/sf or $2,800/mo. for the subject units. (Note: Smaller units will command more 

                     per square foot). 

 

 

Rental Comparables: Patio Homes 

Address Year Built Size Rent/Month Rent/SF 

62 Union Common 

Williamsville 

2003 2,300sf 

2/2 

$1,750 $.76 

1280 Sweet Home Rd. 

(apartment) 

Amherst 

2013 1,800sf 

2/2 

$2,000 $1.11 

Subject Units 2015 2,000sf 

3/2 

$2,200 $1.10 

 

Conclusion: $1.10/sf or $2,200/mo. for the subject units. 

 

 

Rental Comparables: Condominium/Townhouse 

Address Year Built Size Rent/Month Rent/SF 

2211 Sweet Home Rd. 

Amherst 

2013 2,000sf 

4/2.5 

$2,140 $1.07 

2367 Sweet Home Rd. 

Amherst 

2012 1,700sf 

3/2.5 

$1,780 $1.05 

1691 Maple Road 

Amherst 

2013 

 

1,500sf 

3/1.5 

$1,650 $1.10 

42 Sean Riley 

Amherst 

2013 1,500sf $1,496 $1.00 

Subject Units 2015 1,600sf 

3/2 

$1,760 $1.10 

 

Conclusion: $1.10/sf or $1,760/mo. for the subject units.  
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Tax Projections 

 Following are the current tax rates per $1,000 that apply to the existing subject property: 

 

Town of Amherst: $3.00 

County of Erie:  $4.70 

Special Districts: $6.36 

Williamsville School $18.97  

   $33.03  

Tax Computation 

Property Type 
Sale 

Price 

Appropriate 

Assessment as 

Condominium 

% 

Amherst 

Town Tax 

$3.00/1,000 

Erie 

County Tax 

$4.70/1,000 

Williamsville 

School Tax 

w/STAR 

Special 

Districts 

$6.36/1,000 

Total 

Taxes 

w/STAR 

Single-Family $415,000 $255,000 61% $765 $1,199 $4,268 $1,622 $7,854 

Patio Homes $325,000 $200,000 61% $600 $940 $3,225 $1,272 $6,037 

Condominium / 

Townhouse 

$262,000 $160,000 61% $480 $752 $2,466 $1,018 $4,716 

 

 

Cumulative Tax Impact at Stabilization (2015 Dollars) 

Property Type Annual Taxes 

(Net of STAR) 

No. of Units Total Taxes 

Single-Family $7,854 47 $369,138 

Patio Homes $6,037 113 $682,181 

Condominium / 

Townhouse 

$4,716 84 $396,144 

   $1,447,463 

 

 

Total Projected Annual Tax Revenue: 

Town of Amherst: $144,075 

County of Erie:  $225,741 

Williamsville School: $772,165 

Special Districts: $305,482 

Total:            $1,447,463 
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Conclusion 

 My research and analysis has concluded to the above-stated levels of assessment as 

condominiums for each of the proposed unit types, based upon the preliminary sales price levels 

provided.  Thank you for the opportunity to complete this analysis. 

 

Respectfully submitted, 

 

  

Donald A. Griebner 

President/Principal Appraiser 

New York State Certified 

General Real Estate Appraiser    

ID #: 46-4373   
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II. Report Purpose 
 
In November 2014, Mensch Capital Partners retained MJB Consulting (“MJB”), a retail 
planning and real estate consultancy firm based in New York City and the San Francisco 
Bay Area, to undertake a retail market study and devise a tenanting strategy for its 
proposed mixed-use redevelopment of the Westwood Country Club (“Project”) site in 
Amherst, NY. MJB was also asked to evaluate the project’s potential impact on the retail 
mix along Main Street in the Village of Williamsville.  
 
MJB was instructed by Mensch Capital Partners LLC to consider certain baseline 
assumptions in evaluating the retail potential of the site.  These included the following:   
 
- The project would contain a pedestrian oriented, mixed-use core with a modestly 
scaled retail component on the order of 100,000 to 125,000 square feet and laid out in 
accordance with established site location principles so as to maximize the likelihood of 
successful lease-up.  (The specifics of the current site plan have not been taken into 
account in this assessment).   
 
- The site plan for the retail component of the proposed mixed-use project would not 
be designed to accommodate larger-format “big box” superstores measuring 50,000 
square feet or more in size, as these already exist on and would be more appropriate 
for other high-volume arterials within the Town of Amherst, such as Niagara Falls 
Boulevard (U.S. 62), Transit Road (SR 78) and Sheridan Drive (SR 324).  
 
- The tenanting strategy for the retail component would be geared instead towards 
smaller-format businesses that complement other on-site residential/commercial uses 
and adjacent neighborhoods, and/or fill underserved niches in the competitive 
marketplace.    
 
III. Scope of Work 
 
MJB’s scope-of-work for this assignment consisted of the following: 
 

• Guided tour from and extensive discussions with Andrew Shaevel of Mensch 
Capital Partners and Brad Packard of Ciminelli Real Estate Corporation, for the 
purpose of understanding project vision, specific plans and broader context, as 
well as review of the current site plan and design standards. 

 
• Self-guided touring of the subject site and immediate vicinity as well as other 

Amherst communities and business districts, including Main Street / Snyder, 
Sheridan and Evans, Hopkins and Klein, etc.   

 
• Observations of existing retail mix and dynamics on Main Street / Williamsville, 

as well as review of the 2013 “Main Street Corridor Market Study” by Market & 
Feasibility Advisors, the 2013 “Picture Main Street” report by and for the Village 
of Williamsville.  
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• Survey and assessment of competing districts and centers, including (but not 

limited to) Walden Galleria, Boulevard Mall / Boulevard, Eastern Hills Mall / 
Transit Road, Northtown Plaza, Sheridan Avenue and Maple Road corridors, 
Fashion Outlets of Niagara Falls, Outlet Collection at Niagara, University at 
Buffalo (UB) / North Campus, Main Street / University Heights, Elmwood Village, 
Hertel Avenue / North Buffalo, etc.   

 
• Interviews with local retail leasing professionals, including Ronald “Gunner” 

Tronolone of MJ Peterson Real Estate as well as Benedict J. Borruso and Arthur 
H. Judelsohn of Pyramid Brokerage Company. 

 
• Review of available data on the structure and trajectory of the regional economy, 

including reference to the 2006 Economic Analysis undertaken by Donald A. 
Griebner in connection with Benderson Development Company’s application for 
the redevelopment of the former Buffalo Gun Club site on Maple Road in the 
Town of Amherst.  

 
• Retrieval and nuanced analysis of demographic and sales-leakage data for both a 

theoretical “primary trade area” and the Buffalo-Niagara Metropolitan Statistical 
Area (MSA), as well as a specific grocery store trade area. 

 
• Gathering of available data on non-residential consumer sub-markets, such as 

daytime workers, UB students and faculty/staff, Canadian tourists, etc., drawing 
on a variety of sources that include the Buffalo Niagara Enterprise website, UB’s 
2013-2023 Facilities Master Plan, UB’s 2014 “Student Housing Market Analysis” 
by Asset Campus Housing, etc. 
  

• Delineation of a core customer(s) for the project’s retail component, including 
detailing of demographic and psycho-graphic characteristics, the latter utilizing 
MJB’s proprietary lifestyle segmentation analysis. 
 

• Consideration and evaluation of local comparables such as University Place on 
Sweet Home Road and French Road Commons on North French Road, as well 
as reference to appropriate analogs from across North America, including 
outreach to existing contacts with information on the Emory Point development 
in suburban Atlanta. 

 
• Research on specific retail prospects that might serve as traffic-generating 

anchors for the project, drawing on MJB’s proprietary database of larger brands 
typically willing to consider such opportunities. 

 
In undertaking this scope of work as outlined above, MJB’s Principal, Michael J. Berne, 
applied the firm’s unique “total immersion” methodology, staying in Williamsville and 
exploring the area for a period of seven days in November 2014. Identifying the right 
“positioning” of a retail mix requires an assessment of two discrete “markets”, one in 
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which consumers demand goods and services from businesses, and the other in which 
tenants seek street-level space from landlords.   
 
IV. Consumer Demand Evaluation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

WESTWOOD PROJECT SITE 
Primary Trade Area 

 
Within the polygon drawn to correspond to the site’s “primary trade area” (above), 
there are, as of 2015, an estimated 103,111 residents -- a number that has been growing 
since 2000 and is expected to continue increasing until at least 2020.  A relatively high 
percentage possesses a B.A. degree or more (53%) and works in a creative class job 
(also, 53%).  Not surprisingly, median household income (roughly $79,000) and median 
home value (about $215,000) are well above metro-wide averages.1   
 
Sales leakage figures indicate that this primary trade area can support additional 
operators in specific categories, including, for instance, specialty grocery; sporting 
goods; home furnishings; shoes; jewelry; luggage and leather goods; cosmetics, beauty 
supplies and perfume; office supplies and stationery; drinking places as well as 
restaurants.  These numbers also suggest opportunity for so-called “non-traditional” 
retail, like, say, vendor markets.   

																																																								
1	Based	on	figures	from	Nielsen‐Claritas	and	analyzed	by	MJB	Consulting.			
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Both the University at Buffalo and Daemon College currently lack a true central 
gathering place in close proximity to their respective campuses for shopping, eating, 
studying, recreating and socializing.  On-campus retail offerings for both students and 
faculty/staff are limited, and public safety remains a concern on Main Street in University 
Heights District, which is also not particularly convenient for UB’s North Campus, 
where most of the residential dormitories and off-campus student housing complexes as 
well as all of the undergraduate programs are located.  And while Maple Road is closer, 
the auto orientation along that corridor has the effect of dispersing the energy among 
multiple disconnected businesses.   
 
While the trade area consists overwhelmingly of native-born Caucasians, its diverse 
character is also worth noting.  In particular, there are some 8,600 residents of Asian 
descent – largely Indian, Chinese and Korean -- with median household incomes of 
$102,000 (higher than any other ethnicity). 2 With its 6,600 international students, UB 
ranks 17th among the 2,900 colleges and universities surveyed nationally, and 
extrapolating from their (much) higher tuitions, these foreign students typically arrive 
with financial resources.  With all of this spending power, the corresponding retail offer 
could be enhanced.    
 
Canadian traffic and trade should decline somewhat in the near term due to the 
weakening Canadian dollar as well as the 700,000 square feet of (more conveniently 
located) outlet mall space that was recently developed.   However, Canadian shoppers 
are likely to remain a major sub-market for Western New York shops, restaurants and 
other businesses – particularly those sitting along its circumferential beltway (I-190, I-
290 and I-90) -- due to the (still) better selection, (still) cheaper prices and lower taxes, 
the comparative ease and affordability of flying to and from Buffalo as well as, on a more 
basic level, the appeal of the different and the novel.   
 
Unlike other suburbs in Western New York, the Town of Amherst is also an 
employment destination.  Indeed, based on the rule-of-thumb that the typical worker 
will drive as many as seven minutes for lunch and/or daytime conveniences, the project 
would be able to draw from a population of some 44,000 employees, of which 33% are 
in higher-earning “creative class” occupations3, driven primarily by the growth engines of 
health care and higher education. 4 
 
A population of 1.14 million normally translates to four to five regional shopping 
destinations, yet the Buffalo-Niagara MSA has only one bona fide top-tier mall – the 
Walden Galleria, along I-90 in the Town of Cheektowaga. Furthermore, metro-wide 
sales leakage figures indicate that there is still latent potential in a number of retail 
categories, including, for instance, specialty grocery; sporting goods; jewelry; luggage and 
leather goods; cosmetics, beauty supplies and perfume; office supplies and stationery; as 

																																																								
2	Based	on	figures	from	Nielsen‐Claritas	and	analyzed	by	MJB	Consulting.			
3	Based	on	figures	from	Nielsen‐Claritas	and	analyzed	by	MJB	Consulting.			
4	Based	on	figures	from	the	Commercial	Listing	System	GIS	mapping	program	on	the	Buffalo	Niagara	
Enterprise	website.			
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well as “non-traditional” retail – many of which also happen to echo the ones leaking 
from the trade area (above).   
 
Furthermore, both the Buffalo-Niagara MSA and Canada’s Niagara Region still lack a 
true “town/village center” development -- along the lines of, say, the Legacy Village and 
Crocker Park projects in suburban Cleveland or Southside Works in Pittsburgh – that 
features a traditional two-sided, pedestrian-oriented retailing corridor lined with mixed-
use buildings and that functions as a sort of community living room.  The Amherst Town 
Centre/University Town Centre concept proposed for the old Buffalo Gun Club 
property along Maple Road would have qualified, but it is no longer under consideration 
and the property has since been sold to a national developer of student housing 
complexes.    
 
V. Tenant Demand Evaluation 
 
In recent years, whether due to the relative stability of their respective economies, the 
diminishing opportunities in saturated first-tier markets or various other factors, the 
major metros of Upstate New York have started to draw the attention of certain 
higher-end retail concepts that had previously ignored them.  The Buffalo-Niagara MSA, 
for example, has welcomed Trader Joe’s and a Whole Foods Market is anticipated to 
open in the next year, while others like Recreational Equipment Inc. (REI), L.L. Bean and 
Costco Wholesale continue to evaluate sites in Western New York.    
 
Furthermore, there is reason to believe that this sort of interest will continue to grow, 
with the population and employment gains expected in connection with various “next-
generation” economic development initiatives in the Buffalo Niagara region, including 
the ongoing expansion of the Buffalo Niagara Medical Campus, IBM’s decision to occupy 
a vast swath of Downtown Buffalo’s high-profile Key Center office building with a new 
software research facility as well as the large SolarCity factory planned for the 
Riverbend site in South Buffalo. 
 
From the tenant’s perspective, the site itself offers a location within one of the 
metropolitan area’s most desirable suburbs (Amherst) and adjacent to another desirable 
suburb (Clarence).  Not only does its trade area outperform the MSA on educational 
attainment, income levels and home values (see above), but also, the population 
continues to increase steadily even as the region stagnates or shrinks.  And aside from 
the numbers, real estate professionals can be just as impacted by a sub-market’s “soft” 
attributes – its cachet and brand, for instance – as lay consumers.    
 
Another of the site’s selling points is its visibility and access.  Its planned entrance sits 
along Sheridan Drive (SR 324), a principal arterial road with almost 40,000 cars per day, 
with secondary ingress/egress along Maple Road, with 22,000 cars per day and just a 
quick one-minute drive from UB’s North Campus. 5 And it has the ability to draw 

																																																								
5	 New	 York	 State	 Department	 of	 Transportation	 Traffic	 Data	 Viewer.	 Retrieved	 from	
https://www.dot.ny.gov/tdv.	2013.	
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regionally and beyond as a result of its location just 0.5 miles from the Harlem Road / 
Sheridan Drive interchange on Western New York’s circumferential beltway, an 
approximately 25-minute drive to and from the Canadian border.   
 
At 170 acres, the site is capable of accommodating development on a large scale, with a 
considerable amount of retail square footage as well as several other sources of captive, 
“in-place” demand from the other on-site uses (i.e. residential, office, hotel).  And with 
the project’s size and aspirations as well as its distinctiveness as the first true mixed-use 
village/town center in the region, there should be little difficulty in generating attention 
within the local tenant community.   
 
The site is located in the “Eastern Hills” sub-market, which boasted a 7.2% retail vacancy 
rate as of 4Q 2012, by far the lowest in the Buffalo-Niagara region -- as compared to 
10.8% for “Boulevard”, 14.4% for “Galleria”, 13.0% for the metro as a whole and 12.9% 
nationally.6  The tightness in the leasing environment, combined with the high barriers-
to-entry for new development, should act to intensify demand for new retail inventory.     
 
The Walden Galleria’s sales levels of more than $600 per square foot7 – compared to 
the nationwide average of $468 per square foot – deem it a “Class A” mall.  This, 
combined with its low vacancy rate as well as the physical limitations to its further 
expansion, suggests the possibility of “spillover” tenant demand that could benefit other 
regionally oriented centers, particularly ones located amidst or near concentrations of 
that mall’s well-educated, relatively affluent core customer.   
 
With so-called comparison goods (that is, goods for which one typically prefers to 
“comparison-shop”, like apparel, footwear, jewelry, furniture, etc.), the consumer 
typically gravitates to existing districts and centers that already offer a broad array of 
options.  And partly for this reason, tenants selling such merchandise prefer to open in 
close proximity to other operators in their respective categories (even their direct 
competitors); with a bias towards the largest such clusters.   
 
The site, however, would be considered a classic “tweener” location in the leasing 
community, as it sits between two established mall-anchored, strip-heavy shopping 
destinations with strong gravitational pull -- Niagara Falls Boulevard (U.S. 62) and Transit 
Road (SR 78) – and it offers no nearby fashion co-tenancy of its own and just 115,000 
square feet to work with.	 	 	 	That said, certain brands have started to experiment with 
smaller, “neighborhood-scaled” formats that could more easily tap such interstitial 
opportunities.  	
 
While the negotiation of retail rent levels will ultimately be driven to a significant degree 
by pro-forma considerations, open-air centers typically have lower occupancy costs than 
enclosed malls.  Prime small-shop spaces at Walden Galleria and Boulevard Mall can be 

																																																								
6	According	to	CB	Richard	Ellis’	Retail	Marketview	Report	for	the	4th	quarter	of	2012,	as	stated	in	the	
“Main	Street	Corridor	Market	Study”	submitted	by	Market	&	Feasibility	Advisors	in	May	2013.			
7	According	 to	 industry	experts,	as	stated	 in	a	5/11/09	Buffalo	Business	First	article	by	 James	Fink	
entitled	“Galleria	changed	WNY	retailing”.			
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as high as $60 per square foot plus a percentage component as well as CAM charges, 
with even sub-optimal locations within those centers pegged at roughly $30 per square 
foot.  This suggests an opportunity for the project, which sits in a sub-market that can 
presently support at least $17 to $25 per square foot NNN.   
 
An important variable, of course, is Northtown Plaza.  Also an open-air center, its new 
owners are reportedly offering many long-time tenants just short-term, one-year leases 
at $20 per square foot NNN.  One presumes, however, that its occupancy costs will 
increase considerably once the new Whole Foods Market anchor is in place, the retail 
bays are physically overhauled and the overall atmospherics improved.  Of course, the 
project might have to offer more than just a slight discount in order to effectively 
undercut Northtown.  
 
The one category in which the site might be able to claim some relevant co-tenancy is 
home furnishings: it is just a three-minute drive along Sheridan Drive from Ethan Allen, 
which sits at the eastern edge of a stretch of that corridor containing a cluster of larger-
format, mid-market furniture retailers (i.e. Ethan Allen, Bassett Home Furnishings, 
Newtrend Furniture, La-Z-Boy Furniture Galleries, Carolina Furniture, HomeGoods, 
etc.), some of which could be displaced in the coming years by Whole Foods Market-
driven redevelopment.   
 
VI. Retail Positioning 
 
Given all of the above factors, the site’s retail component will likely require a different 
format, one that does not necessarily fit within existing shopping-center typologies – 
and that might not have many direct antecedents or comparables -- but rather, 
represents a unique hybrid of sorts, customized to the specifics of the marketplace.  
Indeed, with the industry currently in a period of upheaval, this kind of creative 
approach is becoming far more commonplace and necessary.   
 
In order to differentiate itself (as well as the larger development) in the marketplace, the 
retail component should take the form of a “village center”, with its signature element a 
traditional two-sided, pedestrian-oriented corridor lined with mixed-use buildings, its 
street-level spaces filled with a diverse range of retail categories that also include 
comparison goods, restaurants as well as coffeehouses, public spaces and other sorts of 
“Third Place” venues (that is, central gathering places separate from home and work) 
that can help to forge a sense of identity and “neighborhood” in what would otherwise 
be a relatively atomized and anonymous suburban environment. 
 
This is to be contrasted with something like The Orchard (on North Buffalo Road in 
Orchard Park) or a redeveloped Northtown Plaza (see above), which are smaller and 
larger examples of the “lifestyle center” -- that is, a strip mall without traditional 
department store anchors yet nonetheless containing a cluster of comparison goods 
stores historically found in regional malls -- or, for that matter, University Place, on 
Sweet Home Road across from UB’s North Campus, which adds upper floor 
apartments but lacks connectivity with adjacent residential neighborhoods and devotes 
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its primary place-making opportunity to a large surface parking lot; and, with just 20,000 
square feet of retail space, does not provide the critical mass needed to attract much 
more than fast food purveyors and basic services.   
 
While a well-integrated grouping of on-site uses, including a diverse array of housing 
types, a large amount of office space and a hotel, will surely impact the composition of 
the foot traffic and the retail mix as well as the development’s overall energy and 
positioning, the “anchor” stores are the ones that will ultimately determine the nature 
and extent of the destination trade.  However, given the project’s “tweener” location, 
its anchoring strategy will have to be less conventional, with little hope of attracting the 
full-price department stores that drive traffic to regional malls or the large-format 
discounters that fill power centers.  
 
The Buffalo-Niagara MSA not only leaks sales of roughly $7 million in the sporting goods 
category, but also, appears particularly light on fashions for the outdoor lifestyle, which 
have become ever more popular among younger consumers, even those who do not 
actually participate in such activities.  While likely to be intrigued by the presence of 
Whole Foods Market, a retailer such as Seattle, WA-based REI might still be a possibility 
if tied in with nearby Elliott Creek as well as other on-site and nearby recreational 
amenities that competing centers, including Northtown Plaza, cannot offer. 
 
Also, a community-oriented bookstore such as a Talking Leaves & Books might be 
enticed by the primary trade area’s high levels of educational attainment as well as the 
site’s close proximity to UB’s North Campus.  The locally based chain-let has clearly 
shown an ability to survive in a fast-changing industry – where, contrary to popular 
belief, the number of independently owned shops has actually been growing -- and while 
Talking Leaves is no doubt somewhat limited in capacity and resources and might be 
initially wary of a third location, it was willing to open on Elmwood Avenue in 2001 
because community residents pushed for and offered to invest in the store.   
 
Another possible anchor is a specialty grocer, defined as one that focuses to a greater 
extent on gourmet and natural/organic products than a conventional supermarket.  One 
candidate is the hugely popular Lexington Co-operative Market, which has been 
searching for a location for a second store but has yet to commit to one.  There is also 
Orchard Fresh; the new format that locally based Tops Friendly Market debuted in 
Orchard Park almost two years ago (although after initially planning for an aggressive 
rollout, it decided to put a hold on new locations).  Other operators from further afield, 
like Greensboro, NC-based The Fresh Market or the Cleveland, OH-based 
Constantinos Market, might be tempted as well. 
 
That said, a value-oriented concept with a lower price point would probably be able to 
compete more effectively with both Wegmans as well as the new Whole Foods Market.  
Operators such as Phoenix, AZ-based Sprouts Farmers Market, Boulder, CO-based 
Lucky’s Farmers Market and the Chicago, IL-based Fresh Thyme Farmers Market are 
presently concentrating on expansion across the Southeast and Midwest, but at their 
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current rate of growth, will likely pursue locations in Upstate/Western New York in the 
not-too-distant future.   
 
Finally, while the higher-profile home brands that have yet to establish a presence in the 
Buffalo-Niagara MSA (e.g. Restoration Hardware, West Elm, Sur le Table, etc.) are more 
likely to gravitate to Northtown Plaza with its Whole Foods Market anchor, there might 
still be an opportunity to draw lesser-known national “chain-lets” to the site, especially 
given the existing Sheridan Drive furniture cluster that starts just to the west (with 
Ethan Allen), like, for instance, the Los Angeles-based Z Gallerie, the Oakland, CA-
based Cost Plus World Market (now owned by Bed Bath & Beyond), the Nashville, TN-
based Kirkland’s or perhaps even one or more of the Canadian concepts (e.g. Structube, 
Urban Barn, etc.) that could be tempted to cross the border and test the U.S. market.   
 
Fashion is unlikely to play more than a supportive role in the retail mix.  As in the 
furniture category, operators selling such merchandise typically prefer to locate near 
each other, resulting in a competitive disadvantage for districts and projects that are 
effectively starting from scratch.  Smaller “mini-anchors”, however, could help to 
establish a stream of foot traffic for a more modest collection of stores.  Houston, TX-
based Charming Charlie, for example, appeals to a wide range of shoppers with its 
jewelry and accessories emporiums.    
 
Amenities such as bookstores and niche grocers, while admittedly lower-margin 
retailers, should nevertheless be aggressively pursued for the site and then subsidized 
once there (if necessary), not just to drive pedestrian traffic and boost in-line leasing, 
but also, to underscore the project’s mixed-use, community-oriented lifestyle, clearly 
differentiate it in the marketplace and perhaps even justify a premium for its other 
components.  Indeed, especially if coupled with an in-store coffeehouse, a locally 
oriented bookseller can – in contrast to say, a mass-market operator like a Barnes & 
Noble or a Books-A-Million – become that “Third Place” to which the locals will 
gravitate as their “home away from home [and work].”     
 
Even, however, if the project is ultimately not able to attract any of the above anchors, 
it is not necessarily fatal: a cluster of unique and diversified restaurants, for example, can 
also play the role of primary traffic driver.  On this point, the trade area does not 
appear to contain many of the kinds of modern dining concepts that appeal to more 
contemporary tastes and sensibilities.  Indeed, a growing number of eating 
establishments today are able to offer a casually up-market experience, with high-quality 
food and beverage served in a stylishly appointed space, while keeping to a relatively 
moderate price point that is accessible to a broad range of sub-markets. 
 
Canadian restaurateurs have been especially quick to jump on this trend, with a number 
of the so-called “premium casual” brands, like Earls Kitchen & Bar, JOEY and The Keg 
having already opened U.S. locations, and facing an extremely fierce battle for market 
share and premier sites across Canada.  But also, in the U.S., the “fast-casual” model (i.e. 
counter service but with higher-quality ingredients, more up-market atmospherics and 
slightly elevated pricing) has changed perceptions of gourmet dining, how such food is 
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served and in what kinds of environments, etc., and has even been embraced in some 
cases by celebrated restaurateurs and chefs, most notably by Danny Meyer with his 
Shake Shack empire.    
 
A dining cluster is even more powerful if offered in concert with other sorts of non-
traditional magnets, including not just the aforementioned “Third Place” venues but also, 
creative programming of the project’s public spaces, like, for example, “fashion truck” 
pods and vendor markets, weekly food truck fairs and event nights (e.g. movies 
screened on building walls, open-air dancing lessons, etc.), perhaps even the full-sized 
Americana Carousel formerly situated in the Boulevard Mall’s food court (but which will 
not be relocated within that center).   
 
In contrast to an exclusive focus on “deal-making”, where individual storefronts are 
leased without reference to any sort of broader vision, the tenanting of the project’s in-
line spaces must be approached with an eye towards the larger whole.  As in any well-
conceived shopping center, concepts should be selected on the basis of whether they 
synergize with and generate cross-traffic for their neighbors, for this will yield a 
cohesive, mutually reinforcing retail mix that amounts to more than the sum of its 
component parts.   
 
The type of anchor will shape the basic contours of the in-line tenanting strategy.  A 
grocery store, for instance, typically implies other convenience-oriented businesses as 
well as quick-service food and beverage purveyors.  Furthermore, a specialty grocer such 
as the kind proposed for this project implies a broader range of concepts – “fast-casual” 
eateries (see above), clothing boutiques, etc. – that are united not so much by the 
purpose of the shopping trip (e.g. basic essentials, versus discretionary buying) as the 
lifestyle and psycho-graphic of the core customer.   
 
In order to differentiate itself in the marketplace and compete for tenants in such a 
“tweener” location, the project should as a general rule deemphasize large ubiquitous 
brands in favor of smaller national, regional and local “chain-lets”.  For example, in 
contrast to the lineup at Walden Galleria’s “ThEATry”, well established, Buffalo-area 
restaurateurs might be approached with the idea of developing new concepts at the site.  
Similarly, boutiques in Elmwood Village or on Hertel Avenue might be pursued for an 
additional location that taps the Amherst sub-market.  
 
In sum, with all of these tenanting opportunities, it would be realistic to expect to fill 
and sustain at least 75,000 to 100,000 square feet of retail space at the site, with a 
significant percentage – say, one-third to as much as one-half – devoted to food and 
beverage, perhaps one 20,000 to 25,000 square foot anchor (along with basic 
conveniences and services, particularly if it is a specialty grocer) and then, a modest 
collection of comparison goods retailers targeting the two primary sub-markets of Baby 
Boomers and 20-somethings. 
 
A close comparable would be Emory Point, in the Atlanta metro.  Sitting in the shadow 
of the similarly well-off, well-educated suburb (Decatur), at a stand-alone location but in 
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close proximity to both a university (Emory University) and other major employers (e.g. 
CDC headquarters), this mixed-use village center, developed by locally based Cousins 
Properties and opened in 2012, will contain a total of 122,000 square feet of retail space 
as well as 758 apartments upon completion of its Phase II this year, with a Phase III still 
to come.   
 
Emory Point’s retail mix, also devised with the intention of complementing a successful 
Downtown nearby (Decatur’s), is similar to the one envisioned above for the project.  
Phase II will be adding a 25,000 square foot Earth Fare specialty grocer as an anchor, but 
Phase I did not contain a primary traffic generator within its 80,000 square feet of retail 
space, save a 24-hour CVS.  Rather, its draw has been rooted largely in a cache of 
national and local dining chain-lets, with one, a new concept by an established Atlanta 
restaurateur, even receiving national attention.   
 
Meanwhile, all six of the shops that comprise the center’s modest (and anchor-less) 
offering of fashion retailers remain.  And while sales figures are not known, the interest 
from others, according to Cousins, has been “overwhelming” and partly spurred the 
decision to commence with Phase II.8  The balance between large national brands 
(LOFT, Francesca’s and Jos. A. Bank) and smaller chain-lets (i.e. Lizard Thicket, Fab’rik 
and American Threads) has been even, and will likely remain so in Phase II.   
 
VII. Broader Impact 
 
It is important to note at the outset that Main Street in Williamsville offers a number of 
compelling attributes as a retail location.  With an interchange on I-290 and as 
Amherst’s busiest east-west thoroughfare, the corridor boasts traffic counts of nearly 
45,000 cars per day, translating to superior visibility and access.9  Furthermore, it enjoys 
a positive brand in association with Amherst, which is not only a “choice” suburb within 
the MSA but also, unlike the others, one with a large employment base as well.   
 
Main Street also offers strong co-tenancy.  Its effective anchor, the still-expanding Tony 
Walker & Co., is probably the most upscale department store in Western New York, 
and headlines a mix of comparison goods retailers that also includes up-market brands 
like Talbots, Chico’s and Calico Corners as well as popular, independently-owned and 
operated boutiques such as Monarch, Blum’s Swimwear and Leelee.   
 
Moreover, the corridor’s current trajectory is a positive one.  The roster of high-caliber 
operators appears to be growing, with the recent arrivals of Alex and Ani, D’Avolio, 
Billybar and Moor Pat, and a number of the region’s leading developers are active there. 
In addition, the Village, with the leadership of the Mayor, has been moving aggressively 
to transform the high-volume arterial into a more pedestrian-friendly space as well as 
create a new public square centered on the iconic Water Mill property.   

																																																								
8	As	based	on	a	10/18/13	Curbed	Atlanta	blog	post	by	Josh	Green	entitled	“Is	Emory	Point	Poised	To	
Be	Atlanta’s	Next	Mini‐City?”.					
9	New	York	State	Department	of	Transportation	Traffic	Data	Viewer.	Retrieved	from	
https://www.dot.ny.gov/tdv.	2013.	



	 14

 
That said, the project certainly could compete with Williamsville for certain kinds of 
retail concepts and consumers.  Both locations will have been developed in the spirit of 
a walk-able, pedestrian scaled environment that typically supports smaller-format 
businesses.  
 
There will be distinguishing factors, however, that put the project at a competitive 
disadvantage vis-à-vis Williamsville when vying for tenants.  Most notably, with a history 
dating to the 1800’s, Main Street has had a “head start” of sorts, with the corridor 
firmly established as a commercial corridor, able to offer existing co-tenancy in the 
targeted categories and, as discussed above, presently enjoying some leasing momentum 
as well as local political support.   
 
Also, overall occupancy costs on the most “Main Street-like” stretch of Main Street – 
that with the historic, zero-setback building fabric – currently range from roughly $16 to 
$20 per square foot, whereas the site would currently bear at least the mid $20’s to 
low $30’s per square foot (i.e. a base of $17 to 25 per square foot plus NNN), as new 
construction built to modern specifications and tenanted with synergy and cross-traffic 
in mind tends not to be priced as affordably as stand-alone “second-generation” spaces.  
Williamsville, then, would, in this respect, remain the preferred option for the kinds of 
smaller independently owned and operated businesses that it most values.   
 
And even if certain tenants still prefer the project, there is some merit to the proverb 
that “a rising tide lifts all boats”.  With dining, for example, greater variety and selection 
often acts to expand the trade area and generate increasing returns to scale.  Savvy 
restaurateurs, then, are typically not afraid of competition; on the contrary, they usually 
welcome it.  Indeed, Bryan Bryndle was not worried about cannibalizing his Tabree 
Restaurant in Snyder when he opened Billybar in Williamsville, just five minutes away.   
 
In fact, many locally based entrepreneurs, particularly those in the food and beverage 
space, relish the opportunity to create, develop and/or operate different concepts, and 
actually derive some benefit from co-locating them within the same sub-market.  Take, 
as another example, Michael Shatzel: the impresario behind the new Moor Pat craft beer 
bar in Williamsville, he owns both Coles and Blue Monk, which sit less than a mile away 
from each other on Elmwood Avenue.   
 
Not only might an operator enjoying strong returns at the site be willing to consider 
another concept on Main Street, but also, such success would then be associated in the 
broader tenant community with the sub-market as a whole, boosting interest among 
other entrepreneurs in nearby districts as well, especially since the project itself is only 
going to contain a relatively modest amount of retail space, thereby limiting its ability to 
capture all of the spill-over.   
 
Finally, the project might offer the only opportunity in Amherst that certain operators 
would be willing to consider.  Larger-format retail anchors in particular might be quite 
wary of the kinds of complex, drawn-out redevelopment schemes that would likely be 
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necessary on Main Street in Williamsville in order to create suitably sized space (and 
sufficient off-street parking) that meets their various needs and specifications, especially 
in light of the hard line that the Village and/or the community might take on matters of 
site planning.   
 
In terms of the consumer, while he/she might at first be drawn to the novelty of the 
project, there is reason to believe that in the longer term, there would be sufficient 
demand to sustain both as healthy and vibrant business districts.  
 
Indeed, by considering the sub-market’s broader retail ecology and identifying the 
different roles that individual districts/centers might play within it, one is freed from the 
conventional zero-sum logic that typically underlies concerns about cannibalization, and 
can devise a retail mix for the project that would complement – or at least not compete 
directly with -- what already exists on Main Street in Williamsville.   
 
For example, the core customer on Main Street skews slightly older, reflecting 
Williamsville’s median age in the upper 40’s, and the Williamsville community clearly 
treasures the village’s and corridor’s historic character.  On the other hand, the site 
might be developed with a more current aesthetic and vibe, and tenanted with concepts 
– perhaps additional locations of successful operators from Elmwood Village or Hertel 
Avenue -- that would appeal to a somewhat younger demographic in its 20’s and 30’s.      
 
In keeping with this orientation, the project might also pitch itself to a greater extent to 
diverse sub-markets in its midst.  For instance, Main Street’s retail mix caters almost 
exclusively to mainstream tastes, yet 8% of the trade area is of Asian descent -- well 
above 3% for the MSA as a whole – and might desire a broader selection than what 
currently exists along Sheridan Drive (which itself might soon be displaced by Whole 
Foods-related redevelopment).   
 
In addition, the project might pursue categories that are currently leaking large volumes 
of sales and sub niches that do not already exist on Main Street. Examples might include, 
as discussed above, outdoor sporting goods or home furnishings and accessories.  
Meanwhile, it could forgo the active pursuit of more overtly up-market fashion concepts 
that cater to the well-off, 45-and-over shopper, thereby mooting a potential impediment 
to that cluster’s future expansion along the corridor.     
 
Obviously there is going to be some overlap: for instance, Main Street already contains 
offerings that also appeal to a younger demographic (e.g. Leelee, Alex and Ani), to a 
more contemporary sensibility (e.g. Billybar), to a diverse clientele (e.g. The Original 
Pancake House) and to an outdoor sports enthusiast (e.g. Old Orchard Fly Shop, JB’s 
Tennis Shop). In a system of private actors, however, this is unavoidable, and, some 
might say, desirable, ensuring the sort of ongoing reinvention and evolution that 
ultimately fortifies such districts in the face of changing habits and outside threats.   
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VIII. Conclusion & Findings   

- The project would provide both the Buffalo-Niagara MSA and Canada’s Niagara Region 
with its first true “town/village center” development, featuring a traditional two-sided, 
pedestrian-oriented retailing corridor lined with mixed-use buildings and functioning as a 
sort of community living room. 	

- The project would target a diverse range of consumer sub-markets, including residents 
of the primary trade area as well as nearby daytime workers; students, faculty and staff 
at University at Buffalo’s North Campus; visitors from Canada; and, for certain “niche” 
offerings, shoppers from across the metro.   	

- Given its “tweener” location between two established mall-anchored, strip-heavy 
shopping destinations with strong gravitational pull, the project’s anchoring would be 
unconventional and “niche"-driven, led by one or more of the following: an outdoor 
sporting goods purveyor, a local bookstore, a specialty grocer, a home goods retailer, a 
restaurant cluster as well as other non-traditional magnets, like, for instance, vendor 
markets or fashion truck “pods”.	

- It would be realistic to expect to fill and sustain at least 75,000 to 100,000 square feet 
of retail space at the site, with, say, one 20,000 to 25,000 square foot anchor; a 
significant percentage – one-third to as much as one-half – devoted to food and 
beverage; a modest collection of comparison goods stores narrowly targeting the 
specific lifestyles and psychographics of the core customer(s); and some basic 
conveniences servicing the on-site demand.    	

- In order to differentiate itself in the marketplace and compete for tenants in a 
“tweener” location, the retail component should as a general rule deemphasize large 
ubiquitous brands in favor of smaller national, regional and local “chain-lets” and multi-
concept operators (MCO’s) as well as select Canadian brands interested in growing 
their U.S. portfolios.   

- Not only, however, can Williamsville point to a number of compelling site attributes 
and competitive advantages as a retail location, but also, it would in many respects 
benefit from the project’s success: as just one example, its landlords and brokers could 
find themselves fielding more calls from (higher-caliber) leasing prospects. 	

Indeed, by considering the broader retail ecology and identifying the different roles that 
individual districts/centers might play within it, one is freed from the conventional zero-
sum logic that typically underlies such concerns, and can devise a tenant mix for the 
project that complements -- if not directly feeds -- the existing dynamic in Williamsville. 	
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