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THE NEED F O R  A COMPREHENSIVE PLAN 

Since World War I I,  suburban residentia l , commercial o:'ld indu�trial growth has been 
mav ing �teadi Iy outward from the Buffo lo� Nicg010 Fa l is Mel ropo I ilon AI eo into areas wh ich 
has heretofore been rural in nature . Wilhin Ihe lost five to ten years, this decentra l izCl ion has 
been felt in the rural areas of Niagara. Gene:.see ana Oriecn-s count ies Within the next +Wo 
decode�. sustoined pressures for growth will be felt in portion:. of Niagara Counly once for re·· 
moved irom the meior concentrations of development. The increming consumption at land in 
the County emphasizes the need lor land U�e pol icies that w i l l  lead to a more prudent employ­
ment of our land, water and natura l  re'Ources , particular ly' following the deve lopment 01 
reg ional ut i l ity system':i. 

The munkifXllity is fixed 10 the land . A mun ic i fXl l i�y 's only inherent possession is land 
and cerlain limited rights to regulate the u�e ot its land Land is the foundation of a munici-
po lity �s p,ysical , economic, and spiritual gr owth Mrsuse of the land can become a communI­
ty liabil ity for decade� to come. Si mi lar ly endul ing community assets can result from rhe wi;;e 
employment of land "i!., therefore. not only importanT but imperctive that the use of land be 
intelligently planned for the maximum benefit to the Town of Hartland 

Bu!.iness and industrial firms , a!. we l l  as indiv idual homeowners, are a l l  engaged in look­
ing Into the future from time to time in order to provide some drrection to their day�to rdoy oc-' 
tivities. Due to its size and limited flex i bi l ity , however. a community should think at least 
twenty years into the tuture . The Comprehensive Plan can provide ,his ins ight and d irection for 
anticipating and guiding development into the future yeors 

ADVANTAGES OF A COMPREHENSIVE PLAN 

A Comprehensive Plan for th e  Town of Niagara can he lp  guide cay··to·day activiries in 
the fol lowing waysl 

o By dealing with minor problems so that they do not become ma jor prOblems i n  
the long-range fu ture, 

o By making The most of recognized oPP'rtunities fN a better Town in the years 
ahead; 

----

o By being prepared thus limit ing the impact of changes which can be fOre if)en 
which will occur ,n the future, 

o By shaping new dC'velopment to fit the Town 's character and futvre needs, 

o By stobilizing publ ic and private investmenr va lues in land for fvtvre yeofs, and 

a By guiding both pub l ic and pr ivote action to save money, time and effort 

The shortp ronge and the long·range aim of ��'e Pi=.l is s imply to make the Town a better 
place in which to live . 
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EXISTING LAND USE ANALYSIS 

INTRODUCTION 

Before on analysis for the Comprehensive Plan can begin, an identification of 
existing uses of land within the Town must be made. Since a primary purpose of the Com­
prehensive Plan is the recommended designation of areas that can best support various types 
of additional urban development, on analysis or assessment of the growth that is presently 
in existence is necessary. The Comprehensive Plan will be effective only if developed from 
the existing patterns within the community and related to present trends, features and oppor­
tunities inherent within the Town. The pressures for more and more development are expected 
to be as great in the Town of Niagara as anywhere within the N iagara Frontier. I t  is there­
fore necessary to determine where the various types of growth should take place to provide 
the most economical l y, sociolly and physically desirable environment possible. 

To provide accurate, up-to-date information os bockground for the Land Use 
Analysis, a survey of lond use patterns was conducted by the consul tant in  September 1 970. 

This field survey recorded how each parcel of land within the Town of Niagara was utilized, 
regardless of property ownership. The results of the survey were d iscussed with the Town 
Planning Board after being grophically represented on a Town base map. The resulting map 
is called the Existing Land Use Map. Each land use was placed in one of nine categories 
or classifications which is discussed in a later section of this report. The classification 
system with i ts accompanying identification permits immediate visual analysis of the use 
and extent of such land use within any area of the Town. 

The Existing Land Use Map is one of the foremost tools in the planning process. 
It i l lustrates the existing activity centers, areas of potential development, physical problem 
areas and important land use relationships which must be considered in the anticipated future 
development of the Town. Because of rapid urban change in  the Town of Niagara, the 
Existing Land Use Map should be retained as a record and as on indicator for later versions 
of land use as to where growth initially occurred up through 1 970 for comparison of growth 
in later years. I t  is recommended that subsequent land use changes be continual ly  recorded 
(mapped) to keep the Existing Land Use Map information current. A transparent overlay 
p laced on top of the original map is suggested. 

LAND USE CLASSIFICATION 

As previously mentioned, each use recorded during the land use survey was classi­
fied into one of nine categories. By classifying the uses into general categorical breakdowns, 



a comparison can be made between various uses to determine the extent of development by 
each category. A further comparison will be made later in this report between a past land 
use survey and the present syrvey. The land use categories are as follows. 

Residential 

Single- and Two-Family - A residential building containing one or two dwelling 
units as the build's principal use. 

Multi-Family - A residential building containing three or more dwelling units as 
the principal use. 

Mobile Home Park - A group of two or more individual mobile homes on the same 
parcel. 

Commercial 

A parcel of land or building where goods and/or services are offered for sale to 
the public. Examples of this type of use include offices, banks, shopping centers, clinics, 
personal and repair services, retail trade establishments, motels and service stations. 

Industrial 

Land and structures used by private enterprise for the manufacture, fabrication, 
construction, storage and/or assembly of industrial products and material as well as the 
extraction or removal of natural resources from a site. 

Public and Quasi-Public 

Buildings and parcels of land which are used, owned and/or maintained by the 
State o r  Federal governments or the Town of Niagara for the general use of its residents. 
This classification includes schools, parks, military installations, * airports, fire stations, 

'and other Town buildings. Also included in this classification are institutional uses, i.e., 
parcels of land used by organizations which are generally open to the public, but some 
form of membership, association or affiliation is usually required. Examples include 
churches, cemeteries, fraternal and service organizations. 

*Falcon Manor, the Federal housing project on Tuscarora Rood, is included as multi-housing 
rather than as a military installation because of its use in computing land use quantities. 
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Undeveloped land 

land not directly used for, or by, urban development. 

Agricu ltural - That land and related structures and equipment used for crop pro­
duction and/or animal husbandry. 

Vacant - Includes water and land areas which are idle, not currently being used 
for any recognizable purpose. 

EXISTING LAND USE PATTERNS 

The Town of Niagara is located wifuin the northwestern corner of the Niagara 
Frontier. The Town is easterly of and adjacent to the C i ty of N iagara Falls and approxi­
mately ten mi les northwesterly of the City of Buffalo.  The Town is not uniformly populated, 
principal ly  because of the proximity of and access to Niagara Falls in the western half of 
the Town and the accompanying westerly, wel l -developed street system. The eastern ap­
proximately one-half of the Town is predominantly occupied by the Niagara Falls Inter­
national Airport and its accompanying mi l itary installations. Generally, the Town is 
intensively developed in  two areas, west of the west end of the International Airport 
south of lockport Rood, with the second area located i n  the west end of the Town, north 
of lockport Road and genera II y west of Mi l i tary Rood. 

The Town contains approximately 5, 660 acres of land, 54 percent or 3,060 acres 
of which are developed for urban uses. (See Table 1 . )  The remaining 2,599 acres (45 . 7  
percent) are used for agricultrual production or are unused. The majority of land unused 
for development occurs throughout the Town! with only l imited agricultural production. 
The northcentral and northeast areas of the Town are the principal remaining significant 
areas of crop production and rural environment. 

Residential Land 

Residential development in the Town accounts for approximately 780 acres of land, 
or 25 percent of the total developed area. These figures include a l l  forms of residences 
within the Town as single-family, two-family and apartments, including the housing in 
Falcon Manor on Tuscarora Road. It also includes houses that were under construction at 
the time of the field survey. 

There were three significant areas of new residentia l  growth identified within the 
Town at the time of the field survey, being located genera l ly  in the (a) southcentral orea, 
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between Mil itary Road and Porter Road; (b) the second in the westcentral portion, bounded 
by Mi l i tary, Packard, Haseley and Lockport Roads; and (c) the third area in the north­
central part of the Town, genera l ly  north of Lockport and east of Mi l i tary Roads, para l le l­
ing Grauer Road and Colonial Drive. A very l imited amount of multi-fami ly  apartment 
housing has been constructed thus for in the Town, to an extent of two percent of a l l  
developed land. This includes the new Inland Garden project presently under construction, 
and Falcon Manor, which is a special purpose housing installation. 

Commercial Land 

Commercial development has general ly  developed i n  two major areas, (a) on Hyde 
Park Boulevard, adjacent to the City of Niagara Falls; and (b) along Mil itary Road through­
out its ful l  length through the Town. Commercial development, to a much lesser degree, is 
located on Porter and Packard Roods. Commercial land uses account for almost ten percent 
(9. 7) of the total developed area of the Tawn, which is unusually high for a community in  
close proximity to a large metropolitan area and its shopping fac i l i ties. Port of the reason 
for this situation is the high number of new or near-new shopping plazas along Mi l i tary 
Road, most of which are relatively smal l ,  but numerous, and in unusual ly  c lose proximity 
to one another. There is evidence from a visual inspection of Mi l itary Road of at least 
three periods of development. The first period was dominated by a mixture of small houses 
and neighborhood-type shops, many probably operated as port of a residence; the second 
period saw the development of small, independent retai l  shops and service buildings, 
genera l ly  built close to the rood, with l i ttle control of vehicular access and minimal land 
designed for off-street parking. The third commercial developmental phase is taking place 
at present, with the design and construction of larger integrated shopping p lazas, with 
deep setbacks for large parking lots and control of access to the highway. Although the 
present system of plaza construction is superior to the two previous periods, access to one 
shopping center adjacent to another is difficult, especial l y  without left-hand turning lanes 
or other control devices. 

Indus tr i a I Land 

The Town of Niagara has on unusual ly  large amount of industrial land, partial l y  
due to the frequency and size of land areas devoted to electrical power transmission ease­
ments. Twenty-six percent of the total developed land area within the Town is devoted to 
a l l  forms of industrial land use, including both extensive uses, such as auto salvage yards, 
truck terminals, industrial waste and slog piles, to intensive uses, such as concrete and 
steel fabrication and other heavy industrial processes and products. Also included in the 
industrial classification is the rock quarrying operation in the northeastern part of the Town. 

Industrial development in the Town has been closely related to the City of Niagara 
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Falls for at least two reasons -- firstly, because of the availab i l i ty of transportation facili­
ties; and secondly, because of the dependency upon the C i ty as the principal source of 
labor supply. The extractive industry (quarrying) has developed at  the site of i ts resource 
from which the row product is shipped . With most of the other industrial uses in the Town, 
a finished product is shipped. 

Future industrial growth within the Town cannot be expected to take place to a 
similar degree to past growth, principa l ly  because of the lack of lorge contiguous trocts 
of open land. When the existing industries were origina l ly  located in the Town, develop­
oble land was abundant becouse of the l imited growth outside of Niagara Falls itself. 
Since that time, however, urban growth of residential, commercial and additional indus­
trial activities has covered approximately one-half of the Town's land area. The remaining 
one-half is in many relatively small scattered pieces, with diminishing major highway ac­
cess, except for an area west of Haseley Drive bordering both sides of Lockport Road. Both 
rail and highway access are available in this general location. 

Public and Quasi-Public Land 

In this classification are a l l  land areas, uses and parcels that are operQted by public 
agencies and genera l ly  private service organizations. The Town contains an unusual ly high 
percentage ( 1 7.3) of public and semi-public land, principally because of the location of 
the Niagara Falls International Airport within the Town. This faci l ity alone accounts for 
approximately eighty percent of the public and quasi-publ ic land area . A l l  other areas in­
cluded herein are scattered in relatively small parcels throughout the west half of the Town, 
in the form of churches, schools, cemeteries, fire stations and a l imited number of govern­
mental uses. 

Parks and Recreation Land 

Only a sma l l  percentage (2 . 7) of land area is devoted to park and recreation space 
within the Town for at least two reasons: ( 1 )  the close proximity of State and County recre­
ational areas, either within the Town of Niagara or relatively close by. No less than three 
State parks (Lower Niagara, Joseph Davis, and N iagara) and one County pork (Bond IS Lake) 
are within one-half houris driving time of the Town. A fourth large park (Reservoir) is par­
tially in the Town of Niagara. (2) The Town has grown at such a rapid rate that acquisition 
of major open spaces has not been possib le .  Several small parks are provided, general ly in  
the north and northcentral sections of the Town. 

Federal Insta l l ations 

Land directly uti l ized by the United States Air Force at the Niagara Falls Inter-
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notional Airport accounts for the majority of land in  Federal use. The New York State Air 
Notional Guard area, an a l l ied mi l i tary function, has been included in this classification . 
An area of approximatel y  24 acres uti l i zed by the U .  S. Army at the southwest corner of 
the International Airport has olso been inc luded in the classification of Federal instal lations. 

Street Rights-of-Way 

land used by street and highway rights-or-way accounts far almost 400 acres of 
land within the Town of Niagara, the largest single area af caurse being the Niagara Park­
way, which contains between 80-100 acres within its right-of-way. Al l  other major high­
ways hove a standard right-of-way width of four rods (66 feet). Minor streets have been 
computed at 50-foot rights-of-way. The majority of the Town's major streets and highwoy 
systems is an extension of a grid system d eveloped within the C i ty of Niagara Falls. As 
major streets were extended easterly, they were built as nearly with the same al ignment 
continuity as possible. Two important diagonals, Porter and Packard Roods, were built 
which converge within the Town of N iagara and have formed the Town's busiest intersection. 
The emerging radial or star-shaped major highway system within the Town permits rapid 
movement in  any direction through the Town, but at the same time creates acute angle 
intersections and some difficulties in land development. The area east of Mi l i tary Road 
and north of Packard Road tends toward a more typical street system and should therefore 
be somewhat easier to develop . Partial ly  because of the existing street system and par­
tial ly because of past development practices, future development west of the International 
Airport wi l l  be f i l l ing in presently sma l l  vacant land parcels which were passed over during 
earlier development. 

Undeveloped land 

Vacant and agricultural land comprise this c lassification and account for approxi­
mately 46 percent of the Town land area. Even though land may be very productive agri­
cU'l tural ly, for this study of urban development i t  is c lassified as undeveloped. As stated 
above, a large part of the remaining undeveloped land within the Town is in scattered 
parcels general ly  uniformly distributed throughout the western half of the Town. The 
northeastern quadrant of the Town of Niagara, i . e . ,  north of the International Airport 
and Lockport Rood, westerly to Military Rood, is predominantly agricultural . Its agri­
cultrual continuity is broken by the Grauer Road-Colonial Drive residential area, the 
Niagara Stone quarry and the Erie-lackawanna Railroad right-of-way. Nonetheless, 
this open area could eventual ly serve as the most completely planned and control led ur­
banized area within the Town because of the Town's ability to guide i ts growth from vacant 
land to total urban development. Whereas other areas within the Town have their future 
already destined, general ly, the northeast area can be molded by an overal l  plan . 

-6-

• 

, 

I , 



COMPARISON DATA 

Several years ago, the Erie-Niagara Counties Regional Planning Board and the 
Niagara Frontier Transportation Study made land use surveys of the Erie-Niagara Region, 
including the Town of Niagara. The 1 962 survey of the NFTS, Table 2, indicates that 
the Town has grown in residential land use by 276 acres -- from 507 to 783 acres, whi l e  
commercial development has increased by 95 acres. Industrial, quarry and transportation 
categories accounted for approximately 1 , 250 acres of land in  1 962, while the 1 970 classi­
fications of rights-oF-way and industrial land use, combined, account for 1 , 180 ocres. 
Undeveloped land was recorded as 3,28 1 acres in  1 962, wh i Ie the September 1970 survey 
shows 2, 600 ocres for the same uses -- a consummation of approximately 650 acres for new 
growth. * 

Geographically, the Erie-Niagara Counties study indicates growth to have oc­
curred in the industrial ized south and west sections of the Town, with principal growth in 
the residential areos in the central and northcentral Town areas. Commercial growth con­
tinued to be developed along both sides of Mi l i tary Rood. 

IMPLICATIONS FOR THE TOWN 

1 .  The Town of Niagara grew as a semi-industrial community, original ly  keep-
ing its own residents in the Town to work at local industrial plants. Since the advent of 
the automobile and greater employment opportunities in the Buffalo-Niagara Falls Metro­
politan Area, the Town has become, in port, a commuter community. 

2. The general ly  uniform lock of public sanitary sewers as well  as the wide 
avai lab i l i ty of water, good h ighway access and buildable land has caused urban develop­
ment to take place over a brood area and general ly in an indiscriminant pattern throughout 
the western half of the Town. Dispersed development, as opposed to concentrated develop­
ment, has created a vacant land pattern of relatively small detached parcels. Such parcels 
have their futures dictated because of adjacent existing land use and an existing street 
system that must be met and extended through new development. 

3. Past commercial and especia l ly  residential development has been constructed 
along existing streets and highways to the extent that in  several areas interior vacant land 
has nearly become landlocked, that is, access has become very l imited. If frequent access 
reservations are not made to interior land, such land becomes valueless for development or 
agricultural praduction. 

*Summory of land Use by Municipal ity; Source: Niagara Frontier Transportation Study, 
Erie-Niagara Counties Regional planning Board, 1967 
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LAND USE CONFLICTS 

o 

o 

o o 
o 

o 

o 

o 

mixed land uses creote conflicts between neighbors, 
local and through traffic, depress property values, 
and often contradict visual attractiveness. 

strip development destroys full util ization of block 
interiors, requires greater service costs. 



4 .  Although a significant amount of recent commercial development has been in 
the form of shopping plazas, with controlled highway access, too numerous h ighway-oriented 
business activities, especial ly on Mil itary Road, create driving hazards and confusion for the 
motorist. Mi l i tary Road should be redesigned to channelize traffic and future commercial 
activities should be required to have fewer access points and greater setbacks. Major streets 
that have not yet become commercial ized should be maintained wi thout commercial use per­
manently in some areas, or as long as possible in other areas. A need for additional commer­
cial development should be required by the Town of a prospective developer before perm ission 
to build is given. 

5. Post growth has, to a great extent, determined the future of development in  
the south and west sections of the Town. The northcentral and especially the northeastern 
sections sti l l  retain on undeveloped character. In these areas, the Town Planning Board has 
on opportunity to study and plan for the areals proper development, prior to the pressure of 
developmental proposals.  

Through the Townls continuing planning efforts, coupled with the Comprehensive 
Plan, tangible goals and objectives can be establ ished to help channel fuhJre growth into 
desirable patterns of density and land use. If development is planned, municipal fac i l i ties 
and services can be provided in location and quantity to serve the projected population with 
a minimum of expense. 
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Single- and Twa-Fami ly 

Multiple-Fami ly  

Commercial 

Industrial 

Public and Quasi-Public 

Federal Instal lations 

Parks and Recreation 

Street Rights-of-Way 

TOTAL DEVELOPED 

TOTAL UNDEVELOPED 

TOTAL LAND AREA 

TABLE I 

EXISTING LAND USE 
September 1970 

Town of Niagara 
Niagara County, New York 

Percent of 
Area in Acres Developed Land 

705.0 23. I 

78 . 4 2 .6  

295. 5 9 . 7  

790 . 0  26. 0  

527 .0  1 7. 3  

192. 2 6 . 3  

79.3 2. 7 

393. 2 1 2.3 

3,060.0 1 00.0 

2, 600.0 

5, 660.0 

- 1 0-

Percent of 
Total Land 

13.8 

5.3 

1 3.9 

9 . 3  

3 . 4  

1 . 4 

6 . 9  

55.0 

45. 0 

1 00.0  



l 

Residential 

Commercial 

Industrial 

Publ ic  and Quasi-Publi c  

Parks and Recreation 

Quarry 

Federal Installations 

Transportation 

Agriculture and Vacant 

TOTAL 

TABLE 2 

EXISTING LAND USE 
1962* 

Town of Niagara 
Niagara County, New York 

PERCENT OF DEVELOPED LAND 

Area in Acres 
, 

507 

201 

357 

74 

141 

208 

333 

698 

3,281 

5, 800 

43. 4  

*Erie-Niogoro Counties Regional Planning Boord-Niagara Frontier Transportation Study 
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PHYSICAL FEATURES 





PHYSICAL FEATURES 

INTRODUCTION 

The natural physical features that exist within the Niagara Frontier, and es­
pecial ly  within the Town of Niagaro, have helped to mold the character and growth 
patterns of the Town. These natural features include topography or the contour of the 
land; soil conditions and the varying abil ity of the soils to support urban development; 
soi l drainago characteristics which determine the need for mechanical drainage systems; 
and finally, the appearance of the Town created by its physicol Features, both natural 
and man-made. 

Since one of the objectives of the Comprehensive Plan, and particularly the 
Town's continuing planning program, is the identification, del ineation, and control of 
future develqpment areas, it is imperative that the natural features or characteristics of 
the Town be studied with respe�t to their capacity and desirabi l i ty for supporting urban­
ized development. This report provides a background analysis of physiographic COfldi­
tions which wi l l  be used during the preparation of the Land Use Pla!1, and zoning recom­
mendations in particular, to recommend Future development areas and policies. 

TOPOGRAPHY 

An analysis of the Town's topographic characteristics is on important concern 
in the planning process. The relatively minor differences in e levation are in part re­
sponsible for some of the problems of drainage within the Town and can have a direct 
bearing on the Town's abai l i ty to sustain additional development. The intensity of 
development which an area can support is closely related to the topographic relief of 
that community. Because of the relatively flat topography of the Town, which helps 
create natural drainage problems, it is the responsibility of the Town officials and the 
Town Planning Board to insure that land development is orderly, that the physical l imi­
tations of the Town are recognized, ond that the natural opportunities of the Town are 
util ized. 

In general, the Town is in the form of a large ridge, with slopes downward in 
each of two d irections. The area to the north of Packard Road and south of Lockport 
Rood encompasses the ridge l ine. The area to the south slopes toward the airport and 
Cayuga Creek, while the area to the north of the low ridge slopes gently toward Gi l l  
Creek and the City of Niagara Falls. As previously noted, there is very l i ttle natural 
grade difference throughout the Town, especial ly  in an east-west orientatio!1. Eleva-
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tionol differences are most obvious on Mil itary Road and in the northeastern part of the 
Town, in  the general vicinity of Tuscarora and lockport Roads where there is a differ­
ence in elevation of approximately 20 feet in a horizontal distance of 2, 000 feet (one 
percent). 

NATURAL DRAINAGE 

The natural drainage within a community controls the manner in which both 
storm and sanitary sewer systems wi l l  be designed, and i t  acts as natural service areas 
for these utilities. As a result, the natural drainage courses within the Town shou ld be 
inc luded in the basic analysis as one advantageous segment of the physical character­
istics of the Town. By retaining and protecting the natural drainage courses, storm 
runoff can be controlled with a minimum of expense . If such drainageways are not 
protected and are a l lowed to be altered or obliterated by urban development, flooding 
and widespread uncontrolled sheet runoff, which can damage broad areas, may result. 

The Town of Niagara fal l s  within the second of four distinct plain or eleva­
tional areas which are part of the physiography of the lake Ontario system. The four 
areas are the Ontario Plain, which is closest to lake Ontario; the Huron Plain; the 
Erie Plain; and the area farthest south, the Al legheny Plateau. Of these four, the 
Town of Niagara is located within the Huron Plain, which is characterized by an over­
age e levation of 580 to 640 feet. (The low point in the Town is approximately 570 feet 
above sea leve l . )  The ground elevation s lopes genera l ly  westward toward lake Ontario 
and the Niagara River at about one foot per mile which, because of the flat topography, 
causes natural drainage ineffectiveness in some areas. 

The Town general ly  is drained by two natural drainage systems, Gi l l  Creek in 
the northwest and Cayuga Creek in the southeast. Within these two major systems, both 
of which drain into the storm water system of the City of Niagara Falls, are smaller 
tributary drainage ditches, swales and some areas of storm sewers, such as in areas 
where the natura l drainage system is piped to cross under the Niagara Expressway and 
the newl y-approved Grau·er Road.  While flat topography and poorly-drained soils 
are genera l ly  characteristic of the Town, there appear to be only l imited areas where, 
under normal conditions, development is not feasible without elaborate mechanical 
drainage systems. One such area exists at the west end of the airport and another is 
near the southwest corner of the Town, where ponding and almost tota l ly  impermeable 
soils are located. 

Within the entire Town area, the development of storm sewers can be p lanned 
as overall units with major col l ection mains, just as is being done for the sanitary sewer 
system by the petitioning developer in accordance with the pre-determined Town sewer 
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plan . In a l l  drainage areas, streams and their tributaries must be protected to maintain 
and, where feasible, increase their natural water-carrying capacity. As new develop­
ment occurs, the amount of surface runoff wi I I  increase and the natural ground cover's 
ability to retain or detain runoff wi l l  be lost. As urban development occurs, natural 
stream courses,unless protected(become fil led with debris or are otherwise restricted by 
excessive grading or adjacent development to the extent that their carrying capacity 
is greatly reduced. It is therefore recommended that the Town of Niagara adhere to 
a policy of requiring adequate stream protection and storm runoff planning to be ac­
compl ished as one of the requirements for subdivision approva l .  For stream protection, 
it is s(Jggestea 'that,;the Town consider, acquisition through required dedication of 
drainage rights-of-woyor"easementsalong streams and major drainage areas. Required 
improvements and maintenance to such drainageways would thus be possible at a l l  times 
without encroachment into private property. 

Because of the rapid residential growth and a serious drainage deficiency in  
the northcentral section of the Town, including the area encompassed general l y  by 
Lockport Road, Tuscarora Rood, the north Town line, and G i l l  Creek on the west, a 
major storm sewer system has been proposed. This system consists of three separate major 
storm sewer trunk lines, one on Graur-Colonial Drive, one on Lockport Road, and the 
third on Divide Rood and Kay-Ellen Drive. A l l  three systems have outlets into G i l l  
Creek. This system, which is recommended to be phased, wi l l u ltimately provide drain­
age for approximately 800 acres of land, part of which is in the southcentral part of the 
Town of lewiston. This system is the second of two storm sewer systems proposed for the 
Town i n  the recent past. I n  both cases, the systems recommended are based upon present 
and future land use based on'present zoning districts. These districts undoubtedly  wi l l  
change during the course of the plonning program . It  is therefore suggested that the 
Town prepare a comprehensive storm sewer plan for the entire Town, to be based upon 
the goals and objectives of the Comprehensive Plan and the policies determined by the 
Town of Niagara . 

SOIL C HARACTERISTICS 

The analysis of soil characteristics is an important element in planning future 
urbanized areas . Traditional ly, soil surveys were utilized almost exclusively for agri­
cultural purposes, but with increasing urbanization and continued demands for land areas 
suitable for both agriculture and urban development, the use of soil surveys in determin­
ing future development patterns for the Town becomes important. Based on soil character­
istics and conditions, land areas can be categorized according to their development 
capabi l i ties. Through soils analysis, data on drainage and suitability for various types 
of urban development related to each soil type's abi l i ty to support development can be 
identified. 
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Soi l  Survey 

The soils of Niagara County were surveyed and interpretations recently made by 
the U .  S .  Department of Agriculture, Soi l Conservat ion Service. Detai led soils maps 
were prepared on aerial photographs. Within the Town of Niagara , there are ten major 
soi l s ,  most of which exhibit problems of wetness and permeabil ity . 

Graphic evaluation of the suitabi l i ty of the various soils for urban develop­
ment has been mode in the land Capabi lities Mop. Major emphasis in creating the map 
was p laced on the permeabi l ity of the various soils to permit proper drainage, not only 
of septic tank effluent, but storm water runoff as well. Only minor emphasis was 
p laced on topographic considerations because of the relatively flat contour throughout 
the Town. 

An interpretation of the soils data prepared by the Soil Conservation Service 
for Niagara County reveals why

1
individual septic system sani tary waste facilities are 

not recommended for the Town. Septic systems require good soil permeabi l i ty, Le. ,  
the rate at which water can infiltrate the surface and continue down through the sub­
stratum to depths of five feet or more. less permeable soils must have an expanded 
leaching area, dependent in  area upon their degree of impermeab i l ity. Soils in the 
Tov!n of Niagara exh ibit poor to very poor permeability characteristics . As shown 
in  the land Capabi l i ties Map, only a l imited area in  the vicinity of lockport Rood, 
Haseley Drive, Mil ler Road, and a small area east of Tuscarora Road can be termed 
primary development areas . The majority of the Town falls within the poor capab i l i ty 
areas, because of poor drainage capabi l ity coupled with a natural l y  high water table .  
Areas shown as having a secondary capab i l i ty for sustaining urban development have 
soils characteristics similar to those soils which are included in the poor category but 
have a s l ightly lesser tendency toward ponding of storm water runoff due to soil satura­
tion. 

1 Development potential for the soils of Niagara has been mopped for interpretation 
through the use of soils characteristics overlaid on aerial photos by the Soil Conser­
vation Service in their technical manual entitled, "Uses of Soils for Community 
Development and Recreational Use." Evaluation is made of each soil type based 
upon engineering data pertaining to the performance of septic tanks; homesitesj 
streets and parking lotsj picnic and recreation areas for extensive and intensive use; 
underground utility installation; golf courses and lawns. Data is presented on the 
basis of the estimated degree of l im i ting soil properties. Soi l s  were rated as having 
severe, moderate or l ight l imitations, as shown on Table 3. A composite of these 
l imitations was mode and converted into the development capabi l ity as described 
above. 
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TABLE 3 

GENERALIZED SOIL LIMITATIONS 
TOWN OF NIAGARA 

N iagara County 1 New York 

Underground DisfX>sal of Homesite Streets and Extensive Intensive 
Soil Uti lities Septic Effluent Locations Park ing Lots Recreation Recreation 

Prim02:.,. 

Hi lton (o)(c) S l ight Severe Moderate Moderate S l ight Moderate 

Cayuga and 
Coze-novia (o)(c) Moderate Severe Moderate Moderate - S l ight Severe 

Secondarr. 
Ovid (b)(c) Moderate Severe Severe Severe Moderate Severe 

Chu,chv i l l e  (b)(c) Moderate Severe Severe Severe Moderate Severe 

Odesso (b)(c) Moderate Severe Severe Severe Moderate Severe 

Poo, 

Lokemont (c)(d) Severe Severe Severe Severe Severe Severe 

Fondo (c)(d) Severe Severe Severe Severe Severe Severe 

Modo lin (c)(d) Severe Severe Severe Severe Severe Severe 

Conondoiguo (c)( d) Severe Severe Severe Severe Severe Severe 

LEGEND: Major Soi l  Limitations 

(0) Seasona I high water table 1 1/2 - 2' be low surface 
( b) Season a I high water table 1/2 - l' be low surface 
( c) Moderately slow to s low permeabi l ity 
( d) Prolonged high water table and ponding . 

Source:  United States Deportment of Agriculture I Soi l  Conservation Service , Niagara County I New York . 

lawns Agricu Iture 

S l ight Suitable 

SI  ight Suitable 

Moderate Suitable 

Moderate Suitable 

Moderate Suitable 

Severe limited 

Severe limited 

Severe Limited 

Severe Limited 



2 

Because of the confl ict which frequently arises between traditional agricul­
tural interests and advancing urban development interestsl a policy should be con­
sidered which would clearly define the Town's future development objectives. It is  
recommended that the Town consider a policy of development only in those areas 
where adequate drainage and sewer systems are available or are included in the de­
velopment plans. This would tend to complete development in the areas already 
developing, where uti l i ties are in or are planned . land presently in agricultural 
use could be encouraged to remain agricultural until needed for development, es­
pecially the farmed land in 'the eastern section of the Town. Such consol idation of 
urban development can aid the Town by reducing the short-range necessity for costly 
community fac i l i ties, e . g ' l  parks I trunk sewers and the l ike.  Coordination of a l l  
sani tary sewage p-raposals should be made with the County's camprehensive sewerage 
study of 1970 . 2 

PERCEPTUAL ASPECTS 

Aesthetics and perceptive observations of the Town of Niagaral or for any 
community, are basical l y  subjective and personal according to the viewer . Nonethe­
lessl certain visual feahJres within the Town are significant and noteworthy for their 
value in creating future visual characteristics since such characteristics frequently 
are the lasting impressions made upon a visi tor to the Town. It is the intent of this 
section of the Physical Features Report to encourage the reader to look aT the Town. 
The ability to see the Town critical l y  and to appreciate its good and bad appearance 
does not come natura l ly  but must be acquired, just as music or art appreciation are 
learned. The abil ity to look at and appreciate the Town can be satisfying at one point 
and can equal ly be disturbing because of the discovery of one or more poor visual im­
pressions of the Town. Such disturbances are healthy because they help create a 
cl imate for community improvement. 

At the present timel the Town of Niagaral as many urban fringe communities, 
portrays two distinct characters . The northwest and south sections show dynamic com ... 
mercia I and industrial vitalitYI as wel l  as wel l -developed residential activity. The 
northeastern quadrant, in appositionl retains a significant rural environment. Because 
of the great openness of the International Airport in  partl open land or sparsel y  ·de­
veloped land extends as for south as Porter Road, thus encompassing a major portion 
of the east half of the Town . Because of the low level of urban development in these 
areas, adequate development contro ls, including appearance of proposed develop­
ment, shou ld be considered to preserve and enhance the Town's visual character. 

Many people, especia l ly  commuters, know the Town of Niagara only from 
their view from the Niagara Expressway. It is not wholly a pleasing view. Commer­
cia I land whi ch backs up to the Expressway is for the most part fronting on Mi I i tory Road. 
Its l ocation and use is convenient to the residents of the Town and the C i ty of Niagara 

2 Report on Comprehensive Sewerage StudYI Greeley & Hansen , Engineers, Apri l l  1970. 
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Fal l s  and is logical in location. Its appearance, however, is in some instances attr.:ac­
tive to neither Mi l i tary Rood nor the Expressway. Storage in the rear of commercial 
bui ldings and the view of industrial waste and a junkyard are major e lements which fall 
within the driver's sightline. This creates a sharp contrast to the broad, neatly-main­
tained right-of-way which borders the Expressway in part to provide a scenic charocter 
to the highway. On M l itary Rood, the visual impression could greatly be improved by 
maintaining deeper building setbacks, less frequent access to the Rood by commerc ial 
uses, a reduction in the number of advertising structures and signs. Redesign of the 
Road to adequately provide for increasing traffic, as wel l as the incorporation of street 
trees and other landscape features to enhance the commercial character of Mi l i tary 
Road should be considered by both the Town and the Stote of New York during the 
proposed redevelopment of Mi l itary Road. 

In considering the opportunities and problems of aesthetic qualities of the 
Town, there are two areas of particular concern, especia l ly  in regard to the long-range 
future of the Town. The stone quarry to the west of Tuscarora Rood represents an in­
tensive industrial operation that has a predeterminable l ife span based on the exhaustion 
of the natural resource. When quarrying stops, rehab i l i tation of the quarried-out area 
should be required. 

Quarry rehabi l i tation may toke the form of a landfi l l  site for inorganic waste 
materials, e . g . ,  construction waste or those industrial wastes now piled adiacent to 
the Expressway or for other wastes, or as a sanitary landfi l l  site which would require 
greater core in operation. As another a l ternative, the quarry, properly sealed, could 
oct as a reservoir for industrial use principa l ly  because of its proximity to the railroad, 
or as an ultimate use, consideration should be given to rehabi l i tation of the quarry as 
a recreational water body, after partial fi l l ing had taken place. I n  this event, the 
nearl y  vertical walls should be reshaped to a more useful and less dangerous slope. 

Because of the increasing pressures for urban land in the Town which wi l l  un­
doubtedly soon surround the location of the quarry, it is essential for the Town to con­
sider the future of quarrying. The characteristics of quarrying operation, e . g . ,  use of 
explosives, dust, industrial traffic and effect on the water table must be weighed against 
the value of the industry to the community in employment and tax revenue production as 
wel l  as the need for the product, in determining the desirab i l ity of quarrying to Niagara. 

The other area of concern is that of the visual impact created by the electrical 
transmission l ines that cross the Town of Niagara in several east-west and north-south 
locations. I t  is strongly recommended that ultimately a practical method be found to placL 
high voltage lines beneath the ground . At such tim�, the existing power eosemenh can 
become fi ngers of greenways through some of our mos t densel y developed urban areas . 
Until that time, aboveground transmission l ines must be reluctantly accepted . The ac­
ceptance innowayshould be construed as a permanently acceptable  solution, but rather 
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should be understood by both the community and the power authorities as a w i l l ingness 
on the part of the community to cooperate in the continuing search for the mechanical 
technology necessary to place al l  future power transmission lines underground. Until 
such timet the frequency of the metal towers should be questioned in regard to the 
absolute necessity of their numerous locations and their physical appearance. It is 
suggested that future installations be considered from the standpoint of visual appear­
ance within the Town as well  as to the consumption of otherwise developable land. 
If future transmissions across the Town are necessary, the design of the support towers 
should be re-examined toward a less obtrusive appearance and the location and number 
of towers considered to provide the least disruptive a l ignment and appearance as possible. 

IMPLICATIONS FOR �LAt\lNING 

o The location of the Town of Niagara i n  the Huron Plain p laces it in c lose 
proximity to Lake Ontario in an intermediate area of elevation. Topo­
graphicallYt the Town is of very l imited slopet general ly  between 0 and 1 
foot per 100 feett permitting uncompl icated construction in a l l  areas of 
the Town. Because of a lack of elevation, natural drainage is, however, 
a construction and developmental problemt especially i n  the central and 
northcentral sections of the Town. 

o Soil conditions within the Town are not genera l l y  compatible with urban 
development because of a natural l y  high water table and general l y  im­
permeable soi l s .  Ponding and the creation of wet areas are especial l y  
problematic during the winter and early spring when storm water runoff 
is most common. Al though soil conditions indicate large areas that should 
not be built on because of poor soil permeabi l i tYt the demand for develop­
ment space becomes an overriding factor. It is imperative that on such 
landt sanitary sewer and storm water systems be required as prerequisites 
to subdivision development , coordinated with County plans. 

a The Town of Niagara presently has two visual characteristicst one of an 
intensely developing urban area, and one of semi-rural developmentt un­
related to its urban neighbor. Intense development has created many 
visual problems which are not apparent in the eastern section of the Town. 
Guidance of development and methods of regulation should be considered 
to avoid the problems inherent in the western section of the Town, es­
pecially in the vicinity of commercial uses along Military Road and i n  
the industrialized area in the northwest corner of the Townt west o f  the 
Expressway. 
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CIRCULATION AND TRANSPORTATION 

INTRODUCTION 

Throughout the history of civi l i zation, the circulation and transportation systems, 
i . e . ,  the streets, highways and means of travel ,  have shaped the community·s land pattern, 
character, and economic development. Today, the street system determines how a com­
munity grows . Because of its importance, the overal l  pattern and character of the com­
munity circulation system are of primary concern in planning future development within 
the community. To a great extent, growth and development in the Town of Niagara is 
influenced by access to the Ci ties of Niogora Falls and Buffolo and their accompanying 
employment and commercial centers, and by the adequacy of the local transportation 
systems to meet existing and future user demands. 

This study examines local circulation patterns and problems in the Town of Niagara, 
the conditions and capacities of local streets, and the impact of regional highways and 
transportation faci l ities, as information was available. Further, the repart investigatj:!s 
such factors as road functions, traffic volumes, rood a l ignments, accident locations and 
other physical characteristics necessary for analysis of the circulation and transportation 
systems for preparation of the Comprehensive Plan. 

REGIONAL CIRCULATION PATTERN 

An understanding of the regional transportation system is of great importance to 
the Town in many ways . The suitabi l ity and effectiveness of the regional system has a 
decided impact upon the location and extent of future growth within the Town .  Any 
proposed expansion or improvement wi l l a l ter not only the local planning program and 
objectives of the Comprehensive Plan, but possibly the entire pattern of development, 
depending upon the enormity of the change . In on area as dynamic as the Niagara Fron­
tier, such change is possible and therefore must be token into account in planning for 
future growth. Close coordination with local, county, state and regional agencies con­
cerned with transportation planning wi l l  enhance the future effectiveness of the total 
circulation system . 

The accompanying mop entitled "Regional location" shows the significant traffic­
ways which relate to the circulation system of th� Town of Niagara. I t  is  apparent that 
many regional fac i l i ties indirectly affect access to and from the Town, with several of 
these highways passing through the Town itself. 
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H ighway Transportation 

The major east-west traffic arterial of the state, the Governor Thomas E .  Dewey 
Thruway ( Interstate 90) passes approximate ly fifteen miles to the south of the Town of 
Niagara as it approaches the City of Buffa lo from the east. Intersecting with the Thru-
way is theYoungmann Highway, and further. �north, the Niagara Expressway ( I-190L which 
passes directly through the Town of Niagara. Two interchanges on the Expressway connect 
with local traffic, one at Packard Road (CR 82), and the second further north at Witmer 
Raad (NYS 3 1 ) .  A third interchange with Pine Avenue (US 62) occurs adjacent to th� south 
corporate limit. The Pine Avenue interchange serves as access to the south side of the 
Town and to downtown Niagara Fal ls .  Traffic volumes, as recorded by the New York State 
Department of Transportation, show average annual daily traffic (AADT) counts of 13, 73 1  
and 14, 1 49 just south of the Pine Street interchange in 1970 and 1967, respectively, whi le 
a count of 1 1 , 1 72 was recorded approximately one mile south of the Packard Road inter­
change in 1967. In each area, the traffic volume is well below the Niagara Expressway's 
carrying capacity. This means that the Expressway is functioning properly and can handle 
increased future traffic .  The condition of the limited access, dual pavement highway is 
excellent and a lack of conflicting traffic movements reduces travel time between the 
Town, Grand Island, the City of Buffalo, and paints south and east to a minimum for safe 
travel .  

Access through the Tawn of Niagara on principal arterials is greater in an east­
west direction than north-south. The lockport Road (CR 6), Saunders Settlemenf.-Witmer 
Road (NYS 3 1 ), Packard Road (CR 82) and Porter Road (NYS 1 82) general l y  hove east­
west a l ignments, while only Mil itary Road (NYS 265) and the Niagara Expressway (1-1 90) 
have continuous north-south a l ignments. This is due in large port because of the traditional 
access to the City of Niagara Falls and because of the location and east-west extent of the 
Niagara Falls International Airport. Severol local streets carry north-south traffic. Of 
the east-west roads, Lockport Road is the most heavi ly traveled, according to the Deport­
ment of Transportation. 

The Niagara Frontier Transportation Study, which was initiated in its present form 
in the early 1 9601s and published in 1 966, analyzed the transportation needs of Erie and 
Niagara Counties . In addition to the existing highway network, the study proposes plans 
for the construction of the fol lowing new h ighways: 

o The Aurora Expressway presently under construction is to be a l imited-access 
expressway connecting New York State Route 16  just outside the Town of 
Wales with the Thruway in West Seneca . This highway wi l l  provide improved 
access to Buffalo from the center of Erie County and such Towns as Hol land, 
Colden, Wales, Aurora, Elmo, Mar i l la, and West Seneca. 
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The Southern Expresswo) 
wh ich is under construction 
from the Thruway ot We�' 
Seneca to Orchard Park 
and in the design stage 
from Orchard Park to 
Springvil le, wil l run in 
a north-south direction 
through the central port 
of Erie County. When 
completed, this Express­
way wil l replace U .  S .  
Route 2 1 9  as the major 
carrier of regional traffic 
through the Towns of Cot 
cord and Boston. Furthel 
more, it may ease the 
traffic burden on U . S .  
Rou te 62 i n  Homburg one 
Lackawanna and New York 
State Route 'f77 in Orchc J 
Park and West Seneca. 

The Outer Expressway, 
which is sti l l  primarily ir 
the proposal stage, wi l l  
run in  a loop from Niego I 

Falls through Depew and 
lancaster and join the 
Governor Thomas E .  De.... y 
Thruway south of Lancast,- .'. 
This l im ited-access h ighway, 
when completed, wi l l  ea 
traffic throughout the 
Buffa lo-Lackawanna -North 
Tonawanda complex by p -
viding a much-needed b}"i- J55 

o The Lockport Expressway, which is primari ly in the proposal stage, wi l l  connec 
central Niagara County to Interstate 290 and the Outer Expressway. This 
l imited-access h ighway wi l l  reduce travel time from Lockport and central 
Niagara County to the Buffalo area, Service to the proposed University of 
Buffalo campus in Amherst is to be built by 1 975, to Niagara County by 1978, 
and to Route 3 1  between 1980 and 1985. 
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o The lancaster Expressway, which is in the proposal stage, wi l l  connect the 
Governor Thomas E. Dewey Thruway near the intersection of the Thruway 
and Interstate Route 190 and U. S .  Route 20 south of lancaster. This 
limited-access highway wi l l  ease traffic on U .  S. Route 20 by providing 
a bypass of lancaster. 

o The lake Ontario-State Parkway, which is primarily in the proposal state, 
wi l l  connect the northern tip of the Robert Moses Parkway with Rochester 
and be bui lt along the shore of lake Ontario u l timately to Toronto. Con­
struction eastwardly could begin by 1972 to Orleans County line by 1976. 

o Western New York Jetport; studies wi l l  be completed in the near future for 
the Erie-Niagara region by the NFTA. At present, no information is avai l­
able about the recommended sites. The nine-county study, including a l l  of 
western New York, has been divided into a two-county study for Erie and 
Niagara Counties, and the remaining seven counties under a separate study. 
The combined nine-county study wi l l  be used by the Deportment of Transpor­
tation to select a single site. Partial evaluation is being made at the present 
time. Information made available during the course of preparation of the 
Comprehensive Plan wi l l  be used in determining the final Plan. 

Air Transportation 

The growth of private air travel in this country during the past two decades for trans­
portation, business and recreational purposes has been tremendous. Correspondingly, there 
has been on increased demand for airport faci l i ties to serve this need. Erie and Niagara 
Counties are served primari ly by the commerc ial airline faci l ities at the Buffalo International 
Airport, with a "back-up" airport at Niagara Falls International Airport. Shown in Table 4 
are the figures on passengers, fl ights, and freight tonnage handled by these fac i l ities over 
the past few years. 

1 962 
1965 
1966 
1 967 
1968 
1969 
1975 

TABLE 4 
AIRPORT OPERATIONS 

Buffalo International Niagara Falls International 
Passengers Flights Freight Tonnage Passengers Flights Freight Tonnage 

498, 400 1 1 0, 600 7, 000 NA NA NA 
NA NA NA 3, 800 48 NA 
NA NA NA 3, 544 95 NA 

882, 900 147, 800 1 1 , 500 2 1 , 806 208 NA 
2 , 1 67, 1 15 NA 2 1 , 1 23 1 0 1 , 633 487 NA 
2 , 258,269 NA 24 ,558 33, 1 86 200 NA 
4,373,000 47, 800 
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These figures show a 3-'year increase of 155* percent in the number of passengers 
using the Buffalo airport, 37 percent in the number of fl ights handled in Buffalo, while 
freight tonnage increased by 64 percent. The Niagara Falls Airport since 1965 has in­
creased the number of passengers handled by over 2, 500 percent, wh i le  the number of 
flights has increased by 600 percent. Most of the increase here has been the resul t  of 
the naming of the Facility as on alternate airport for the Buffalo area. I t  can be seen 
that both passenger and air freight services are available for Niagara and are increasing 
rapidly. 

Proposals for a new western New York airport are be ing mode by various studies. 
Although the present airports and possible future airports could increase the accessibi l i ty 
of the Town to other areas of the country, air transportation is l ikely to have limited 
impact on future growth and development throughout the entire Town, in that there is 
l i ttle experience to support air-oriented growth away from any major airport fac i l i ty .  

Rai I Transportation 

The importance of rail transportation for passengers has declined in recent years. 
The convenience provided by the New York Thruway, the Robert Moses Parkway and 
other regional highways has reduced the attractiveness of the railroad for such service 
in the area . In much the same manner, the railroads have felt increasing competition 
from the trucking industry in the movement of Freight traffic. As mentioned previously, 
there are many roads in the development stage and with the construction of these, rai I 
passenger service wil l  have even stiffer competition. The Buffalo Metropol i tan Region 
is served by the Baltimore & OhiO, Erie-lackawanna, lehigh Volley, Penn Central and 
the Toronto, Hamilton and Buffalo.  The Penn Central and the Toronto, Hami l ton and 
Buffa lo provide passenger service to the area. The Penn Central offers New York­
Chicago service, and the TH & B offers connections with Canadian Railways. lehigh 
Vol ley provides freight service in the Buffalo and Niagara Falls Metropol i tan areas, 
whi l e  the Town of Niagara is served by the Erie-lackawanna and Penn Central trackage, 
with freight service available at the Erie Terminal on Haseley Road. 

According to the Niagara Frontier Transportation Study published in  1 966, 75 
person-trips were recorded for District 60 of that study, which included port of the City 
of Niagara Falls and al l  of the Town of Niagara. I t  is  expected that a l l  75 railroad and 
plane passengers originated in the City as roi l  passengers or in the City and Town as air 
trips . 

Approximately 64 acres of land within the Town are devoted to rail rights-of-way 
and freight terminal yards. The Penn Central track location through the Town traverses 
approximately one and one-half mi les of residential land use before it reaches the easterly 
industrial section east of relocated lockport Road. Residential development, especia l ly  
along Joanne Circle, extends close to the right-oF-way but abuts in  the rear yards. The 

*Passengers: 
F I ;  ght" 

1 967 thcough 1 969 
1 962 through 1 967 
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rear yard area provides a buffer to the tracks and lessens the otherwise incompatibility 
of the tracks. I t  is anticipated that deeply-buffered residential development w i l l  con­
tinue and that no additional trackage wi l l  be bui l t  west of Mi l ler Drive. East of Mi l ler 
Drive, consideration wi l l  be given to the desirabi l i ty of increased industrial development, 
which may require additional spur trackage. 

Bus Transportation 

Bus service to the Town of Niagara is presently provided by three bus l ines, the 
Niagara Falls Transportation Company, the Niagara Falls Coach lines, and the Twin 
Cities Transit Corporation. Of the three, only the Niagara Falls Transportation Company 
is municipal ly owned and operated. I t  is the only line of the three to provide extensive 
service within the Town . The Niagara Falls Coach Lines makes two trips per day on a 
flexible schedule. A fourth service available to the Town but almost exclusively used for 
tourism is the Niagara Falls Scenic bus service. This service operates genera l l y  during 
the tourist season on demand and provides service for the N iagara Falls International Airport. 

A three-port study on mass transportation is presentl y being prepared by a trartsportotion 
consultant to the Niagara Frontier Transportation Authority, relating in  part to bus service 
in the Town of Niagara as well as to the Erie-Niagara Region. Recommendations of the 
mass transi t  report are expected to be made to the Niagara Frontier Transportation Authority 
(NFTA) within the near future in preliminary form . In preparing the report, difficul ty was 
experienced in gathering ridership data in the City and in the Town of Niagara . I t  was 
also found that bus service to the Town was 9f minimal quality. 

According to the Niagara Frontier Transportation Study, patronage on buses dropped 
from 103, 760, 000 revenue passengers in 1 930 to 55,278, 000 in 1962 and to approximatel y 
47 m i l l ion in 1963 with a s l ight increase to 50 m i l l ion in 1966. In the NFTS. study, it was 
found that high residential densities were needed to sustain bus service. In areas where 
there were 80, 000 persons per square mi le  or approximately 125 fami l ies per acre, there 
were 200, 000 seat m i les* of bus service . When the number of persons per residential ac;re 
(density) dropped to approximately 1 5  fami l ies, the bus ridership dropped to below 5, 000 
seat m i les which becomes an uneconomic level for present transi t  fac i l ities. In the Town 
of Niagara where existing residential densities range between three and four fami l ies per 
acre, mass transit systems are unlikely to be provided, except at major commercial areas 
such as Mil i·tory Road. Unless plans are made to the contrary during the preparation of the 
Comprehensive Plan, the Plan wi l l  assume that the automobi le  wi l l  continue to be the major 
method of transportation for the Town during the planning period of 1970-1990. 

*Seat mi les is the number of miles a bus with a given number of seats travels; example -­
I m i l e  with 46 seats, 46 seat mi les 
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Wa terwa y T ransporta ti on 

Port activity at the Port of Buffa lo has no direct influence on the Town of Niagara, 
except for the employment it may provide to some Town residents. Of greater importance 
to the Town is the proposed Al l -American Canal which has been proposed by the Corps of 
Engi neers to be built from Lake Niagara due south to the Niagara River through the Town 
of Wheatfield to the river on the southwest side of North Tonawanda . If the Canal were 
bui I t on the westernmost of three a I ternoti ve routes as present I y proposed and as shown on 
the i l lustration, it would pass through the easternmost l imits of the Town of Lewiston and 
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Canal has been proposed on several oc­
casions in the past to provide on American 
waterway of larger capacity than that 
presently al lowable by the Weiland Canal 
in the Province of Ontario, Canada . 
Longer lock space and a cupocity to 
handle larger ships recently being built 
for Great Lakes use would be served by 
the proposed Conal which could not pass 
through the present Canadian cana l .  
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The impact of the Conal upon the 
Town of Niagara wou ld  be i n  the form of 
(1) a source of employment for the i ndus­
trial uses suggested by the Corps of Engin-
eers for the Lewiston harbor area and any 

industrial growth which would occur at the south end in North Tonawanda. The steep slopes 
of the Canal wou ld normal l y  not lend themselves to i ndustrial development along the Cana l Is 
north-south course; (2) the Canal would present a major physical barrier to eastward growth 
from the Town in that only one or two major east-west roads wou ld remain open and be 
bridged over the Canal; (3) other changes would undoubtedly occur which would necessitate 
majer changes in the Comprehensive Plan i f  the Canal becomes a reality. Because of the 
present apparent uncertainty of the proposal's l ikelihood of implementation during the plan­
ning period, the planning program wi l l  assume that the Canol and the accompanying express­
way as visualized by the Regional Planning Board w i l l  not be constructed. I f  conditions 
change significantly during the course of Plan preparation, such change wi l l  be token into 
account. 
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LOCAL CIRCULATION PATTERNS 

The basic purpose of any rood system is to provide for the movement of goods and 
people into a community and the means by which people and goods move around within 
the community from one activity to another. In addition, streets serve other important 
purposes. They provide access to property ,abutting the public right-oF-way, serve as 
open space between buildings to provide l ight and air, may serve as storage space for 
automobi les, and may odd to or detract from the visual appearance of the community. 
Because streets and roads are expensive to build and maintain, they are seldom relocated 
or altered once they are improved. Poor circulation planning can resul t  in: increased 
potential for traffic accidents, lower property values along the street right-of-way, 
higher maintenance costs, and a misuse of otherwise valuable land areas. 

The New York Stote Department of Transportation has developed a functional 
highway c lassification system which has been applied to the Town of Niagara whereby 
each road is c lassified according to the function i t  serves. Each road i n  the Town has 
been classified as an interstate, a principal arterial street, a minor arterial street, a 
col lector, or a local street. 

Interstate (limited Access Highway) 

A highly specialized, dual pavement, grade-separated system of highways carry­
ing high-speed traffi c  between the major urban centers of the nation or of the state. 
Induded in this clas�ification is the Niagara Expressway, the only l imited access highway 
traversing the Town. Three access points occur within the Town. 

The Expressway is the responsibility of the state and has l i ttle direct ossociation 
with the small municipalities or local circulation system. The Expressway does, however, 
have severo I effects on the Town beside that of a major traffic artery. With the excep­
tion of the overpasses, the highway is a physical barrier, a border which genera l ly  separ­
ates the industrial part of the Town from the commercial and residential sections. 

Arterials 

An entire system of thoroughfares has been designated for the State by the New 
York State Department of Transportation. This is a network of roads connecting popula­
tion centers of over three thousand persons by the shortest practical route, each urban 
center not being a terminal for one of the thoroughfares or arterials. 

Included in the c lassification of orterials, which for the purposes of this study wi l l  
include both primary and minor arterials as identified by the Department of Transportation 
are the following: 
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Primary arterials include Packard Road; lockport Road, east of Mi l ler Drive; Mi l i­
tary Road, north to Packard Road; Tuscarora Road, south of lockport; and Witmer Road. 
The minor arterials include Porter; Third Avenue; Mil itary Road, north of Packard; and 
lockport Road, west of Miller Drive. 

Since the primary function of the arterial is to move traffic in large volumes and 
at relatively high speeds, it is essential to assure the least amount of friction. Every 
effort should be made to control development along the frontage to provide for the safe 
and efficient movement of traffi c .  Where future intensive uses are proposed along arter­
ials, provision should be made for adequate setback requirements, sufficient off-street 
parking, and for means of controlled ingress and egress, to fac i l i tate the smooth flow of 
traffic. There are many areas throughout the Town where development has not occurred 
to the extent that strip development cannot be discouraged. I t  should be understood 
that the practices that encourage the continuation of strip roadside development wi l l  in 
the future be very harmful to the Town's long-range goals and objectives. 

Collector Roads 

Col lector roads provide connections to the arterial system. Additional collectors 
should be spaced at intervals consistent with future population density in order to collect 
traffic from local streets within the newly-forming residential areas. 

Based on the definition above and the classification of the New York State De­
partment of Transportation and the Niagara County Department of Highways, the following 
roads and streets have been designated as collectors: Tuscarora Rood, north of lockport 
Rood; Tuscarora Rood, south of Porter Rood; Mil ler Drive, north of Lockport Rood. The 
consul tant has added two other streets that have become prominent in the recent past' 
Grauer Road and Colonial Drive complex and Woodland Road. 

These roods form what may be considered the "backbone" of the existing circula­
tion system and wi l l  be of major importance to the future growth of the Town. The function 
of such roads is to carry traffic from the dispersed residential areas to the arterial system or 
to the local traffic generators such as schools, churches and shopping centers. 

Local Streets 

Al though several of the remaining streets in the Town of Niagara perform more than 
one function, they can genera l ly  be classified together as minor or local streets. These 
serve essentia l ly  to provide access to the individual lots which abut them. local roods 
have the lowest volume function within the street system classification and should be able 
to handle the least amount of traffic and may be in the poorest state of general repair of 
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the system . In the Town of Niagara, most of the local roads have an adequate capacity 
and are paved . Several local streets in the northwest corner of the Town are unimproved 
because of the very minor residential use or because they are used for industrial traffic 
which requires only a low grade road improvement. Representative of this group are 
Pennsylvania, Delaware and James Avenues, west of the Expressway. 

Implications of the Functional H ighway C lassification System 

An establ ished functional physical h ierarchy of roads is a basic fundamental of 
any road system. The recognition that different streets must perform separate and inde­
pendent functions is essential . Without the functional separation of streets allowing the 
routing and regulation of traffic, the efficiencies and economies of a circulation system 
cannot be realized. Paving width, depth of road base, thickness of paving, curb and 
gutter designs, intersection designs, street l ighting, and other physical features may be 
varied according to road function. In  addition, types of land uses, setbacks, and other 
standards of development may be varied for roadside properties i n  accordance with road 
types . 

Local planning for adequate circulation fac i l ities should be oriented toward the 
achievement of the objectives outlined above. The table on the fol l owing page presents 
recommended development standards for arterials, coll ectors, and local roods, the three 
rood c lasses for which the Town could conceivably hold a l l  or partial responsibi l i ty .  The 
cross-section accompanying the table is not i ntended to specify a particular pattern but 
serves as on aid to the table representing a conceptual ization of the recommendations and 
indicating in greater detail how they may be consistent with the adapted standards for 
roadway and right-of-way widths. The Niagara County Deportment of Highways should be 
asked to help the Town set highwayengineering standardsand createthe functiona l system . 

TRAFFIC VOLUMES 

The capacity of any rood to carry traffic is determined by the physical character 
of the road, by traffic regulations and by the type of adjacent land use. The capacity of 
a road may be increased physical ly  by widening the road to provide extra lones; by separ­
ating lanes of traffic traveling in opposite directions by d ividers; by improving pavement 
conditions, sight distance, grades and curvatures and by reducing the amount and frequency 
of points of access to the roadway. Regulatory devices can i ncrease the capacity of a high­
way. Such devices may include restrictions on turning movements, on-street parking, the 
direction of traffic (one-way movements), and commercial vehicles. I n  order to increase 
traffic volumes and reduce overa l l  traffic problems, both physical and regulatory improve­
ments should be investigated . 
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TABLE § 
RECOMMENDED STREET DEVELOPMENT STANDARDS 

Town of N iagara 

Arterials Col lectors Local -
A. MOVING TRAffiC LANES 

Number 4 2 2 
Width 44' - 48' 36' 24' 

B .  PARKING LANES 
Number None 2' 
Paved Width 6 '  

C .  IMPROVED SHOULDERS 
Improved Width (both) 16 '  - 20'* 16 '  - 20'* None 
Curb and Gutter Required Yes Yes Yes 

D .  LANDSCAPING AND UTILITY 
SPACE (both) 32' - 36' 1 2 '  - 14' lOr - 1 2 '  

E .  PEDESTRIAN WALK AREA (both) 20' 10 '  8 '  - la '  

TOTAL R IGHT-Of-WAY 1 20' 80' 60' 

'" Improved shoulders and parking lanes may be substi tuted for each other depending on the function of the indi­
vidual road. 'If..: o . 
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Throughout the Town troffic volumes are general ly well below the design capacity 
of the streets computed by the New York State Department of Transportation, with the ex­
ception of Mi l i tary Road from the City, on the south, to somewhere north of Pletcher's 
Corners. Mi l i tary Road traffic design hour volume of 460 is wel l  under its adjusted rated 
capacity of 780 north of Witmer Road, indicating that the commercial  traffic south of 
Witmer is the couse of congestion, especia l ly in the K-Mart and Grant Plaza areas . Other 
Annual Average Daily Traffic (AADT) counts in the Town indicate excellent volume to 
capacity relationships. The Expressway, as described previously, is presently using less 
than half of its rated capacity of 2, 280 and therefore wi l l  continue to serve adequately 
for the foreseeable future . Traffic counts an Porter Road taken in 1 966 (7, 286) and 1968 
(6, 1 97) indicate relatively stable traffic .  Witmer Rood (NYS 3 1 )  east of the Niagara 
Expressway and west of Mi l i tary Road has a 1970 count of 7, 764 (AADT) which indicates 
a substantial i ncrease from the 1 969 count af 6, 000. However, with a design hour count 
al most thirty percent below its rated capacity, i t  is not overused. 

Traffic counts recorded by the Niagara County Department of Highways for County 
roads indicate on increase in  traffic on Packard Road (CR 82) from 1957 of 4, 273 to 6, 1 80 
in  1969. Traffic on Lockport Road (CR 6) had a recorded 24-hour count of 1 , 398 which 
increased to 7,587 as recorded in 1 969. A traffic volume count of 4, 1 33 was recorded on 
Third Avenue (CR 1 1 5) in 1 970, indicating i ts relative i mportance as an artery connecting 
the Town with the City of N iagara Fal l s .  The counts enumerated should be considered 
comparatively with other roads in the Town, rather than as absolute figures. Temporary 
or unique condi tions can cause rapid changes in traffic counts, thus indicating a distorted 
condition. 

Other col lector and local traffic volumes are relatively low and do not present 
any major problems at this time. This should not be construed, however, that there are 
no local circulation problems within the Town. These problems are discussed in the next 
section of this report. 

Future Traffic 

The fol lowing traffic projections (assignments) have been mode by the New York 
State Department of Transportation for the major streets and h ighways in the Town of 
Niagara , for the year 1995, five years beyond the terminal Comprehensive Plan year of 
1990 . 
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Nome From To 1995 MDT' 
--

Route 3 1  Niagara Expressway 
( 1-90) Mi l itary Road 6,840 
Mil itary Road M i l ler Rood 5 ,040 

Pine Ave . ( N .  Y. 62) Packord Road Niagara Expressway 9,300 

I\>,te, Rood ( N .  Y .  1 82) Packard Road Wil liams Avenue 15 ,000 

Niagara Expressway 
( 1- 190) Witmer Road Packc:rd Road 28,200 

Packard Road Pine Avenue 28,200 

Mi l itary Road lockJXlrt Road Packard Road 7, 100 
Packard Road Pine Avenue 12,700 

Packard Road Pine Avenue Niagara Expressway 7,850 
Niagara Expressway Mi l  itary Road 28,700 
Mil itary Road Porter Road 23 ,000 
Porter Road lock port Road 16,540 

lock p:!rt Road Hyde Pa,k Blvd. Military Road 3 ,430 
Mil itary Road Mi I ler Road 5 ,820 
Mil ler Road Packard Road 5 ,020 
Packard Road Tuscarora Road 10,900 

LOCAL C I RCULATION CONDITIONS 

The p,ysical condition of the streets and the layout and design of streets are 
often instrumenta l in determining the annual outlay of public funds which must be ex­
pended for street maintenance . The smooth flow of traffic as we l l  as the speed at which 
it can move is affected by the condition of a street IS underlying bed, shoulders , drainage 
and surface treatment . A survey was conducted by the consultant in September 1970 to 
ascertain the condition of a l l  public streets in the Town. The results of this survey are 
inc luded in the fol lowing text summariz.ing the problems and conflict points which were 
identified during the survey. 
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To determine street condition, the consultant graded each public street and road 
in the Town with the exception of the Niagara Expressway on a scale of excellent through 
poor. A classification of excellent was given for new or nearly new roads which had a 
wide pavement of concrete or asphaltic concrete in  good repair, with an eas i ly  visible 
al ignment without sharp curves or unexpected driving situations. A rating of good indi­
cated an older road, but of similar qualities to a road graded as excel lent. Apparent 
regular maintenance of road surface and shoulder area was considered . A fair rating 
genera l l y  could be described as fair to poor, meaning principal ly  that the road surface 
needed maintenance, that the pavement may be narrow or otherwise inadequate, or that 
the a l ignment was very bad. A designation of poor was given to roads with very poor, 
unmaintained surface or only gravel surface. Poor occurred only in a sma l l  area of the 
northwest industrial corner of the Town. The following table indicates the number of 
m i les of each classification found by the consultant. 

Exce l lent 
14 .4  

TABLE 6 
STREET CONDITION (MILES) 

Good 
"'l2:7 

Fair 
2 . 6  

Poor 
-y 

From the tobie, i t  can be seen that 37 mi les (92 percent) of a total of approxi­
mately 40 miles of public streets, excluding the Expressway, are in excellent to good 
condition and capable  ot continuing good service. Narrow pavements. a diagonal arterial 
street system, and poorly-defined ribbon commercial land uses created the greatest traffic 
problems and points of conflict. Specific problems are described below: 

1 .  The most significant area of traffic problems i n  the Town of Niagara centers 
around Mil i tary Road. This road carries the highest average daily traffic 
of any srreet in  the Town with the exception of the Niagara Expressway. 
It is the only street which has a volume greater than its capacity. There 
are no less than two major problems combining to create traffic congestion 
on Mi l i tary Road : ( 1 )  Originally, this road was developed residential ly 
but through years of uncontrol led conversions, i t  has evolved as a commer­
cial strip. Many of the commercial ly converted properties retain the pre­
existing residential front and side yard setbacks which do not allow for ade­
quate off-street parking. These numerous commercial uses each have vir­
tua l l y  uncontrolled access to the public street which makes each entrance 
or undefined parking area a potential point of confl ict.  (2) The second 
major problem involves the roadway itself, particu larly relating to its 
narrow pavement in the vicinity of the greatest commercial activity centers. 
Although the road is as wide as many other Town arteries, Mi l i tary Road1s 
narrow shoulder space creates the image of a pavement narrower than i t  
actua l ly  is, but nonetheless does affect the flow of traffic . A lack of 
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sufficient shoulder means that Ihrough traffic must stack up behind any cor 
making a left turn movement. Left turn movements as wel l  as normal traffic 
movements become especially difficult during bad weather because of the 
lack of shoulder space . A recent review of auto accidents within the Town 
during the First nine manths af 1 970 tends to bear this out. As an example, 
twenty of the twenty-eight personal injury accidents occurred on Mi l i tary 
Road through September 1 970. Similar d isproportionately high statistical 
counts were found for personal domage accidents, according to the Police 
Deportment, in the Mi l itary Rood area os opposed to the rest of the Town. 

2 .  A traffic confl ict was noted during the survey involving numerous streets 
which intersect at l ess than right angles with other streets. This was found 
where arterial street:; connected with other arterials, e . g . ,  the intersection 
of Packard Road with the Lockport Rood and where the old and new Lockport 
Roads join. These acute angle intersections are especial ly numerous along 
Mil itary Rood . Examples aie Fourth Avenue, Woodside Place, Ralph Court 
and a l l  of the streets from Isherwood Drive northward to Witmer Rood, west 
of Mi l i tary Road. A good example of how norma l ly  acute angle streets 
can intersect 'with major streets properly can be seen i n  Veteran Heights. 
Only three streets intersect with Mi l i tary Rood, and each i n tersects at 
right angles, thus giving the driver good vision in both directions. 

3 .  The Town has o n  abundance of streets that are dead end. Most of these 
streets are relatively new. Potentially, they wi l l  be continued from their 
present terminal points in the future .  At present, however, they are long 
and end with no provision for public turnaround. It must be anticipated, 
then, that the abutting private property owners wi l l  permit a motorist to 
turn on his property. This is undesirable, particularly in spring and fa l l  
when the earth is soft, for both the property owner and the driver. Such 
dead end streets, such as Creekside, Edgewood, Theresa and Mayle Court, 
are especially objectionable for public service maintenance vehicles during 
snow removal and trash collection. It is recommended that a turnaround of 
adequate size to serve a l l  public service vehicles be required in a l l  new 
streets and that existing dead end streets be en larged to permit turning 
within public property. 

4. In certain areas of the Town, e . g . ,  the residential area bounded by Lock­
port Road and Hyde Park Boulevard and Rhode Island Avenue, narrow resi­
dential lots do not permit adequate off-street parking. This lack of off­
street space requires residents to park i n  the already narrow streets, thereby 
creating additional congestion and safety hazards for resident children who 
frequently run into the street from between parking cars. Similar high den­
sity residential areas should not be permitted wi thout adequate off-street 
parking provisions of no less than l-T/2 parking spaces per dwelling unit. 
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5 .  A significant deficiency i n  the Town's rood system is the lock of shoulders 
on many roadways. Shoulders have a definite bearing on the rood's capa­
city to corry traffic, provide emergency stopping areas, and give lateral 
support to the road's pavement. Officials recommend that highways i n  
rural areas have al l -weather shoulders. Eight to ten feet has general ly  
been accepted as an adequate width . 

6 .  Most of  the roads in  the Town lack any form of curb or gutter. Curbs and 
gutters act as safety barriers for properties facing the highway or street. 
Curbing, concrete gutters or rolled curbs and gutters combined give a 
crisp definition to the roadway, improving its appearance and making 
cleaning and maintenance an easier task. Roads without curbs and/or 
gutters are acceptable in rural areas, but in areas developing as rapidly 
as the Town of Niagara, some form of curb and/or gutter would be bene­
ficial to new residential areas 

7. To insure smooth, safe, and efficient flow of traffic where the street is 
offset at an intersection, the offset should be not less than 150 feet. A 
good "T" intersection, i .  e . ,  one that is offset at least 1 50 feet, can re­
duce accidents as it reduces the potential number of conflict points. 
Where cross-traffic is possible, the four-way intersection is more desirable 
when properl y-:controlled as i t  permits a flow of traffic without zig-zag 
or jog movements, Examples of this can be found throughout the Town, 
particularly where local streets cross Mi l itary Road. 

IMPLICATIONS FOR PLANNING 

Analysis of the regional and local circulation patterns and systems within the Town 
of Niagara have mode a number of factors apparent which should be considered in the de­
velopment of future planning objectives. The following points serve to summarize the 
findings of this report. 

o While there wi l l  undoubtedly be increased uti l ization of mass transportation 
faci l i ties and systems in the future for the Buffalo-Niagara Falls Metropol itan 
area, it seems most likely that the Town wi l l  remain dependent upon private 
vehicular traffic for the localized movement of people ond goods . 

o The principal arterial street system within the Town is wel l defined as i t  
presently serves a l l  areas of the Town, including those areas remaining to 
be developed . I t  is not anticipated that additional principal arterials wi l l  
be  needed under present land use patterns. Limited additional collector 
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streets may be necessary to be provided in areas not yet developed. This 
is expected in the northeast quadrant of the Town. I t  is recommended that 
an Official Map be adopted which would reserve proposed major street 
rights-oF-way. 

o Al l  of the streets in the Town are presently operating at traFfic volumes 
below their rated capacities, except Mi l i tary Road . This road is operating 
up to approximatel y  fiFty percent above rated capacity and is badly con­
gested during major shopping periods. A study is being conducted by the 
New York State Department of Transportation toward the possible widening 
and channelization of Mi l i tary Road in conjunction with major sewer con­
struction. It is recommended that the Town require stringent site plan re­
view of a l l  proposed new construction directly relating to or on Mi l i tary 
Road to insure Future efficient use of the highway i n  conjunction with the 
Comprehensive Plan of the Town, the County, and the Erie-Niagara Region. 

o To improve the efficiency of the Town's street system, the establishment 
and adoption of a functional highway classification system is recommended. 
Goals and standards for new road design should be formulated to correspond 
with the particular function of the street. Similar standards for engineering 
and construction should also be created within the functional system, fol­
lowing standards set up by the Town and the Niagara County Department of 
Highways. Most future streets w i l l  be local subdivision streets. Al though 
such streets are privately designed and built, the Town Planning Board, 
through careful subdivision review, w i l l  create the efficiency and design 
of the future Town street system through its recommendations to the Town 
.Board. 

o I ncreasing pressures for strip commercial development wi l l  be experienced 
along Mil itary, Lockport, Porter and Packard Roads. Concerted effort 
should be made by the Planning Board to insure that future development 
along these arteries is coordinated with the Comprehensive Plan and that 
adequate means of ingress and egress, off-street parking, and other design 
features to enable a saFe and efficient movement of traffic are assured . 
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Air Transportation Related to the Town of Niagara 

At the presentl two studies are being completed regarding new and/or expanded 
airport faci l i ties for western New York. InitiallYI one study was completed for the City 
of N iagara Falls in which the C ity's municipal airport was examined to determine its 
feasibi l i ty for increased future use. This study, completed by an air transportation con­
sultant for the City, recommended the airport's expansion as a master transportation 
center. Since the Bloomquist Associates study, the airport was sold to the Niagara 
Frontier Transportation Authority. The Authority, with the Regional Planning Board 
and the New York State Department of Transportation, ini tiated a second study. This 
study, which is presently near completion, was divided intQ two parts -- a two-county 
study involving Erie and Niagara Countiesl and a seven-county study encompassing the 
remainder of western New York. The two ports are being coordinated with each other 
and with other transportational systems in the planning stage for the regions involved. 

Because of the social, political and economic implications involved with the 
two-part study, l ittle information is presently available from the participating agencies 
or their consul tants . In i tial recommendations wi l l  be made In the near future to the 
agencies involved as well as to other concerned agencies before a final report or recom­
mendation is made to the municipalities. Before final recommendations can be made, it 
wi l l  be necessary for the State and/or other sponsoring agency(s} to have "afforded the 
opportunity for public hearings for purposes of considering the economic, social and 
environmental effectsof the airport location, and its consistency with the �als and ob­
jectives of such urban planning as has been carried out by the community. If 

Because iriformatiorr is not presently avai lable, planning considerations that must 
be token into account during the airport planning stages w i l l  be discussed herein. As 
information becomes available regarding the recommendations for the existing Niagara 
Falls International Airport or about a proposed new site, possibly in the Towns of Pendle­
ton and Wheatfieldl the information wi l l  be considered in further development of the 
Town's Comprehensive Plan. 

The need for additional airport space can be thoroughly documentedl as a national 
growth of a irway use since World War 11 has been phonomenal .  Between 1960 and 1 965, 
a i r  passenger service increased from 56. 6  m i l l ion to 82.5 m i l lion revenue passengers, an 
increase of 45 percentl or 5 m i l l ion passengers per year. I t  is expected by 1975 that 
revenue passenger load wi l l  increase to 130 m i l l ion -- about 2-1/2 times the 1 960 leve l .  
The following table i l lustrates � forecast by the Federal Aviation Administration for the 
Buffalo-Niagara Falls airports. 

1 Section 16(d}(1), Airport ond Airwoy Development Act of 1971 (P. L. 91 -258) 
2 Aviation Demond and Airport Faci l i ty Requirement Forecasts for Medium Air Transpor­

tation Hubs through 1980, Federal Aviation Administration, January 1 9691 U .  S .  
Deportment of Commerce 
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TABLE 7 
FORECAST Of AIRPORT AVIATION ACTIVITY, 1970-1 9BO 2 .  

Buffalo-Niagara Falls Hub 

Actual Activity Forecasts 
Airport Aviation Activity FY 1965 1970 1 975 1980 

Aircraft Operations (000) 
1 .  Total Operations 304 573 773 1 , 039 

a .  Itinerant Operations 1 49 263 378 512  
(1) Sched. Air  Carrier 60 82 1 1 2  152 
(2) General Aviation 75 165 248 339 
(3) Mi l i tary 14  16  1 8  21 

b .  local Operations 155 3 10  395 527 
( 1 )  General Aviation 139 289 374 503 
(2) Mi l i tary 1 6  2 1  21 24 

Enplaned Passengers (000) 
T h :Total:; eassengers 737 1 , 445 2, 273 3, 600 
2. Sched. Air Carrier 654 1 , 266 1 , 983 3, 1 64 

a .  Domestic 654 1 , 266 1, 983 3, 164 
b. International 

3. General Aviation 83 1 79 290 436 
Enplaned Air Cargo - Torts,t (000) 9 1 5  25 40 

From the table, it can be seen that in the Niagara Frontier alone, enplaning passen­
ger traffic wi l l  increase from 737, 000 in 1 965 to 3, 600, 000 in 1 980, on anticipated in­
crease of approx imately 2 . 8  m i l l ion passengers during the twenty-year period, 'Or 140, 000 
additional per year. Air cargo wil l  increase from 9, 000 tons in 1 965 to 40,000 tons in 
1980, on increase of 340 percent. 

Because of the increased demand just cited, no less than seven major airport sites 
are needed by 1 976 to serve the growing metropol i tan population of the nation. The 
Buffalo-Niagara Falls area is one of the critical areas for increasing domestic and inter­
national air traffic .  The on-going study by the Niagara Frontier Transportation Authority 
and the Deportment of Transportation wi l l  determine whether (1) a new air transportation 
terminal is needed or whether existing faci l ities should be expanded into a coordinated 
two-system fac i l i ty (Buffalo and N iagara Falls); (2) if a new fac i l i ty is needed, where 
should it be located and concurrently what happens to the existing fac i l i ties; and (3) what 
impact would the various al ternatives have on the communities. 

Of primary importance rl11the nilie-county air faci l ities study wi l l  be the analysis of 
how compatibi l i ty of the recommended al ternative faci l i ties can be achieved with the 
exi3ting and planned land uses in the proposed airport 's proximity. Paramoun t  emphasis 
wi l l  be placed on minimizing the effects of the airport on i ts surroundings ond upon mini-
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mizing the restrictions necessary to place on airport operations because of surrounding 
development. 

If the present study indicates that air activities are to be increased at the Niagara 
Falls International Airport, the development of the Comprehensive Pion wi l l  be guided by 
the following: 

1 .  Land use in the innermost sections of the approach zone should be re­
stricted to open uses, where possible, to serve as buffer area to minimize 
crash damage and reduce impact of noise. 

2 .  Encourage uses nearest to airport b y  uses not sensitive to additional noise. 

3 .  Encourage uses where activity i s  not subject to noise. 

4 .  Encourage uses which are a l l ied to the air transportation industry to lo­
cate near the airport. 

Within the framework of the guidel ines noted above, various uses, activities and 
industries would be recommended to fit the desired characteristics for the approach zones . 
Such uses suitable to the Town of Niagara might include: 

Natural Air Corridor Uses 

Swamps and for areas subject to flooding 
Rivers, lakes and streams 

Open Land Uses 

Forests 
Cemeteries 
Agricultural uses (nurseries, sod) 
Golf courses 
Recreation areas* 

Remarks 

West end of main runway 
A l l  American Conal (proposed) 

*Intensive outdoor recreation 
faci l i ties, e . g . ,  playgrounds, 
outdoor theatres, racetracks, 
etc . ,  are not suitable for air­
port approach area. 

I nherently Noisy Activities Not Greatly Affected by Airport ProximHy 

Metal fabrication, chemicals, machinery operations 
Lumber yards and wood fabrication 
Trucking terminals and repair; warehousing and distributive industry 
Railroad yards; transit faci l ities and maintenance 
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Indoor Uses Which Can Be Protected by Sound Proofing 

Requires c losed windows and adequate interior venti lation or air conditioning 
be provided 

Office buildings, electronic equipment centers 
Manufacturing, fabrication 
Some commercial activities, wholesale especia l ly  

Airport-A l l ied Uses 

Firms and businesses that may rely on a ircraft to transport their personnel or 
products or may be engaged in aircraft-related industry 

Aircraft sales and service, including flying schools, research and 
testing faci l ities 

Aircraft manufacture, whole ar parts 
Air freight terminals 
Truck, rail and transit terminals and a l l ied services 
Warehousing and distributive centers 
Mi l i tary air faci l i ties 
Auto storage areaSi parking; new car storage 
Airport-oriented personal services: restaurants, motels, hotels, hel i ­

ports 

Anticipated Changes 

As activity at the Niagara Falls International Airport increases, as a significantly 
enlarged intercontinental air terminal or as a principal terminal only until a new facility 
is constructed, changes wi l l  take place. For major airports, as much as ten years is needed 
to p l ace them in operation. During that period, existing fac i l ities wil l  be used, perhaps 
with the removal of general aviation faci l i ties to permit temporary expansion of the existing 
air faci l i ty. If the N iagara Falls International Airport is enlarged, additional main runway 
space wi l l  undoubtedly be needed as wel l  as additional terminal activities space, and 
poss ib ly  air cargo space . As plans for the new or expanded foci l ity needs ore mode known, 
such plans can be coordinated in the Comprehensive Plan. 
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MILITARY ROAD STUDY 





INTRODUCTION 

Since the beginning of mankind, people hove been dependent upon one another 
to provide many of their daily necessities. This dependence has increased as simple 
modes of conveyance have been replaced gradua l ly by more modern means of trans­
portation which enable people and goods to move from one area to another faster and 
more effic iently. Today, a l l  parts of our country and most of the world are l inked 
together by a highly developed transportation network . This network is one of the 
primary reasons for our unprecedented standard of l iving . 

Transportation ways in the form of urban h ighways are vital to any community; 
w i thout a functional transportation system, l ife in our cities, vi l lages, and towns wou ld 
be much different than it is at the present time . Almost a I I  of our early settlements 
grew as a result of the existence of turnpike, railroad, and water transportation net­
works. The Town of Niagara exemplifies this fact with its prox imity by street and 
h ighway to the City of Niagara Fa l l s .  By far the greatest effect on the soc ia l and 
economic characteristics of the Town of Niagara has been the development of its 
modern highway network . The high-speed expressway l inking parts of the country 
are the paths for interstate commerce, industry and a multitude of transportation 
needs . 

The automobi le has given our society an unparalleled degree of mobi l i ty .  
Today, a majority of workers i n  01 1  but the largest c ities are dependent upon the private 
automobile for transportation to work . The majority of workers live in the Town and 
other suburbs and travel into Niagara Falls or to other areas of employment .  This 
separation of place of work and place of residence has been mode possible by the 
automobi l e .  In addition, the purchasing habits of most Americans have also been 
changed by the automobile as people no longer mind trave l l ing considerable dis-
tances to obtain the qua lity or quantity of products they demand . To cater to the 
automobile and the new "suoorban way of l ife " ,  shopping centers and drive - in 
establishments have proven to be a new American custom . The automobile has a lso 
been a prime foetor in the rapid increase in land values as the acessibi l ity from one 
location to another is improved.  This new way of l ife characterizes the rapid urban-­
ization of Mil itary Rood. 

The number of automobiles has increased at such a rapid pace that lies ides 
the benefits and conven iences, they have created many new problems . Mi l i tary Road, 
w i thin the Town of Niagara was originally designed to carry light volumes of traffic 
at relatively low speeds . Such arteries are now inadequate to serve the demands of 
modern motor vehicle traffic . 

Because of the rapid growth of mixed residential and commerc ial development 
of Mil itary Road, fol lowing World War I I  coupled with the dramatic increase in auto­
mobile ownership, the Rood has become inadequate for its present capac ity . Because 
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the congestion is not a lways caused by an inordinate number of veh icles, but by the un­
control led design of highway land uses, the following study relating to highway condi­
tions and adjacent land use has been prepared . The study is based on the assumption 
that if ingress, egress, turning movements and land use can be contro l le d ,  proper traffic 
flow can be provided . Additiona l ly ,  however, if nothing is done to alter access to the 
h ighway by future development concurrent with highway rehabilitation, the problems that 
ore inherent a long Military Rood today wi l l  reoccur in the future . Our major interest in 
this study is not in  h ighway desig n ,  but in how land use can coordinate with a suggested 
reconstruction of the rood . 

History 

Mi l itary Rood is so named because of its importance as a Mi l i tary h ighway 
during the late eighteenth and early nineteenth centuries. Mil itary Road connected 
no less than two of four forts stretching along the N iogara River from Fort Tompkins 
at Buffa lo to Fort Niagara , just north of the Vil lage of Youngstown . 

The fur trade and the strategic advantage of the mouth of the Niagara River 
brought early importance and settlement to the Niagara Frontier . Pol itica l l y  the area 
had been important since it was first settled, but mi l i tarily became an issue during 
the French and Indian War of 1755 . At that time 0 struggle was mounted by the 
British to wrest the Niagara Portage ot  Lewiston form the Fre'1ch . A l l  supplies for 
the French forts as fas as Fort Duquesne were supplied by material moving ocross 
the Niagara Portage . Destruction of this route of provisions was the aim of the 
British by their successfu l attack on Fort Niagara in July, 1759 . 

Later, Pontiac's War touched Fort Niagara and the Niagara Frontier a l­
though this conflict was centered west of the Frontier . During the American Revol­
ution, Fort Niagara housed thousands of British troops and a group of Loya lists known 
as Butler IS Rangers . 

The last major war to strike the Niagara Frontier came in 1 8 1 2  at which time 
six major battles were fought. By this time, people had settled along the N iagara 
River and mil itary raids for provender were common . It was during this period that 
Mil itary Road through the Town become important. Troop movements between Fort 
Tompkins in Buffa lo, Schlosser in Niagara Fa l ls ,  Gray in Lewiston and Fort Niagara 
become common . Beside the four American forts, there were two British forts, Erie 
and George, directly across the River . Raids across the shal low reaches of the Niagara 
became common , between 18 12  and 1 8 1 4 .  The few roads that existed at the time 
became important to troop movement, one of the most important being M i l itary Road .  
Because of its location and connection with the major east-west route, U . S .  104, its 
importance to mi I itary traffic was establ ished . 
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Location 

Mi l itary Road's southern terminus is located within the south eastern quad­
rant of the C ity of Niagara Fa l l s ,  and in its northwesterly course, traverse the area 
immediately east of the City between the Niagara River on the south and the Niagara 
Escarpment in the Town of Lewiston . The northern terminus is very near the location 
of the Queenstown Bridge crossing into Canada . Its northern terminus is approximately 
. 7  of a mi le south of Ridge Road ( U . S .  104) . 

Mi litary Road ( NYS 265) provided one of the few north-south routes along the Ni­
agara Frontier for mi l itary and trade expeditions which came from the east to participate in 
the rich fur and Indian trade developing around Niagara Fal ls ,  Buffalo and particu lar ly ,  
Fort Niagara . A lthough the road obtained its name through m i l itary use as  previously de­
scribed, its most significant use developed as a trade and farm to market route . As the Ni­
agara Fa l ls area grew into an industrial as wel l  as residential center, roads to Lewiston ond 
to the open farm areas became more important.  The road 's rural character lasted through 
the early twentieth century when , with the advent of the automobile , greater numbers of 
residences and a few sma l l  stores began to develop. 

After World War I I ,  the movement of people out of the cities into the suburbs 
provided Mi l i tary Road with a new role - that of suburban arterial commuter traffic 
to the central city. In the 1960's when the Niagara Expressway was completed, the 
commuter traffic characteristic was somewhat dimin ished whi le commercial ization of 
Mi l i tary Road increased . At the present time , Mi l itary Road is in a metamorphic stage 
from predominately residential to predom inately commerc ial land use . 

Existing Land Use 

Mi l itary Road is genera l ly thought of as being a commercial thoroughfare 
throughout most of its length . It i s ,  however, made u p  of no less than five general 
types of land use including commerc ia l uses, residentia l ,  l imited industrial uses 
and public and semi-public uses,eg . churches and public organizational buildings. 
A l l  of these developed uses account for approximately two-thirds of the 34 ,000 feet 
of frontage along both sides of M i l itary Roa d .  The remaining one-third o f  road front­
age is presently vacant and undeveloped. 

Table 8 indicates tha amount of land use in each of the five categories for 
three section of Mi l  itary Road as fo l Iows: 

Section A-B: North Town Line to the Penn Centra l Ra i l road track, south 
of Lockport Rood; 
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Section 

Res . 

Comm l .  

Indl . 

p & S-P 

Vac .  

Section B-C: Penn Centro I Railroad (south of Lockport Road) to q=l prox i­
mately 300 feet south of Recovery Road; 

Section C-D: 300 feet south of Recovery Road to the south Town line, 
just north of LaSal le High Schoo l ,  on the west and 
Homestead Avenue on the east. 

TABLE 8 
EXISTING LAN D  USE' 

FOR 
MILITARY ROAD 

TOWN OF N IAGARA 
N IAGARA COUNTY, NEW YORK 

( *Measured as tota l lineal feet on both sides of Mi l itary Road) 

A-B B-C C-O TOTAL 

2240' ( 18 . 7%) 3500' ( 27 . 7%) 420' ( 4 .5%) 6160 '  ( 1 8 .5%) 

3400' (28 .3%) 4280' (33 .9%) 4820 ' (5 1 .3%) 1 2500 ' (36.6%) 

100' ( .8%) 80' ( . 8%) 280' ( 3 .0%) 460' ( .3%) 

1340' ( 1 1 . 1%) 940 ' ( 7 .5%) 200' ( 2 . 1%) 2480 ' ( 7 . 8%) 

4920' (4 1 . 1%) 3800' (30 .3%) 3680' (39 .2%) 1 2400 ' (36.8%) 

12,000'( 100 .0%) 1 2 , 600'( 100 .0%) 9400 '( 100 .0%) 34,000'( 100 .0%) 

Within the three areas designated, the amount of commercia l frontage varies 
considerably as a portion of total frontage as do both residentia l and public and semi­
public spaces. The most constant space is that which is presently underdeve loped. In 
each of the three area, vacant land amounts to no less than 30 percent and in two of 
the three areas, approx imately 40 percent of the total land within the designated area r 

Residentia I land area varies sign ificantly between the three area . The south­
ernmost section from the south Town line to Recovery Road contains less than five per 
cent of Mil itary Road frontage in residentia l land use. Approximately 90 percent of 
a l l  residential frontage is in one contiguous area at the south end of the section, south 
of Homestead Avenue . Over one-half of the tota l frontage in this section is commer­
cia l l y  used, wh i l e  an additiona l 40 percent of the area IS frontage is vacant, with the 
ma jority of vacant Frontage on the west side of Mil itary Road. 
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In the middle section ( B-C) , encompassing the area narth of Recavery 
Road ta the railroad, residential and commercial frontage is a lmost equa l .  Resi­
dential land accounts for 3500 feet or 28 percent of Mi l i tary Road frontage whi le 
commerc ial frontage was measured at 4280 feet or 34 percent. Vacant frontage 
is the least significant frontage in this section yet it  accounted for 30 percent 
of tota l frontage, during the land use survey.  (Since the survey was conducted, 
undefined development was initiated in the vicin ity of Whitham and Bellreng . 
Drives . ) 

In the middle section ( B-C) , residentia l occupancy whi le apparently 
more stable by virtue of its appearance than in some other areas, has become 
intermixed with commercia l  activities . Many of the individual residences are 
in very sma l l  lot frontages·.with some of the houses bui lt  within close prox imity 
to the h ighway right-of-way .  These lots are particularly susceptible to blight 
and deterioration in that they have little buffering capabi l i ty to block out 
nuisance noise, dust and g lare from surrounding uses and the highway .  Because 
of this, at  least in part, a significant number of residentia l slTuctures have be­
come commerc ial establ ishments, to the detriment of their residential neighbors . 

In the northernmost section (A-B) , from the rai lroad to the north Town 
line, less developrre nt has occurred than in either of the other two sections .  Just 
over 40 percent or approximately 5000 l ineal feet of Mi l i tary Road frontage is 
yet undeveloped . While the west side of Mi l i tary Rood in A-B, tota l ly developed.  
from Reservoir Pork to Isherwood Drive. From approx imately Isherwood, south to 
the rai lroad then is a tota l of 3700 l ineal feet of Mi l itary Road frontage that has 
not been developed. No less than 1300 feet of this open space occurs in two 
land areas, one on either side of Mi l itory Road, each with at least 600 feet 
of contiguous frontage . 

Commercia lization of the northern area has a lready started within the 
residential areas even though its appearance is not as obvious as typical business 
property . In no less than seven properties, the residential use has been modified 
to permit "home occupation" ,  that is commerical use of residential property . Such 
commerc ial uses are genera l ly  l imited i n  scope, but because of their capacity to 
grow and to fluctuate in business activity, little meaningful control can be exer­
cised by the Town.  Such semi-commercial uses have a tendency to encourage 
further commerc ialization of the residential area in which it is located . 
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Developmental Problems of Mil itary Rood 

While the general character d recent major commerc ial development along 
M i l itary Road has been good, heavy traffic generated by these and other sma ller uses 
is having a damaging effect upon the residential areas and a congesting effect upon 
traffic circulation in genera l .  Listed below are some of the area of problems relating 
to Mil itary Road as determined by discussion with local officials and ob�ervation . 

A .  Land Use 
1 .  Certain land uses exist in both side of Mi l itary Rood which because 

of their apparent ly  low volume of business activity are considered 
as margina l .  This is especia l ly applicable to those business estab­
l ishments operating out of converted residentia l structures . few of 
these businesses have provided normal accessory use associated with 
proper commercia l uses such as we l l  defined entrance and exits, 
adequate off street parking and loading space, du·st free parking areas, 
buffer area between the princ ipal buildings and its neighbors and the 
h ighway maintenance of the building and site . Included in this group 
are those vacant commerc ial structures at  severa l locations a long 
Mil itary Road.  

2 .  As previously described the intermixing of commercial and residential 
land uses creates problems porti.cularly for the residential sector . Resi� 
dential uses have a genera l ly constant pottern of doi ly  ac.;tivity in 
which noise, odor, traffic movement etc . is limited in extent and 
time of day .  Intermixing of commercial uses greatly increases the 
obnoxious nuisance factors of /loise , traffic headlight glare, Qebris, 
etc . beyond any reasonable compatible l imit .  Where residential 
uses are surrounded by commerc ial land uses with little or no pro­
tection buffering , the residential structures t�nd to show signs of 
deterioration and lack of maintenance .  

3 .  Structures porticu larly susceptible to bl ight are those residences with 
shal low frontages which place them within too close proximity of the 
highway's activities. Commercial properties with shal low frontages 
l ikewise have great difficulty providing adequate off-street parking, 
especially if the lot is too narrow to permit parking in the side yard. 
Where sha I low front yard parking is requ ired, automobiles must back 
out into traffic .  Additioro l ly ,  parking in shal low frontage� requires 
the motorist to slow to a lmost a stop before leaving the h ighway . 
This creates the typical situation forrearend col l isions - one of the 
most prevalent type on Military Road . 
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B .  Traffic" and "Congestion 
1. For the me jority of the length of Mi Ii tory Rood there is 

l i ttle evidence of restriction placed upon those uses which 
front on the highways . Within the residential section be­
tween Isherwood Drive and Chester Avenue, (Section A-B) 
there is 0 driveway every 75 feet. A l though only one resi­
dential area is described herei n ,  the problem of narrow 
residential frontoges is not un ique a long Military Rood to 
only this area . The problem repeots itself in no less than 
three other areas . The problem of narrow frontage is com­

pounded by the fact that on many lots under 70-75 feet 
in width, the position and design of driveways require 
the driver to bock out onto the highway. Numerous 
driveways, poor vision of entering the highway in reverse 
and a high traffic volume at relatively high speed, create 
conditions for accidents. 

2 .  Mi l i tary Road, as one of the early roods through the Niagara 
Frontier , was designated many years ago as an important 
County artery . At  that time it was constructed on a 66 foot 
wide right-of-way ( four roods) . later the pavement width 
was widened to provide a ten or twelve foot driving lane 
in each direction . The right-of-way and pavement width 
is constant throughout the length of the highways except for 
l imited intersection widening and a widened right-of-way 
and pavement at the point of grade separation with the Penn 
Centra l Railroad, just south of lockport Road.  

Prior to the mo.vement of both people and shopping fac i l ities 
to the suburbs, traffic volume and the carrying capacity of 
Mi l i tary Road were in balanc e .  Since extensive construction 
of the shopping areas, however, the narrow pavement is 
inadequate to handle the presently high traffic wolumes . 
Numerous , uncontrol led left turning movements."from Mi l i tary 
Road into too numerous parking areas are accomplished in 
most instances by holding up a l l  traffic behind the turning 
automobi le until the turn is completed. This resultant traffic 
backup occurs because of pavements and shoulder width which 
is insufficient for safely passing the turning car. Long delays 
are frequent and the driver feels unduly harassed. 

The deep drainage ditches which para l le l  Mi l i tary Road are 
espec ially hazardous south of the intersection of Porter and 
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Packard and Mi I itary Roads . The ditches are at their deepest 
at the most heavily trave l led portion of the highway just 
south of the intersection of Packard and Mi l itary Road . Al­
though they constantly present a serious hazard, they are 
most hazardous during winter weqther . The crowned road 
surface tends to encourage s l iding toward the ditch if th� 
pavement is at a l l  icy and second ly,  after a heavy snow-
fa l l  the exact location of the ditch edge is impercept ib le,  
thus creating a blind hazard for motorists . 

3 .  E lements of this report previously described have not!,!d that 
problems have occurred on Mi l itary Rood to a great extent 
because of the high volume of traHic on the existing road­
way related to expanding commercia l ization . Traffic counts 
made by the New York State Department of Transportation 
indicate that north of W i  tmer Road ( NYS 3 1) the traffic vol­
ume to road capacity is in proper balance, ie ther� is greater 
road capacity then there is traffic . South of '1'1 i tmer Rood, 
espec ia l ly  in the shopping centers area south of Packard Road 
the volume of traffic greatly exceeds the road IS rat�d traffic 
carrying capa�ity. fraffic counts have not been taken an­
nua l ly in the past, but those which have been taken indicate 
an increase in average annual daily traffic (AADT) from ap­
prox imately 9 ,300 cars AADT from Porter Road ( NYS 182) to 
Witmer Road ( NYS 3 1 )  to 1 8 ,000 cars from the south TQwn 
line to Porter Road ,  and 14,000 AADT just north of Pine 
Avenue on Mi l itQry Road . 1 

C .  Accidents 
1 . The problems of Mi l  i tory Road, crepted at least in par t, by 

over development of commerc ia l uses on an inqdequate hig, ­
way can best be i l lustrated through the description of acci­
dent data as compi led by the N iagara County Department 
of H ighways . The Highway Departmentls�xcell�nt compil­
ation of records of traffic accidents from police reports in­
dicate a tota l of 506 reported accidents occurring in the 
Town of N iagara during the period of 1966 through 1970. 
Of this tota l ,  156 (31percent) accidents occurred on Mi l i­
tary Road during this five year period. Within the reported 
period the tota l number of accidents has decreased for the 
Town as a whole from a h igh of 123 in 1966 to a low of 74 
in 1970. In 1966 Mi l i tary Road account�d for approximately 

l
' Traffic Volume Count, 1969, New York State Department of Transportation . 
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22 percent of a l l  accidents, whi le  in 1970, Mi l i tary Road's 
share was 32 percent. Th is would tend to indicate a mounting 
problem on Mi l itary Road wh i l e  other areas are decreasing 
in accident activity. Two of the four fata l ities occurring 
during the five year period occurred on Mil itary Road, 
one at the intersection of lockport Road in 1966 and the 
second at the intersection of Recovery Road in 1968. 

Of the 21 reported accidents that took place in  1970, 1 1  
(50' percent) were rear end col l isions and 6 (28 percent) 
the next highest number, were angle col l isions with other 
cars. These two types tend to indicate �he difficu Ity of 
turning movements and rapid movements with insufficient 
braking distance in traffic conqested areas. In 18 of the 
2 1  (86 percent) accidents weather conditions were c lear 
and in 62 percent road conditions were dry. In 1 6  acci­
dents (76 percent) some form of traffic control device was 
present .  Additiona l ly ,  76 percent of the accidents occurred 
after 12 noon and before 12 midnight. 

A lthough noneoHhe accident data analyzed and reported 
by the County Highway Department, nor discussion with 
the Town of Niagara Chief of Police indicated a l ik l i-
hood of roadside signage as being a distracting element 
in any of the reported accidents, it is nontheless possible 
that signage may have been contributory to some of the ac­
cidents. The nature and intent of flashing, blinking, moving . 
signs is to attract attention initia l ly to themselves and then, 
by association, to the business place they represent. While 
one, or a few signs, may accomplish this intent, too numer­
ous signs do no less than create confusion and in some cases 
distract the motorists attention and/or "camouflage" traffic 
signals with their sign colors too similar and too close to 
the colors of traffic control signa ls . 

There are no less thon two distinctly djfFerent possi ble solutions to pro­
viding a more workable future for Mi l itary Road . :  ( 1) a l low no more or very l imited 
commercial development on the highway, through restrictive zoning or right of access 
acquisition; or (2) rebu i ld  the highway to adequately serve the traffic carrying needs 
of increasing commercia l ization and possibly multiple dwe l l ing development .  By 
fol lowing the negative approach of a l ternate number one, the potential growth of 
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Mil itary Road is unduly restricted to low density residential development and/or "neigh­
borhood" type commercial uses in which multiple private drives can intensify traffic 
prablems . Alternative number one would require acquisition of access control which 
wou ld require special legislation under the Highway law to permit partial acquisition 
of access, if this proposa l were to be carried out by the Department of Transportation . 
In opposition to this method , alternative number two suggests an expansion of commer­
cial activities, under controlled sites development rules concurrent with reconstruction 
and widening of the road and its right-of-way . 

Recommended land Use 

It is- recognized that the anticipated growth within the Town of 
Niagara w i l l  not be large enough by itself to support or justify the present, much 
less future, commerc ial growth on Mi l i tary Roa d .  It is therefore , immediately 
accepted that Mi l i tary Road wi l l  continue to provide commercial services for a 
much wider market area than the Town of Niagara . Complete commercial izatipn 
of the entire length of Mi l i tary Road could probably be justified,  based upon its 
attraction to the surrounding towns ane! the City of Niagara Fa l l s .  Therefore , the 
recommendation for less than tota l commercia l ization is based upon the objective 
that where uses' other than commerc ial  uses can be developed compatibly or advan­
tageously within each, commercial acti,vity would be excluded. This concept is 
further explained below in relation to the three areas previously designated. 

Section A-B 
The area from Witmer Road to the area south of Grauer 

Road on the east side of Mi l i tary Road is a lmost tota l ly commerc ia l 
and shou l d  remain so through the planning period ( 1 970 - 1 990) . As 
the buildings need replacement, general ly during the same period, 
the use of land to the south and the need for continued commerc ial 
development should dictate the area's future use. On the west side 
present residential lise should remain with no more commerc ia l  
development and future residential only with greater area and set­
ooc k .  South of the new Marine Bank, to Lockport Road,  on the 
east side of the highway multiple fam i ly apartment development 
should be considered because of the proximity to the schoo l ,  just 
east of Isherwood Drive . On the west side of the road,  south of 
Isherwood, single fami l y  residential uses would be most compatiQle 
with the existing residential uses. Access can be gained by an ex­
tension of Mayle Court, to the north . 

Section B-C 
little open frontage exists a long Mi l i tary Road in this 

section . The use of the few remaining lot� �houlr::l be determined by 
their neighbor's use . The presently vacant land between Be l lreng 
and Mi l itary Road, south of North Whitham Drive can we l l  serve 
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an office or light commerc ial  func:tion , as initia l ly planned. Adequate 
buffering is a lready provided between this area and the homes in inter­
secting streets only, plus a short connector between Be l lr ing and Elsa , 
to avoid a jug intersec tion . 

Section C-D 

The section of B-C extending south of the intersection of Packard 
and Mi l itary Road and practica l ly a l l  of the frontage of Section C-D 
should be g iven consideration for commerc ial  development. This area is 
predominately commercial at present and is recommended for expanded 
commerc ial land use . 

Recommended H ighway Deve lopment 

Relatively unl imited expansion of concentroted residentiol land use and major 
commerc iol land use w i l l  require mojor redesign and widening of Mi l itary Rood . Pre­
liminary discussion with the New York State Department of Transportation indicates 
that future traffic volumes w i l l  require an upgrading of rood right-of-way from 66 feet 
to approximately 1 10 feet .  Pavement width wi l l  probably i ncrease from 24 feet to 68 
feet, including a 16 foot median strip for the area from Pine Avenue (NYS 62) to the 
Packard-Porter-Mil itary Road intersection . These requirements have no official status at 
this time in that the Mi l itary Road project is not scheduled for consideration unti l 1975 
by the Department of Transportation . 

It is not anticipated that control of access to either undeveloped or developed 
property w i l l  be acquired by the Department of Transportation . 

Access to Expanded Land Uses 

The recommendation of expanded residential and commerc ial land use should 
not imply a continuation of genera l ly uncontrol led access to potentia l ly commerc ial  
property . If the Deportment of Transportation cannot provide access control beyond 
l imiting driveway sizes and location , the Town should provide access control through 
zoning and site review control s .  Review by N iagara County and the Erie-Niagara Re­
g ional Planning Board may a lso be possible to aid the Planning Board in site design and 
zoning considerations . 

It is recommended that control of access to each property be encouraged by the 
Planning Board and required for new or expanding proposa ls for the fu l l  length of Mi l i­
tary Roa d .  Without it, the same hazardous, congestive conditions wi l l  recur that now 
plague the h ighway. To promote fewer conflict points, it is recommended that: 
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UNCONTROLLED ACCESS 

CREATES HAZARDOUS E NTRY 

ONTO A N D  EXIT FROM 

MILITARY ROAD. 
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SPACE BEHIND NEW BUILDING 

AND WITH I N  EXPRESSWAY RIGHT­

OF-WAY FOR SUGGESTED SERVICE 

ROA D .  

1 
OBSOLETE AND UNUSED BUILDINGS 

CREATE A MARGINAL COMMERCIAL 

CLIMATE . 

3 
SPACE FOR SERVICE ROAD 

SOUTHWARD FROM PACKARD 
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G 
OPEN DITCHES AND LACK OF SI DEWALKS 

ARE TWO PROBLEMS TO BE RESOLVED 

ALONG MIL ITARY ROAD· 

5 
LIMITED CUSTOMER OFF-STREET PARKI N G  

AREA I N  FRONT OF BUSINESS FURTHER 

LIMITED BY MERCHANDISE DI SPLAY (BOATS) .  

7 
LIMITED FRONTAGE PARKING CAN 

CAUSE HAZARDOUS RE-ENTRY ONTO 

STREET. 
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HOUS ING ANALYSIS 

INTRODUCTION 

A housing analysis may be defined as the community I S  toto l housing function including 
the identification of housing problems, obstacles to the solution of these problems, community 
housing objectives, previous and future planning activities re lated to housing , as wel l  as pre­
vious and future governmental actions taken to implement housing plans and to a I leviate hous­
ing problems . The purpose of the housing analysis is to establ ish and preserve sound housing 
and to develop planned programs which wi l l  provide improved housing in the future . The ob­
jective of a housing analysis is to support the national goa l of the Housing Act of 1949, as wel l  
as subsequent acts, to provide "0 decent home and suitable l iving environment for every Am­
erican fami ly . "  

This report reviews and discusses housing conditions in accordance with New York State 
Office of Planning Coordination and the United States Department of Housing and Urban Dev­
elopment guidelines. 

HOUS I NG DATA 

Housing data for the Town of Niagara is lim ited by a lack of current information beyond 
that which the consultant developed, and by the lack of past Census information available for 
larger urban places. Information for communities of less than 10 ,000 residents is. sparse and 
frequently incomplete due to disclosure laws governing the publ ication of Census data where 
only a few instances of an element of information are found.  To provide current information on 
housing conditions, the consultant conducted a field survey in October 1970 . A l l  houses and 
other residential units were identified by type and condition . Resu lts of that survey wi l l  be 
discussed later . 

Ava i lable data such as the total number of housing units in 1960 and 1967, the number 
of occupied dwel l ings in 1960 and 1970 and pertinent popu lation characteristics are included. 
Housing characteristics for Niagara County are included to provide an indication of area wide 
conditions during the same time periods . 

PLA N N ING AREA DELINEATION 

The Town of Niagara has been separated into a tota l of six planning areas for the pur­
pose of comparison . Five of the six planning un its have residential development within their 
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borders, while the sixth area has no residential development. Planning Area Six comprises 
the area of the Niagara Fa l ls International Airport and the surrounding undeveloped land. 

Planning area delineation was based on a general concept of IIneighborhoodaffj liation , l I  
on the basis that within certain contiguous areas, residents wi l l  form bonds of friendship, attend 
the same churches and shop in the same local stores. Ties of neighborhood affitiation are fre­
quently formed by the activities initiated by resident chi ldren. Because their activities are 
genera l l y  restricted to the church , school and/or home and its general environs, resident partic­
ipation becomes a neighborhood activity and a center of identification . The formation of 
these neighborhoods, or planning areas as shown on the Planning Area Map has been based upon 
the most significant physica l barriers surrounding or bordering each area. Natura l ly ,  the mun­
ic ipal  incorporation lines are fol lowed as the only non-physical delineator. Physical barriers, 
such as maior streets and rai lroads are uti l ized as boundaries of planning areas because they are 
(a) permanent and ( b) difficu l t  to cross, and thereby discourage activities from crossing such bounds. 
In recogn ization of the major traffic arteries and the Penn Central Railroad as boundaries, the 
planning areas were formed as fo llows: 

Planning Area 1 is located in the northwest corner of the Town and includes a l l  land 
between the north , west, and south corporate boundaries of the Town 
and the Niagara Expressway ,  on the east. 

Planning Area 2 includes the area bounded by the Niagara Expressway on the west, 
the Town Line on the north and the east and the Penn Central Rail­
road on the south . Although M i l itary Rood forms a major barrier 
it has not been used as a planning area boundary because the area 
to the west of Mi  l itary Rood and east of the Niagara Expressway is 
too sma l l  to be a separate planning area . 

Planning Area 3 includes the area south of the Penn Central Railroad track, southward 
to a line 500 feet, plus or minus, south of Packard Rood; said line 
extends eastward to the east Town Line and westward to Young Street, 
then northward to Packard Road, then wester ly to an intersection with 
the west boundary at the Niagara Expressway.  

Planning Area 4 encompasses a l l  of  the south central section of  the Town, from a line 
a pproximately 500 feet north of Porter Road to the south Town Line, 
then westerly to the Expressway and then northward to Packard Rood . 
Both sides of Porter Road are included because of the great change in 
character of the land north of Porter Road.  The character of land 
north of the rear property lines of properties facing Porter Road changes 
exc lusively to open land because of the airport. Residents on either 
side of Porter Road common ly use Porter Rood and are therefore more 
related to each other than they are to the airport property. For this 
reason , both sides of Porter Road in Planning Area 4 were included in 

-62-

l 



one area . The same reasoning caused the developed area south of 
Packard Road for 500 feet to be included in Planning Area 3 .  

Planning Area 5 inc ludes the southwest and wester ly portion of the Town, west of the 
Niagara Expressway between the south and west corporate Town bound­
aries. The vast majority of this area is oriented westerly to the in­
dustrial uses within the City of Niagara Fa l ls .  Only a limited number 
of residence are included in this area , which cou ld not be inc luded 
in Planning Area 3 because of the major barrier created by the Express­
way. 

Planning Area 6 which includes the Internationa l Airport, contains no housing units, 
and wi l l  therefore not be considered in the remainder of the housing 
study . 
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HOUS I NG TRENDS AND CHARACTERISTICS 

The Town of Niagara contains a variety of housing in terms of age, type, condition 
and value. Housing structures in the Town range from early farm houses, built before 1900 
to suburban housing just completed or under construction ot the time of the housing survey in 
October 1970. Not only do the houses themselves vary widely, subdivision planning varies 
from poorly planned strip residentia l development on smal l  lots fronting on Mil itary Road to 
well  planned, attractive and efficient residential development in Veterans Heights with its 
own park and functiona l street system . Between these two extremes, a great variety of housing 
development has taken place. The greatest change in housing started in 1950 when the Town 
began to develop as 0 suburban community. More housing was built between 1950, and 1960 
than a l l  housing previously built in the Town.  

Unlike the County as  a whole, the Town of  Niagara has experienced 75 percent of 
its residentia l structura l growth since 1940 . The County's growth has been less than half 
during this same period. 

TABLE 9 

AGE OF HOUSING 

TOWN OF N IAGARA N IAGARA COUNTY 
Year Structure Bui l t  Number % of Total Number 

1950 - 1960 1 ,094 52 . 6  18,706 

1940 - 1950 461 22 . 2  8, 829 

1939 or ear lier 526 25 .3 47,289 

2,081 100.0 74, 824 

Source: 1963 Business Fact Book , N .  Y . S .  Department of Commerce, P9 .  2 1 .  
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PROBLEMS RELATING TO HOUSING 

Condition of Housing 

The 1960 Census of Housing, by the U . S .  Bureau of Census inc luded a housing con­
ditions survey in which structure I defects were noted by visue I observation of the enumerator . 
The conditions observed were genera I ly re lated to extent of disrepa ir, hazardous conditions 
and physical safety of the occupants and makeshift construction . Unlike the Census survey of 
1960 which was a sample survey, based on interior conditions of dwe l l ing units ,  the consultant1s 
survey of structures was done by visual examination of the exterior but of 100 percent of the re­
sidential structures within the Town . 

Based on the field survey of October 19701 98.5 percent of the Town1s residential 
dwe l l ings were in "sound" condition . The consultant judged the units on the basis of good, 
fair,  deteriorating and di lapidated.  For comparative purposes with the Census data , the 
Census term "sound" is adopted which includes the consu ltant's c lassification of both good 
and fair . The terms deteriorating and dilapidated are genera l ly similar in both surveys . 

TABLE 1 0  

COMPARATIVE HOUSING CONDITIONS 

TOWN OF NIAGARA 
N IAGARA COUNTY, NEW YORK 

CONSULTANT'S SURVEY 

Octo be, 1970 

CENSUS OF HOUSING 

1960 

Number Percent 

SOU N D  2 , 157 98.5 SOU N D  

DETERIORAT ING 26 1 . 1  DETERIORATING 

D I LAPIDATED 8 .4 DILAPIDATED 

2 , 19 1  100 .0 

Source: 1960 Census of Housi ng, U .  S .  Department of Commerce, pg .  1 1 1 .  
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CONDITION OF HOUS ING STRUCTURE RATING 

Rating 

Good Condition (Sound) 

Fair Condition (Sound) 

Deteriorating Condition 

Dilapidated Condition 

Descri ption 

A sound structure from a l l  appearances. Any 
maintenance needed is of a minor nature ,  such 
as those items that need to be done on an an­
nual basis. Genera l ly  new or nearly new . 

A sound structure, as above , but requiring 
minor maintenance items which have been 
a Ilowed to accumu late for a number of years, 
including environmental deficiencies .  

Sti l l  a basica l ly  sound structure from outward 
appearance , but requiring major repairs such 
as a new porch ,  new siding, or other repair 
which would require a major expenditure of 
money to accompl ish . Significant disrefXJir 
or environmenta l deficiencies. 

Some evidence -- such as a crumbling foundation , 
sagging roof, or building wa l l  -- that the structure 
is unsound, or in need of major repairs that cou ld 
involve extremely high expenditures for rehabi lit­
ation . Norma l Iy,  a structure c lassed as di lapi dated 
would be beyond economic repair in terms of up­
grading the structure to sound condition . 

The results of the consultant's survey are presented in Table 1 0 .  Mobile homes have 
been included in this breakdown on the I:osis of new or near new condition . While certain 
environmenta I defic ienc ies were present around some mobile home units, structura I defic i enc ies 
were not evident. 

The 1960 Census of Housing recorded housing of substandard quality to account for a lmost 
eight percent of the total housing supply.  I n  1970, the consultant found that less than two per­
cent of the housing units were substandard in deteriorating and dilapidated condition . This is 
accounted for in part by (a) a larger tota l number of housing units in 1970 as a base from which 
the percentages were derived, ( b) a larger base of new housing units which creates an increase 
in the sound c lassification and the decrease in the ratio of substandard housing and (c) significant 
amount of housing rehabil itation . During the decode of the 1960's spendable fam i ly income was 
increasing, and home loan and mortgage funding was readily available, thus encouraging sturctura l 
mqintenanc e .  
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I 
No.  Percent 

Single-Family 

Good 15 5 . 3  
Fair 250 89 . I 
Deteriorating 1 2  4 . 3  
Oi lapi dated -- --

Two-Family 

Good -- --
Fair -- --
Deteriorating -- --
Dilapidated -- --

Multiple-Farnil 

Good -- --
Fair 3 1 .3 
Deteriorating -- --
Dilapidated -- --
Mobi Ie Homes 

Good -- --
Fair -- --
Deteriorating -- --
Oi lapi dated -- --

TOTAL 281 100 .0 

TABLE I I  
HOUSING CONDITIONS WITH PLAN NING AREAS 

TOWN OF N IAGARA 
N IAGARA COUNTY, NEW YORK 

P L A N N 

2 
No . Percent No . 

203 39 . 9  296 
296 58 . 2 300 

3 .5  8 
I . 2  7 

-- -- --
2 .4 2 

-- -- --
-- -- --

-- - - 15 
4 . 8  --

-- -- --
-- -- --

-- -- --
-- -- --
-- -- --
-- -- --

509 100 . 0  628 

3 

N G 

Percent N o .  

47.3 1 8 1  
47 . 6  86 

1 .2 2 
1 .2 --

-- --
.3  --

-- --
-- --

2 . 4  142' 
-- 6 
-- --
-- --

-- 261 
-- 62 
-- --
-- --

100 .0 7tJJ 

4 

A R E  A S 

5 
Percent No . Perc ent 

23 .9 I 7 . 8  
1 1 .5 12  92.2  

.4  -- --
-- -- --

-- -- --
-- -- --
-- -- --
-- -- --

1 8 . 8  -- --
-- -- --
-- -- --

. -- -- --

34 . 6  -- --
1 0 . 8  -- --
-- -- --
-- -- --

100 . 0  1 3  100 .0 

* Inland Gardens, wilt, but not occupied. 

Data compiled and prepared by Herbert H .  Smith Associates . 

6 TOTAL 
No . Percen No % 

>--
c 696 3 1 .7 
u 944 43 . I ;;; - 26 1 .7 0 8 .4 " • c • 

() 
, -- --, 

- 4 . 2  " &. -- --" -- --
« 
0 c 

.2 157 7 . 2  -0 
1 3  .5 c " • - -- --c -- ---" -0 � 

0 
261 1 1 . 7 " 0 '" 82 3 .5 .2 

Z -- --
-- --

2 , 19 1  100.0 



Substandard Housing 

Substandard housing incl udes any housing which was considered deterioro­
ting or di lapidated during the consultant's survey' in  which major structural and/or 
environmental problems were observed . Based on the field survey, 25 structures were 
found to be deteriorating throughout the Town, apd eight structures were found to be 
di lapidated . Combined, the two' groups represen� 1 .5 percent of the total housing 
supply in the Town.  

Substandard housing is not concentrated in any one area within the Town. 
As shown in Table 12, Planning Area 1 contains fifty (50) percent of the deteriorated 
structures, many of which are deteriorating because of their close proximity to scrap 
metal operations and other heavy industrial uses. Planning Area 3 contains most of 
the remai ning deteriorati ng structures, as well as the majority of the dilapidated 
structures, There is no obvious reason for this neighborhood to husband deterioration 
especial ly since several of the new homes in this 'area were built in d ose proximity 
to the substandard structures . In all cases, subst�ndard housing occurs in  single-f

,
a
,
mi l y 

structures. � 
( 

TABLE 12  

DISTRI BUTION OF SUBSTAND'IRD HOUS I N G  - 1970 

Condition 

Deteriorating 

Dilapidated 

Total 
Substandard 

# 1 

1 3  

0 

1 3  

0/0 #2 

39 3 

0 

39 4 

PLANNING AREA 

% #3 0/0 

8 8 24 

3 7 21 

1 1  1 5  45 

,. 

#4 0/0 
, 

2 5 

0 0 

2 5 

Source: Consul tant's field surveYI October, 1 970 

Data Prepared by Herbert H .  Smith Associates 
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#5 0/0 

0 0 

0 0 

o 0 

#6 0/0 

0 0 

0 0 

o 0 

Total P,�rcerit , 
I 

26 76 

8 24 

34 1 00 



Housing Related Environmental Problems 

Although the 1970 survey indicates substandard housing to be lim ited throughout the 
Town, numerous instances of neglect relating to exterior appearance were evident such as a 
need for house painting . Other elements of property deficiencies, not directly related to 
structural problems but indicating property deficiencies were evident. An example seen in 
oreas where large numbers of chi ldren were coincident with sma l l - structura l ly overGrowded 
lots was the lock of gross in the front and side yards . Where park space is locking and the 
residential yard is used for chi ldren 's play, wear on lawn is extreme to the point of obliteration . 
Other environmental deficiencies included use of yard space for industrial equipment storage and 
use offront lawns for parking . The intermixing of residentia l properties adjacent to incompatible 
commerc ial uses tends to create environmenta l problems of a non-physical noture such as ex­
cessive noise, lighting and dust during daylight and/or night hours of operation . The aCCl,Imu lotion 
of wind-blown discarded paper and trash from grocery stores and drive-in restaurants and the 
like frequently creates significant environmental problems a lso. 

As previously discussed, in the analysis of Physica l Features, soils in the Town of 
Niagara do not readi Iy accept storm water runoff because of poor percolation caused by im­
pervious substrata or a prolonged high water table,  lock of drainage and in some instances visible 
pending in c lose proximity to housing creates an additional environmenta l deficiency not re­
cordable in Table 1 1 .  

Other housing or housing related characteristics noted in the field inspection incluqed: 

o Where housing was developed on lorge lots in genera l ly open areas, toward 
the east side of the Town housing problems appeared to be less severe and 
fewer in number from a visual standpoint . Conversely, where housing 
densities were h igh , a greater variety of problems were in evidence . 

o Multiple housing in the Town appeared to be uniformly good because of its 
recent construction or an active maintenance program . At the present time 
multiple housing accounts for less than one percent of the Town 's housirg 
supply .  Completion of the Inland Gardens project w i l l  increase that level 
to approximately seven percent .  

o The majority of mobile homes in the Town appear to be in relatively good 
condition with more than half of the units being no more than two or three 
years o ld .  Mobile home parks, though relatively wel l  maintained have 
exceptiona l ly high population densities because of sma l l  lots for each unit .  
Open space is  negligib le .  These deficiencies should be overcome in su bsequent 
mobi le home park construction . The Town presently holds approximatley 23 
percent of a l l  mobile homes in the County . 
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o Housing in the northwest corner of the Town w i l l  tend to deteriorate faster 
than in other sections of the Town,  if on exceptiona l ly  active continuing 
maintenance program is not achieved. The c lose proximity of heavy in­
dustry and a rai lyard; a high population count on sma l l  residentia l lots 
coupled with a lack of off-street parking tend to encourage residential 
deterioration . 

Popu lotion and Housing Characteristics 

As previously described the Town of Niagara , un l ike Niagara County as a whole, has 
had approximately three-fourths of its growth since 1940 and about half since 1950. Niagara 
County development exceeded 63 percent prior to 1940. In the Town, approximately 90 per­
cent of a l l  housing is of standard condition as shou ld  be expected with relatively recent con­
struction . County housing is slightly less standard suggesting good continuous maintenance. 
A lmost 90 percent of a I I  housing is sing le-fam i Iy in character in the Town, wh i Ie on Iy approx­
imately 65 percent was single-family in the County in 1960. This reflects the numerous 
multiple-family units in the City of Niagara Fa l l s .  Housing rental in 1960 was approximately 
$77 per month in the Town wh ile in the remainder of the County, median rent was $67. By 
1970 contract rent has increased to $82 per month in the County . An estimated monthly contract 
rent for the Town would be $92. Va lue of owner-occupied sing le-family housing was $ 1 2 ,000 
in the Town and $ 1 4 ,000 in the County in 1960. In 1970, the median va lue was recorded as 
$ 1 5 ,000 . By proportionate estimate, value of property in the Town would be $ 14 ,000. The 
majority of the increases noted are caused by an inflationary trend, rather than absolute va lue . 
Because of the suburban character of the Town of Niagara and its development in recent years, 
the average age of residents is 23 .5 years while the County's average age is '29 . 1  years . Older 
people frequently prefer apartment housing and i ts accompanying lack of maintenance rather than 
the predominant single-family character of the Town . 

A significiant problem in the Town as wel l  as in the County is the number of residents 
whose income is too low to purchase typica l new housing or to affect repairs on existing housing , 
once deterioration becomes advanced. According to the 1960 Census of Population, which is 
the latest available data , 34 percent of Town residents had income of under $5,000. In the 
County the amount was 39 .8 percent. Home ownership for this group in today's real estate 
market in the Town is a lmost non-existent. Contributary to the problem of adequate housing is the 
typical family size in N iagara of 3 .9 persons per household .  The average fam i ly size for the 
County is 3 . 2  persons . This high figure, related to overage age of popu lation indicates that young 
married people come to the Town probably from Niagara Fa l l s ,  to start their fami l ies in a suburban 
a tmosph ere . 
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Replacement Housing and Housing Demard 

Housing requiring replacement would include a l l  di lapidated structures and structures 
which shou ld be relocated. The di lapidated structures, as pointed out in Table 12  OCCOU"lt 
for 24 percent of a l l  substandard dwelling units. Most of the 26 structures c lassified as deterio­
rate:d on the other hand· cou ld be rehabi l i tated to provide standard housing conditions.  A l l of 
the ten housing units in the industria l ized northwest corner of the Town west of Witmer Road and 
east of Hyde Pork Boulevard should be relocated away from their present location because of 
the areas incompatible predominance in heavy industrial use . 

According to the 1970 Census of Housing , approx imlltely 3 percert of County housing 
units were vacant during the Census survey . This number, theoretica l ly,  can be considered 
vacant af a l l  times, thus providing the supply of available housing. Applying this average to 
the Town of Niagara housing supply, at a given time there woy ld be 6 1 l!nits available for 
sale and rent. This would provide for the 18  housing units which should be replaced due to 
di lapidation and the described need for re location housing out of the industrial northwest corner . 

By 1980, with p population increase of approx imately 2 ,300 people, 1 .  additional 
housing in the amount of 640 units or an average of 64 new units per year wi 1 1  be needed . 
By 1990, with an estimated population of 12,300 residents,2 .  there wi l l  be a need for an a�­
ditional 450 housing units above the 1980 demon d .  This creates a total demand of approximately 
1 , 100 housing units during the planning period. 

Recent construction in the Town of residential units averaged 90 Vnits per year during 
1968 through 1970, which is more than adequate to satisfy the �eman9 for new housin� . The 
majority of units were g iven bui lding permits in 1968, including 154 apartment units . . 

Replacement and new sale housing to approximately two-thirds of the future home 
owners , oosed upon typica I incomes within the Town , shou Id be priced in the $ 15 ,000 to 
$20,000 range . Fifty-four percent of the population had Q maximum income of 58,000 . An­
other 1 2  percent had incomes of less than $4,000, according to the 1960 Census .  This groUR 

i 1 .  Population Projections for Erie-Niagara Counties Regiona l Planning Board, Corne l l  
Aeronautica I La bora tor ies. 

2 .  I b id .  
3 .  Building Permits; 1968, 1969 and 1970, Building D�partment, Town of Niagara . 
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wil l  have great difficulty in obtaining housing in any part of private market since they would 
be able to pay a maximum of only $8,000 per unit .  

Rental occupancy in the Town accounts for approximately 30 percent of a l l  housing. 
Future rental housing demand wou ld then be approximately 1/3 of the 640 dwel l ing unit demand 
for housing in 1980 or 2 15 dwel l ing units. This would require average construction of 22 rental 
units each year . In the last three years, the Building Department has issued building permits 
for ,154 renta l units, or approx imately 50 units per year . One hundred and forty-two of these 
units cannot be occupied until State and County Health Department approval is given upon ap­
proved sewer construction . None the less, rental housing construction has achieved a greater 
number than required by future growth estimates . 

Community Services 

There are several areas of inadequate community services in the Town which affects 
its housing base, some of which have been discussed in previous reports . 

Transportation 

No rail transportation is available to the Town of Niagara for commuter service and 
bus service is limited to approximately two scheduled trips per day to the principal shopping 
areas, rather than throughout the Town . It is inadequate for commutation by residents to their 
places of employment I which are mostly outside of the Town but within the metropolitan area . 
Automobile transportation is the predominant means of transportation. Although the street system 
genera l l y  works we l l ,  there are several areas of major traffic congestion , as described in the 
Circulation and Transportation Report. 

Sewers 

One of the major problems relating to housing in the Town is the need for sanitary 
sewers facilities. Niagara has become a dynamic growth community in the last twenty years which 
has overtaxed its former ability to rid itself of sewerage successfu l ly by individula septic systems . 
To correct this condition the Town is participating in a County-wide sanitary sewer study and has 
engaged engineering consu Itants for detai led Town san itary and storm sewers plann ing a nd con­
struction in coordination with the County system. 

A l l  areas of the Town have public water available, except one.  The northeast area 
is without public water and is the area recommended for displacement because of incompatibi l ity 
with existing dominant industrial uses . This area , bounded by Witmer Road and Hyde Park 
Boulevard shou ld be used for industrial purposes exc lusively. 

Educati on 

The Town of Niagora is served by the Niagara Wheatfield School District which is 
undertaking a bui lding program to a l leviate space needs_ Present site with adjacent land pro­
vided adequate spoce . 
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F ire Protec;tion 

Fire defense systems within the Town of Niagara are under construction 
for expansion . A new fi re station is being constructed on Lockport Road, within 
one-quarter mile of Mil itary Road . This station wi l l  replace the old fire station 
on Mi l i tary Road . The Town is adequately  covered through dispersed stationing 
of its own equipment which, when needed, is supplemented by the Niagara Coun­
ty mutual aid system. 

Police Protection 

The Town of Niagara maintains its own police force which is supple­
mented by the Lewiston statioj1 of the New York State Police, within one mile of 
the north town l i ne .  I n  Qddition, the SheriWs Department in  Lockport, approxi­
mately fifteen minutes to the east, is available for aid and incarceration. 

Fal can Manor 

Fal con Manor, l ocat�d in  the extreme northeast corner of the Town of 
Niagara on Tuscarora Road, was built for the eXRfess purpose of housing the fami­
l i es of military families tJssign�d to the various mi l i tary i nstallations or locations 
staffed by mi l i tary personnel on the Niagara Fr�)Otier.  The Manor contains 290 
dwe l l ing units, r'lnging frolt\ single and two fami ly  structures through gorden a­
partment buildings. Until recently, mi l i tary families were housed off-base through­
out the Fronti er .  However, reducti on in  mi l  i tory operations and accompanyi ng 
staff, have increased housing avai lability ot Falcol1 Manor to the point that within 
the next tV/o to three months, al l m i l itary families in the Niagara Frofltier wi l l  be 
housed at the Manor. 

No plans or proposals for expansion are being considered for Falcon Manor. 

If, at some time in the future, mi l itary housing is no longer needed i n  the 
Niagara Frontier, and Falcon Manor is vacated, consideration should be given to re­
utilizing the faci lity for low income or publ i c  housing . H ousing for the elderly should 
be closer to shoppi ng and medi cal foci I i ti es. 

O BSTACLES TO SOLVING H OUS I N G  PROBLEMS 

There are a variety of obstacles which prevent tota l ly  adequate housing from 
being a characteristic of the Town, part of wpich was previously described. Additional­
l y ,  cause is created b relatively young fami l ies with low i ncome trying to buy housing 
i n  on inflationary period is a typica reason or Ina equacy at t e present time . n 
other cases, where hQusing is alr�ady owned, if has fallen into disrepair because of the 
h i gh cost of rehabil itation and maintenance. These two causes and other related char­
acteristics of the Town wi l l  be examined . 
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Housing Data and Planning Funds 

Housing problems in the Town have been genera l ly described herein . However, in­
formation regarding problems re lated to individual fami lies has not been collected. To this point 
a lack of legislative authority to make deta i led housing inspections has prevented specific id­
entification of fami ly and housing related problems . Because of the immediacy of problems 
relating to new community growth , the Town has budgeted its revenues toward satisfying the 
community needs relating to recent growth demands . 

Lack of both storm and sanitary sewer fac i l ities mentioned previously create some of 
the greatest problems to increased development in the Town . A high water table and the demand 
for relatively intense development preclude further acceptabi l ity of individual septic systems 
and magnify the need for a complete community sewer system . With proper mechanical drainage 
of sanitary and storm affluent, the Town has sufficient land area to satisfy the demand for dev­
elopment space throughout the planning period, for low, moderate, and high i ncome homes.  

As previously described, lack of sufficient annual income to permit home purchase w i l l  
continue to be a problem for approximately 80 percent of the Town residents who earn l ess than 
$ 10 ,000 per year . It w i l l  be even more difficult for the approximately two-thirds who earn less 
than $8,000 annua l l y .  Because of l imited income and a high cost of daily living financial obstacles 
become insurmountable not only for the potential buyer, but for the potential builder-developer 
as we l l  because of increasingly higher land, la bor and materials costs . 

H ome Financing 

The differences between housing costs (supply) and the abi l ity to offord housing (demand) 
lies at the heart of the problem of meeting the housing needs of low income families in an open 
market . The e lements of this are analyzed separately: 

1 .  Cost/Ava i labi l ity of Money 

The money market which has affected a l l  communities in the United States has 
meant that loans have been more expensi've and, therefore, more difficult to 
acquire. This natura l ly affects low and moderate income fami l ies most of a l l  
since they are hard pressed to meet the 20-25 percent down payment loca l ly 
required on conventiona I mortgages. Th is condition has been undergoing a 
downward change in recent months, to encourage new housing starts . Itls 
effect wi l l  not be fu l ly felt until the 1971 construction season production of 
housing. 

Housing construction at a l l  price levels has been affected or slowed down 
because of the ava i labi l ity of money . New housing construction has fa l len 
far below the desired rate . This is so low tha(it does not enable the retirement 
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of obsolete housing nor does i t  activato H,f' Ufiltering down pmc';:'ss . "  * 

Under ideol conditions, the open market would supply acceptablE: housing 
for a l l  income levels. In practice, this has never been true. What must 
be recognized is that where housing :; pot p.ovid-<:rl th:.).qh con 'f::;-tiv'�JI 
means, other means must be .3ought. 

2 .  Inadequacy of Consumer Purchasing Power 

The purchasing power of a family is rel·.,ted t ... r 'YlP I'"  !: (.r ·�l •. �<; 
of income such a� pensions and welfure PO},fIlel ;� <I: ' 1 1 , ,� jo Il'. , JI r ';O'll' 
employment . Basica l ly,  this limits the amount CJ fl.1rn i l y  cun spend on hO'I�ing 
without affecting other necessities . Families in  Niagara �1at hOle low h) 
moderate incomes include those on fixed incomes and Ihose in u:":*ille') and 
semi-sk i l led jobs. The problem discussed with respect to housin:; cCtnn .... t I 
therefore, be blamed on the fomi Iy a lone, wh ich may ha ve mod. str€npous 
efforts to increase income levels, e . g .  two or more members of the fa IIily 
work ing , but more on the inflationary trends in construction and d€. ,elor-ment . 

3 , Cost of Land 

land cot;t have been a rapidly-increasing component in the equ'.J:!on ,.,," ;ci) 
determines the final cost of a home . In Niagara la nd co:;�s ho\. r:�e, ro?ic'ly 
and can be expected to rise due to the economic development €'l.te:-:c'i:l5-j r>orth­
easterly from the Buffalo-Niagara rolls urbanized Clrea . Constr I(;;·;on r:"f ;he 
Amherst campus of the University of Buffa lo, the proposed airpcrt aile;' nar � 10 1  
suburban movement are three foctors affecting land co�ts in the ·r own . 

4 .  Cost of Construction , Maintena" c e ,  nnd Rehc b i l  jt�tion 

Construction costs, as with land cosf::: , hovp ri::"n Colt a r/)f,> h igh,o;·r :-: '; '1 ',ot of 
the Consumer Price Index . * T�'!'! co· t of r'.!p:,ir OLd main ,'one- . ":: ,." �J.:t.:n 
instrumenta l in slowing down nr_'fTn'_li rc-pc(1 lila mointen(·pcl.! cf ;'; 0: :;:+: 9 h ·;·Jsing 
stock , On this basis, therefore ,  it oppcu:� thut t;"e p-lv( .. te 1101.'''';''',9 rt ,�-' €,t acti ng 
a lone may not be able to provide adequate 10'11 iTlc.om� huusing. 

These four factors, interacting on one anothRr , Love resulted in (J probl€ " .;, r.h h.nd� 
to perpetuate itse lf.  There is no indication that in the fuhlre thai" low Income ..... i i '  .�,: OS€ their 
income status to any sreat extent .  At the same time, there I!; every indication ;�;C". ; () 'sing cos� 

* A theory based on the assumption that low-modercte inc(''l1e fam i l ies move (f1 1 :·,[' · .J uni� va -
cated by higher income level fumilies. Such c cor,rJition �: 111 only operate whf' r,rt. i� an (Ipen 
housing market, high levels of housing constructicn on a l l  le .... els, and 0 turnOV';;f oc·;upuncy . 
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w i l l  continue to rise over and above prices genera l l y .  The problem is, therefore , likely to get 
worse rather than better . For this reason in part, the Federal government initiated Operation 
Breakthrough to break the borrier of old fashioned slow and expensive construction methods . 

Other Obstac les 

There is no local centra l agency in the Town or elsewhere which can advise residents 
regarding the avai lability of rental and/or sa le housing especia l ly  with subsidies its cost, the 
value of their present units, its needs in rehabi l i tation home and fami ly  financing, and the other 
related housing problems, outside of the business lending institutions, books and self-interested 
real estate offices. A lthough these businesses provide an indispen'soble service., they are not 
equipped to provide a l l  of the information needed regarding housing demands, espec ia l ly  of 
low income fami l ies.  A technical advisory committee on housing e . g .  that being promoted 
by the Regional Planning Board shou ld be created to supply housing and housing related data 
to agencies and individua l s .  4 .  

Although the majority of homeowners in the Town are relatively young, there un­
doubtedly are elderly residents who, because of limited fixed incomes and physica l age, are 
not a b le to provide the necessary continuing maintenance to their homes . As this group in­
creases,  deterioration wi l l  become a more serious obstacle to the Town's housing supply . 

Low Income and Minority Housing Discrimination 

According to the resu lts of interviews with severa l agencies and officials within, or 
related to the Town of Niagara, no overt evidence of racia l or minority discrimination in 
housing was found or related to the consu ltant .  A lack of discrimination maybe due in part, 
to (0) the simi larity of economic characteristics that preva i l  in the Town regardless of race and 
( b) to the unusua l ly high number of nationa l i ties and second generation ethnic groups represented 
in the Town , none of which "has an over whelming predominance ,as shown in the following Table. 

4 .  Technical Report on Housing in the Erie - Niagara Region, First year Study, p. 1 22 . 
June 1 970 Erie - Niagar.a Counties Regional Planning Board, Housing Committee.  
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TABLE 13  

FOREIGN BORN 

PLACE OF ORIGIN OR RACE - 1 960 

NATIONALITY NUMBER OF PEOPLE 

Negro 90 

United Kingdom 269 

Germany 403 

Poland 299 

Italy 302 

Canoda 900 

Other 1 78 
-

TOTAL: 2,331 

Source: U . S .  Census of Population, 1960, p .  33 (PC1) 
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HOUS ING O BJECTIVES 

Housing and housing related objectives to be carried out through the course 
of the Comprehensive Planning Program are: 

0 ,  Preparation of a Comprehensive land Use Plan, which wi l l  recommend 
physical areas for future growth. The Land Use plan wi l l  pay special 
attent; on to i ts suggestion of areas i n  whi ch various types of housi n9 
should be l ocated .  

o .  To implement, the Comprehensive Plan including, the Land Use Plan, 
the Town's present zoning regulations and land subdivision regula­
tions wil l  be reviewed and rewri tten, as necessary, to assume con­
tinuity between the regulations and the Comprehensive Plan. 

o A capital improvements program wil l  be prepared through which fi­
nancial recommendations wi l l  be mode for providing future needed and 
proposed communi ty faci I Hies. The purpose of recommendi ng proposed 
community faci l i ties is primarily to serve existing and future housing 
needs. 

Other pertinent objectives to be acted upon during the first years of a pro­
gram related expressly to housing implementation may include an investigation of the 
feasibil ity of establishing a nonprofit housing corporation to provide housing for: (a) 
low income and (b) elderly famil ies.  Since housing projects under the State Housing 
programs are to be sponsored by nonmunicipal bodies, other affi liation should be 
actively sought, such as labor organizations or council of church organizations . 

The Erie -Niagara Counties Regional Planning Board in  its study of housing 
and related problems in the Niagara Frontier, has determined a series of housing goals 
which are recommended for community review and consideration for local adoption. 
Inplementotion of community planning objectives would include the carrying out of 
area-wide gools upon their odoption . 

ERIE AND NIAGARA COUNTIES REGIONAL PLAN N I N G  BOARD 

GOALS AND OBJECTIVES 

To provide a suffi cient amount of housing for al l regional residents 

By encouraging private and public development of a variety of housing 
types in suitable locations for all income, age, and mi nority groups. 
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By coordi nating efforts of private and public developers to 
accommodate regi onal housi ng needs. 

By encouraging experimentation i n  planning, financing, and 
construction methods to help reduce the cost of housing . 

By encouraging innovation i n  programs administered by pub­
I i  c housi ng authori ties. 

By providing suffi cient land areas suitable for new residen­
tial growth. 

By encouraging new housing in the downtown areas of the re­
gion1s cities in  order to take advantage of the concentration 
of cultural faci lities, retail shops, and business and personal 
servi ces. 

By implementing a policy of open housing for al l age , income, 
and minority groups in the Region. 

By encouraging better planning and development of seasonal 
housing . 

By recognizing the importance of mobile homes and prefabricated 
construction as significant elements in providing low i ncome hous­
ing. 

By encouraging a better standard for the housing af migrant or 
seasonal laborers. 

To preserve and improve the character or residential areas within the region, and 
halt the spread of further deterioration and blight. 

By encouraging the adoption and enforcement of uniform building 
codes and other regulations designed to safeguard minimum structural 
standards and encourage conti nued mai ntenance . 

By encouraging the adopti on, enforcement, and updating of local sub­
division and zoning regulotions designed to safeguard minimum property 
and development standards. 

By discouraging new residential growth in  areas affected by air and 
water pollution. 
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By buffering existing residential areas from incompatible uses and 
activities . 

By discouraging nonlocal traffic from passing through residential 
nei ghborhoods . 

By improving the quality of existing housing and maintaining a high 
standard for new construction . 

By identifying problems related to flooding and storm drainage . 

By analyzing the future role of New Towns i n  terms of growth alterna­
tives. 

By discouraging the further devfi!lopment of residential lots fronting 
directly upon major highways. 

By discouraging the expansion of strip nonfarm residential develop­
ment along maior roads and highways in rural areas. 

By encouraging the use of Federal and Stote Grant - In - Aid Pro­
grams designed to eliminate neighborhood defi ciencies and create 
opportunities for new investment. 

To provide a ful l  range of publ ic  and private faci l i ties and services within urbanized 
areas at convenient l ocations. 

By concentrating new residential growth in areas that can easily be 
served by publ ic  utilities and services. 

By encouraging new subdivisions pl atting only when streets and uti l i ­
ties have been properly planned and constructed . 

By encouraging new residential growth i n  areas free from objectionable 
nonresidential uses and to discourage the placement of these objection­
able uses i n  older residential areas . 

By encouraging innovation in the overall design and layout of residen­
ti 01 areas . 

By encouraging intensive residential development, such as apartment 
housi ng I to locate wi thi n development corri dors related to mass transi t 
and commercial centers. 
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To recognize the hazards, l imitations, and advantages of the Region's natural 
physical features in the planning of residential areas. 

By encouraging local community ordinances and regulations to 
recognize the l imitations and problems of natural physical fea­
tures. 

By restricting residential development in land areas with steep 
topography and poor soil or subsoil conditions. 

By controlling residential densities in accordance with the soil 
l imitations for areas using septic systems and wells . 

By restricting new residential development in areas subiect to 
floodi ng. 

By preserving and utilizing natural physical features as assets 
and scenic attractions within residential areas. 

Methods of Reducing and E l iminating Substandard Housing 

Study and consideration by the Planning Boord for (0) adoption and en­
forcement of a housing code and (b) updating and enforcement of the building 
code, to include State model provisions are essential for the reduction i n  deterio­
rating housing. The State of New York has a model Housing Code which should 
be utilized in determining an appropriate housing code for the Town. A recom­
mendation for adoption of the State Housing Code is based on the continual up­
dating process by the State of New York. As updates are made by the State, they 
can automatically be incl uded in the local code . The Housing Code ensures the 
mai ntenance of existing housing supply and the quality of future housing, if pro­
perly implemented. 

Complementary to the Housing and Building Codes are the Property Main­
tenance Code, as well as the electrical and plumbing and fire prevention codes 
within the arsenal of regulations available from the State for discouraging deterio­
ration . While al l  of the codes mentioned are valuable tools for the community, they 
are al l only as good as their enforcement. I t  is suggested that the Town of Niagara 
study the various codes for their application and adopt those which can be properly 
enforced . The following schedule is recommended for consideration of a housing re­
habi l i tation system for the Town . The goal of the schedule is to implement the Com­
prehensive Plan and a housing program as wel l .  As the planning program progresses, 
means of reaching the housing and planning goals moy change, but the gools them­
selves of providing adequate housing for al l residents should be carefully adhered to 
and when possible, extended so that the planning process and the efforts toward pro­
vidi ng housi ng are conti nuall y upgraded.  
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Other means of reducing substandard housing and creating new housing 
incl ude the adoption of some of the federal forms of housing rehabi l i tation and 
construction; e . g .  provided for in Section 235 of the Natural Housing Act . The 
County and Regional Planning Board wi l l  review proposals for federa l ly  aided hous­
ing to determine the proposal 's ability to fit in  with the regional housing program . 
Additional ly,  periodic review of the Town's ordinance relating to housing should be 
made to advance new ideas and procedures i n  housing. Town conformi ty, for in­
stance, to area-wide building code requi rements permits less costly housing project 
preparation on both the public and private levels. 

STATEMENT OF PLANNING ACTIVIT IES 

Town Planning Board Activities 

I n  the past, the Town Planning Board has been active in providing de­
velopment review recommendations to the Town Boord for both subdivision requests 
and rezoning petitions. The Planning Board meets on a regular basis for providing 
development advice to both the Town Board and to petitioners regarding regulatory 
development procedures and planning implications. The Planning Board's advice is 
actively sought by the Town Board . 

I n  addition to the Planning Board 's regular advisory role to the Town legis­
lative body, special projects, e . g .  the preparation of a complete Mobile Home Or-

d inance, are undertaken . Upon completion and restudy of the draft ordi nance, the 
Planni ng Board submi ts its fi nol recommendations to the Town Board for implementati on . 

Suggested Future Activities 

Planning Acti vities, which have been recommended for the Town 's Hous­
ing plan and program, are included i n  Table 6 .  Fulfi l l ment of these recommenda­
tions is suggested within the time frame indicated, however, their eventual fulfi l l ­
ment is recognized to be much more important than the actual date of accomplish­
ment. 

The fol lowing determinations have been made i n  an attempt to determine 
various costs in time and manpower needed to produce code and study elements relating 
to housing problems, to further define local needs beyong the scope of this study. Be­
fore such activity could be undertaken, there must be an indication of the time and 
costs that would be i ncurred in preparing such studies . Determination of recommended 
procedures, manpower, and costs are shown on the following pages . 
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Comprehensive Plan 

Zoning Ordinance 

Land Subdivision 
Regulations 

Housing Code 

Property Maintenance 

TABLE 1 4  

SUGGESTED ACTIVITIES AND PRIOR ITY SCHEDULE 

TOWN OF NIAGARA 

1971 - 1972 

Complete and prepare for 
a doption by the Town Board 
of Supervisors . Request com­
mitment to adhere to. 

Complete comprehensive re­
visions and recommend to Town 
Board for amendment to present 
ordinance . 

Complete review and add 
necessary revisions to !xing 
into conformance with the gools 
of the Comprehensive Pla n .  

� 

� 

1973 - 1974 

Prepare and implement 
� educationa l program for 

genera l residency . 

� 
Educate public to content.  
Review procedures for sub­
m itta I of petitions. 

Initiate educational program 
�. for area developers . 

Study for consideration of a 
housing code for the Town . 
Planning Board study & recom­
mend to Town Board. 
Adopt Housing Code . 

Planning Boord study for con­
sideration of recommendation 
of Town Board.  

1975 - 1976 

Planning Board study & 
review Federal & State 

Ji'- Housing programs ap­
plicable to the Town . 
Particular attention to 
new housing method­
o logy . 

Reconsider zoning or­
� dinance for need of 

revision . 

Review land subdivision 
regulations in light of 

.... chang ing methods of 
development .  

� 

� 

Initiate aided rehabil it­
ation housing program .  
Initiate systematic hous­
ing Code Enforcement 
programs . 

Initiate Property Main­
tenance Code. 



, 
'" 
'" 

, 

Mechanical Codes 

Citizen Participation 

TABLE 14!=ONT , ) 

SUGGESTED ACTIVITIES A N D  PRIOR ITY SCHEDULE 

TOWN OF N IAGARA 

1971 - 1972 

� 

Appoint citizens commi ttee 
to work with County and 
Region for solutions to housing 
problems, traffic and commercial 
development .  Study needs . 

1973 - 1 974 

� 

Citizens committee develop 
recommendations re: housing 

".. and commercia I growth . Re­
commend appropriate action 
programs .  

1 975 - 1976 

Town Board appoint 
c i tizens committee to 
study appropriate needs: 
e lectrica l ,  plumbing, 
fire prevention . 

Enlarge c i tizen partic­
ipation committee to 

� include more people & 
to form subcommittees I 
for study of other pert­
inent loca I problems . 
Advisory to Planning 
Board .  



Estimates of Housing Supply and Demond 

To be accompl i shed by subcommittee of Planning Boord . I t  is recom­
mended that the subcommittee !::e composed of three (3) members . This work 
would be accomplished by a survey of real estate agents! community leaders! 
civic groups! and churches . I t  is estimated that this would be accomplished in 
three to five months on a part-time basis by subcommi ttee members. Costs would 
not exceed $ 150 (printing of questionnaires! mailing! typing! etc . )  

Analysis of the Effectiveness of the State Housing Programs 

The Housing Subcommittee should meet with representatives of the New 
York State Division of Housing and Community Renewal after completing item A 
above . Evaluation of the minimum criteria for state supported housing programs i n  
comparison to the demands determined above would be necessary. This would take 
two to four weeks. I t  is assumed that costs would be minimal- $25.00 for typi ng! 
postage ,  etc. 

Identification of the Cost! Manpower Needs, ond Scheduling of Activities Needed 
To Produce A Housing Code 

A Housing Ordinance wil l  require a thorough review of the Model Housing 
Code for New York State and of adopted housing ordinances by other communities . 
The Housing Subcommittee would review the Ordinance, discuss it with appropriate 
county and state agencies, and determine its applicabi l i ty to Niagara. The latter 
could be accompl ished, in port! with B above. I t  is estimated that thorough review 
of the Housing Ordinance, by the Subcommittee, would toke three to four months on 
a port-time basis . Upon completion of the review, legal counsel would be required 
to prepare a proposed code . Upon completion of the drafted codet it would be sub­
mitted to the Town Boord for review and publ ic  hearings. This would take approxi­
mate ly  three to four months. If adoptedt the code would have to be published for 
citizen use. A housing inspector would be appointed on a conti nuing basis. Esti­
moted costs for these activi ties would be as fol l ows: 

Code Review, (purchase of codes, typi ng, 
postage, etc . )  

Legal Counsel - Initi:al Preparation 

Legal Counsel - Final Preparation 

Publ i cation and Publ i c Noti ces of Pro­
posed Ordinances 
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Publication of Final O rdinance 

Housing Inspector Annual Salary Plus 
Expenses 

Potential legal Fees, Notice�, etc. for 
subsequent condemnations and other en­
forcement 

TOTAL "F IRST YEAR" COSTS 

Program for the Rehabi l i tation of Substandard Housing 

1 00 .00 

1 ,500.00 

500.00 
$�, I oo . oo  

A rehabi l i tation program for substandard housi ng should be evaluated by 
the Housing Subcommittee.  A recommended program would include publ ic  i nforma­
tional programs for local residents, code enforcement of housing and building codes, 
clearance of di lapidated structures, and coordi nation of l ocal civic group activities 
related to housing rehabi l i tation (e . g .  Boy Scout paint-up, fix-up for homes of in­
capaci tated senior ci tizens) . For small communities, the rehabil i tati on of housi ng 
wi l l  be pri mari l y owner-i niti ated . Loan program i nformation for rehabil i tati on is, 
therefore, of primary importance. Annual estimated cost for a rehabilitation program 
based primari ly  upon publi c  information distribution would not be more than $50 to 
$ 1 00 i f  the services of the Housing Inspector are utilized to assist in  identifi cation of 
homes eligible for, and in  need of, rehabili tation loan programs. 

Development of a Workable Program for Community Improvement 

The Workable Program for Community Improvement is the vehicle through 
which the Federal Government provides renewal and public housing funds for a com­
munity. Before any funding of these types are al located, the community must show 
activity i n  four brood areas: code enforcement, planni ng and programmi n9, housi ng 
and citizen i nvolvement. 

For the Town of Niagara to prepare a Workable Program for Community Im­
provement, a review of existing codes would be required, as well as a study of the 
adoption of a housing code and related other codes, as well as the establ ishment of a 
code enforcement program. Also required is a programming of the Comprehensive Plan 
now being prepared of the major physical, social , and economic problems, as wel l as 
the establ ishment of a means of relocating displaced persons and a program of citizen 
i nvol vement. 

To prepare a Workable Program, no less than nine months of concentrated 
effort on the part of the Town Planning Board and the Town Board would be required, 
os wel l  as that of the Town attorney. 
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STATEMENT OF IMPLEMENTATION ACTIONS 

Previous Implementation Activities 

Public implementation activities in the post year by the Town Planning 
Boord hove i ncl uded: 

1 .  The development and recommendation of a mobi le home ordi­
nance which is presently under Town Board consideration; 

2 .  The planning and construction of storm sewer systems to 01-
leviate poor drainage for two extensive housing areas; 

3 .  Planning of sanitary sewer faci l ities i n  coordinotiof") with 
other agencies; 

4 .  Review of land development activities; 

5 .  Initiation of the Townls first Comprehensive Pion. 

S teps for future implementation are outlined in Table 1 4 .  

I mplementation of Proposed Housing Programs 

To specifical ly  determine the (0) costs for preparing and performing a 
systematic code enforcement program and (b) the costs of conducting the other code 
and programs recommended in  the Schedule i n  Table 14. When a systematic housing 
code enforcement program is adopted by the Town, each of the six pl anning distri cts 
should be carefu l ly  examined for both i nterior and exterior defi ciencies of the struc­
tural members and the physical : environment. Once the inspections are completed, 
compliance with adopted regulati ons would begin. This process to be effective, would 
i nvolve more than one full-time inspector. The exact numbers would be dependent 
upon the thoroughness of the initial i nspections and the related enforcement process. 
This process wi l l  require no less than three years to complete. 

Upon completion of the initial i nspections, detailed data should be compiled 
to determine the extent and i ntensity as well as location and type of deterioration and 
housing needs of the residents. Analysis of this data wi l l  help determine the direction 
and procedures which should be taken to affect proper rehabi l i tation, and prevent re­
currence of housing deterioration. Analysis of both federal and state housing problems 
should be made by the Planning Board to determine their appl i cabil i ty .  Coordination 
with County, State, and the Regional Planning agencies wi l l  alleviate many of the re­
search tasks and the need for independent Town programmi n� . 
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Publication of Final Ordinance 

Housing Inspector Annual Salary Plus 
Expenses 

Potential legal Fees, Notice�, etc. for 
subsequent condemnations and other en­
forcement 

TOTAL "FIRST YEAR" COSTS 

Program for the Rehabi l i tation of Substandard Housing 

100.00 

1 ,500.00 

500.00 

p , l oo . oo  

A rehabi l itation program for substandard housing should be evaluated by 
the Housing Subcommi ttee . A recommended program would include publ ic  i nforma­
tional programs for local residents, code enforcement of housing and building codes, 
clearance of di lapidated structures, and coordination of l ocal civic group activities 
related to housing rehabil i tation (e . g .  Boy Scout paint-up, fix-up for homes of in­
capacitated senior citizens) , For small communities, the rehabi l i tation of housing 
wi l l  be primari l y  owner-initiated. loan program information for rehabi l i tation is, 
therefore , of primary i mportance. Annual estimated cost for a rehabi l i tation program 
based primarily upon public information distribution would not be more than $50 to 
$ 1 00 i f  the servi ces of the Housi ng I nspector are uti lized to assist in  identifi cation of 
homes eligible for, and in need of, rehabi l i tation loan programs. 

Development of a Workable Program for Community Improvement 

The Workable Program for Community Improvement is the vehicle through 
which the Federal Government provides renewal and public housing funds for a com­
munity. Before any funding of these types are al located, the community must show 
acti vi ty in four broad areas: code enforcement, planning and programmi ng, housi ng 
and citizen i nvolvement. 

For the fown of Niagara to prepare a Workable Program for Community 1m ... 
provement, 0 review of existing codes would be required, os well os a study of the 
adoption of a housing code ond rel ated other codes, as wel l as the establishment of a 
code enforcement program. Also required is a programming of the Comprehensive Plan 
now being prepared of the maior physical , socia l , and economic problems, as well as 
the establishment of a means of relocating displaced persons and a program of citizen 
i nvolvement. 

To prepare a Workable Program, no less than nine months of concentrated 
effort on the part of the Town Pl anning Board and the Town Board would be required, 
os well as thot of the Town attorney .  
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STATEMENT OF I MPLEMENTATION ACTIONS 

Previous Implementation Activities 

Public implementation activities in the past year by the Town Planning 
Board have i ncl uded: 

I .  The development and recommendation of a mobi le home ordi­
nance which is presently under Town Board consideration; 

2 .  The planning and construction of storm sewer systems to al­
leviate poor drainage for two extensive housing areas; 

3 .  Planning of sanitary sewer faci l i ties i n  coordination with 
other agencies; 

4. Review of land development activities; 

5 .  Ini tiation of the Town's first Comprehensive Plan . 

Steps for future implementation ore outlined i n  Table 14.  

Implementation of Proposed Housing Programs 

To specifical ly  determine the (0) costs for preparing and performi ng a 
systematic code enforcement program and (b) the costs of conducting the other code 
and programs recommended i n  the Schedule i n  Table 14. When a systematic housing 
code enforcement program is adopted by the Town, each of the six pI anning di stri cts 
should be carefu l ly  examined for both interior and exterior deficiencies of the struc­
tural members and the physical : environment. Once the inspections are completed, 
compliance with adopted regulations would begin .  This process to be effective, would 
involve more than one full-time i nspector. The exact numbers would be dependent 
upon the thoroughness of the initial i nspections and the related enforcement process. 
This process wi l l  require no less than three years to complete. 

Upon completion of the initial inspections, detai led data should be compi led 
to determine the extent and intensity as well as location and type of deterioration and 
housing needs of the residents. Analysis of this data wi l l  help determine the direction 
and procedures which should be taken to affect proper rehabili tation, and prevent re­
currence of housing deterioration. Analysis of both federal and state housing problems 
should be made by the Planning Boord to determine the ir  appl i cabi l i ty .  Coordination 
with County, State , and the Regional Planning agencies wi l l  a l levi ate many of the re­
search tasks and the need for independent Town programmi n� . 
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Private activities have been devoted to the construction of housing 
throughout the Town . Because of a lock of sewer faci lities the number of units 
recently completed is well below previous construction periods. Private devel opers 
are beginning to understand the necessity of coordinating their activities with those 
of the various levels of government and the Town Planning Board. Future private 
activities could i nclude along with continued speculative housing, sponsorship of a 
housing project and construction of l i mited i ncome housing of traditional and/or in­
novative construction and design. 

COORDINATION WITH OTHER AGENCIES REGARD I N G  HOUSING STUDIES 

I t  is recommended that the Town of Niagara actively coordinate its hous­
studies and program with the Erie-Niagara Counties Regional Planning Board and 
other pertinent agencies. The goals and objectives of the Regional Planning Board 
have been incl uded herein so that coordination of ideas can be ini tiated at the out­
set of planning for housing on the Town , as well as regional level . I t  is strongly 
recommended that the Town of Niagara discuss possi ble solutions to l ocal housing 
problems with the Regional Planning Boord, as well as with the Office of Planning 
Services, the Division of Housing and Community Renewal , and the Department of 
Housing and Urban Development. 
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TABLE 1 5  

COMPARATlVE POPULAT lON AND HOUS 1NG CHARACTERISTlCS 

TOWN OF N IAGARA 
N IAGARA COUNTY, NEW YORK 

T O W N  O F  N I A G A R A  N I A G A R A  C O U N T Y  

Popu lation 

Persons Per Housing Unit 

Median Age 

Persons 65 Years and Over 

Median Income Per Family 

Under $5,000 

Number of Housing Units 

Owner-Occupied 

Percent Single-Fami ly  

Median Contract Rent/Month 

Median Vo lue of Owner": 
Occupied Units 

Under $ 15 ,000 

Over ;20,000 

Number of Mobi le Homes 

Percent of County Totol 

1960 

7,503 

3 .9  

23 .5 

2 . 8  

$7,041 

34.4% 

2,081  

7 1 .8% 

87 . 1% 

$77 

$ 1 2 ,200 

73 .7% 

23 . 8% 

1970 

8,368 

343 

23 .2% 

- Indicates information not available at time of Table compilation . 

1960 

242,269 

3 . 2 

29 . 1  

8 .0 

$6,692 

39 . 8% 

74 ,8 13  

66 . SOIo 

68 . 1% 

$67 

$ 14 ,000 

57 .8% 

14.5% 

Sources. of Doto: 1963 Business Fact Book , N . Y . S . Dept. of Commerce 
1970 Census of Popu lation PC ( Vl) 34, U .  S .  Dept. of Commerce 

1970 

235,720 

74,696 

$82 

$ 15 ,900 

1 ,477 

1960 and 1970 Census of Housing , He (Vl) 34, U . S .  Dept. of Commerce 



HOUSING PROGRAM OF VARIOUS AGENCIES OF THE FEDERAL 
GOVERNMENT 

Program 

DEMOLITION OF UNSOUND STRUCTURES 
Remove dilapidated housing on a planned 
basis . Must rel ocate . 

REHABILITATION - LOW INCOME 
Rehabilitation grants mode to individuals i n  
code enforcement areas. May not exceed 
$3,000 for improvements. 

PROPERTY REHABILITATION 
Loons of up to 20 years at 3 percent mode for 
residential and nonresidential property improve­
ments. 

INTEREST SUPPLEMENTS ON HOME 
MORTGAGES 
H UD makes monthl y payment to mortgagee to 
reduce interest costs on Q home insured by the 
federal Housing Administration. Owner must 
quoli fy. 

LOW RENT PUBLIC HOUSING 
Must hove local housing authority Assistance 
to plan, build, and/or acquire and operate 
l ow-rent publ ic housi ng. 

RURAL HOUSING LOANS 
funds to build, buy, or improve housing for 
low-income families, who qualify. 

FARM OWNERSHIP  LOANS 
Farm ownership loans to improve buildings, 
land, water reserves, establish recreation, 
etc. to supplement income . 

Grant 

Grant 

Loon 

Legal Authority 

Section 1 16 
Housing Act, 1 949 

Section 1 1 5  
Housing Act, 1949 

Section 3 1 2  
Housi ng Act of 1964, 
as amended 

Reduce Section 235 
I nterest Nati onol Housi og Act 

(Publ i c Law 73-479) 

Financial & U.S.  Housing Act 
T echni col of 1937, as amended 
Assistance 

Loon Formers Home Adminis­
tration Title 1 of the 
Housi n9 Act o'f 1949, as 
amended . 

Loon Formers Home Adminis­
tration 

• 



" 

Program 

HOUSING FOR THE ELDERLY 
Assistance to nongovernmental 
sponsors for the provision of housi ng . 

Type 

Financial & 
Technical 
Assistance 

Legal Authority 

NYS Division of 
Housing and Com­
munity Renewal 

Note: Programs l isted herein are subject to change by the agencies involved as 
new means of providing better service are found . Becouse of the characteristics 
of the national and state economic conditions, not a l l  of the programs listed 
receive funded appropriations each year. 

For additional information, write to: 

Formers Home Administration 
U.S .  Department of Agricul ture 
Washington, D . C .  20250 
Field Office: Medina 

New York State Division of 
Housing & Community Renewal 
393 Seventh Avenue 
New York, New York 1 0001 

Department of H ousi ng and Urban 
Development 
Washington, D . C .  204 1 0  
Regional Offi ce: Buffalo 
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GOALS AND OBJECTIVES 





INTRODUCTION 

Prior to the development of planning goo Is and objectives for the Town, a brief 
discussion of planning principles has been prepared .  The goo ls, objectives and 
implementing policies that the Town wi l l  eventua l ly determine to guide future 
growth should be based upon certain principles developed to establ ish a sound 
basis for planning decisions .  Fol lowing the discussion of  these brood principles, 
specific goa ls and objectives for the Town are recommended.  I t  is essential that 
the members of the Planning Board as representatives of a l l  of the residents of the 
Town , review the preliminary goals and objectives to be assured that they reflect 
the intent of the Comprehensive Pion and the residents toward future growth . 

Purpose and Use of Planning Principles 

The following principles are oosed upon thorough study and experience in the 
field of urban planning . They are guidelines for physical planning - particularly 
for development of the Comprehensive Plan. They are not restrictive in naturei 
rather they are positive statements reflecting the desirable structure of a wel l­
planned commun ity. They are flexible to the extent that a community is free to 
decide whether or not they represent local planning goo Is and the appl ication of 
each principle to the community structure is determined strictly by loca l action ­
both public and private . 

Comprehensive planning principles are presented below for genera l ,  rather than 
specific application: 

Pr inciples for Community Planning 

1 .  Genera l - A community should be a physica l ,  soc ia l ,  and economic 
unit with identifiable boundaries and characteristics .  I t  shou ld be 
capable of supporting a fu l l  cross-section of community services, 
i . e . ,  a major commercial center , a community park, etc . It shou ld 
be divided into residential neighborhoods and functional districts, 
i . e . ,  industria l ,  commerc ia l ,  etc . 

2 .  land Use - land uses should be grouped and arranged to best serve 
the popu lation with maximum effic iency. Functional ly or physical ly 
incompatible land uses should be buffered from one another or sep­
erated by distance. A hierarchy of spec ial centers, such as shopping , 
employment, or major institutions shou ld be strengthened to provide 
functional activity. The value of amenities, suc h as streams, parks, 
and scenic views shou ld be extended and preserved wherever possible.  
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3 .  Transportation - An efficient transportation system should connect 
the community with other nearby communities and c ities. The com­
munities shou ld have a convenient internal circulation system be.;. 
tween neighoorhoods, districts, and spec ial faci l ities, especial ly 
the central bJsiness area . Through traffic should be routed around 
the business area , neighborhoods, and industrial districts, rather 
than permitted to go through . 

Principles for Residentia l Neighborhood Planning 

1 .  General - The neighborhood should be a self-contained area de­
signed primar i ly for residential use, and shou ld have a popu lation 
large enough to support cerlain public fac i l i ties e .g .  a neigh bor­
hood pork ( 1 ,000 to 5 ,000 people) . 

2 .  Circu lation - A safe , pedestrian walk system should connect homes 
with neighborhood fac i l ities and other residential areas .  Through 
traffic should be routed around the neighborhood on suitably designed 
arterial streets . A limited number of col lector streets should lead 
from within the neighborhood to the arterial streets at its edge.  

3 .  Housing - Mixed housing types may be permitted in "planned area 
developments" if desired. Townhouses, garden apartments , and 
other high density housing are best located near convenient public 
transpoftdtion with good access to shopping areas .  

4 .  Shopping - Every residential area should have con"lenient access 

5 .  

to the central shopping area to provide for the doily needs of resi­
dents . The centra I shopping area shou Id have direct, safe access 
from local col lector streets and should be accessible with a minimum 
of congestion and confl icting traffic movements . 

Facilities - A neighborhood park shou ld be centra l ly  located within 
the residential neighborhood away from arterial streets and within 
one-ha lf  mile walking distance for a l l  chi ldren . Where possible , 
the neigh borhood park and playground should adjoin a school to 
maximize the effective use of each . Sma l l ,  conveniently located 
ploy lots should be provided in high and medium density neighbor­
hoods for chi ldren of pre-school age . 

Principles for Recreation Planning 

General principles for guiding recreational planning are as fol lows: 
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1 .  A diversified recreation program for a l l  ages requires a variety of 
areas, locations and fac i l ities. 

2 .  Cooperation between park and recreation agencies, school boards, 
and civic organizations is essential in acquiring and providing the 
necessary fac i l ities in the right place with the least dupl ication of 
faci l ities as possible . 

3 .  Accessibi l ity, beauty, and relaxation shou ld a lways be prime ob­
jectives . 

4 .  A l l  communities shou ld contain  a system of play lots, neighborhood 
parks and playgrounds, playfields, and community parks . 

5 .  A recreation program shou ld also include spec ial sites and fac i lities 
wherever they are available or appropriate - - e . g .  historic sites, 
arch itec tura I landmarks, scen ic lookouts, parkways, roadside picn ic 
areas, stadia , swimming pools, golf courses, etc . 

Principles for Industrial Planning 

1 .  General - Planned industria l districts or parks should be encouraged 
where possible.  Industrial sites shou ld be located on reasonably 
leve I ,  we I I-drained, extensive parce Is capable of supporting large 
industrial buildings. Industrial sites shou l d  be located within a con­
venient distance of existing or potential employee concentrations 
and shou Id be located where there is adequate water supply and room 
for expansion , storage, parking and site design . 

2 .  Accessibi l ity - Direct access to a major arterial is desirable; optimum 
location would be within one-half to one mi le  of a freeway interchange . 
Arterial routes in direct contact with the site should permit a sufficient 
number of adequately spaced entrances and exits. For most industries, 
rail access should be direct or readily attainable; water or air  access 
should also be considered for certain industries . 

3 .  Site Design - Al l  sites shou ld be sufficient size and configuration to 
afford flexibil ity of use and potentia l expansion of fac i l ities; building 
coverage of 20 to 30 percent is genera l ly  desirab le .  Landscaping shou ld 
provide sensory satisfaction as wel l  as fulfi l l ing the practical needs of 
space definition, recreation activities, screen ing, contro l ,  and identity 
of development .  Parking and loading spaces should be a l located gener­
ously, a factor of their consideration being the ultimate conversion of 
some spaces for other purposes or for future expansion 
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4 .  Internal Circulation - Various modes of transfX)rtation should be 
planned as on integrated system and designed to minimize conflict. 
Interna l circulation should m�nimize the movement of individua ls,  
vehic les, goods, materia ls, etc . 

Prjnci�es for Central Shopping Area Planning 

1 .  The central shopping area should strive to improve its function as: 

The symbol of the Town , concentrating , whenever possible ,commercia l ,  
office and governmental functions; preserving the suburban character 
of the Town yet fostering an atmosphere of business, socia l ,  and civic 
vitality. 

The optimum location for special activities, espec ia l ly  the few-of­
a-kind which require a central location . 

2 .  The physical arrangement of central shopping area activities should 
be guided by the following principles: 

Re lated activities shou ld be grouped according to their own functiona l 
and bu i lding needs, i .  e .  group simi lor uses together, e .9 .  auto and, 
auto parts sales. 

The central shopping area shou ld be a compact, integra l part of the 
Town as uninterrupted as possible by vehicular and other conflicts, 
with adequate and appropriate non-commercial activity areas, e .g .  
parking and landscaping . 

3 .  The street and parking faci l ities throughout the Town shou ld: 

Assure improved access to the central shopping area on Mi l i tary Road 
from a l l  parts of the Town and as much of the surrounding region as pos­
sibl e .  

The street system within the shopping areas should minimize conflicts 
between veh icu lor and pedestrian movement, espec ia l Iy  movement across 
Mi l i tary Road . 

Parking within the central shopping area should be located, designed, 
and priced to serve three types of dai ly use: 
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1 .  long-term or employee parking; 

2 .  Shopper I business and patron park ing; and 

3 .  Short-term or errand park ing . 

4 .  The design of the shopp:ing. area should be guid�d ' by the: ,fol lowin�r:­
principles: 

Open spaces and other foca I points shou Id provide a basis for the in­
terest and excitement of pedestrian activity and major building siting . 

Drives, pedestrian ways and open spaces, including their furniture and 
landscaping, should be functiona l ly  and attractively developed for 
aesthetics as well  as traffic related reasons.  

Signs should contribute to, not detract from, the improved appearance 
of the shopping areas . Business signs shou Id be an integra 1 part of site 
design . 
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PLANN ING 
GOALS AND OBJECTIVES 

TOWN OF N IAGARA - NIAGARA COUNTY 

INTRODUCTION 

The image of the Town of N iagara of 1990 and beyond, wi l l  be the result of  goals 
and objectives determined now and instituted as po licy supported by proper zoning 
and other land development controls. Citizen participation must be an active pro­
cess, developed at the outset, from which is formulated a range of polie,ies estab­
lished to meet the expressed obiectives of the Town's residen ts. 

The fundamenta ls of good planning are established in the Town's goals and objectives . 
The Town Planning Board, now in the midst of a comprehensive planning program, is 
charged with the responsibil ity of formu lating goals for the Comprehensive Plan which 
may be formed into concrete implementation policies. As such, they wi l l  give prac­
tical focus to the Comprehensive Plan and direct development proposals foward the 
successful development of the Plan . The setting of gocls is a major step in this process 
that a lso involves the establishment and application of standards to convert community 
goals into specific objectives, and the designing of implementation by which these on­
jectives can be rea lized. 

Through the careful preparation of the Comprehensive Plan and the development of 
reasonable goals and objectives, the Town of Niagara can control its own destiny ­
if they do not resist change when change is necessary - and if its leaders translate 
the formulated goals into implementing policies for the common good toward which its 
residents may strive. 

General Goals for the Town of N iagara 

Through its continuing planning program , the Town should seek to develop those as­
pects of local character which wi l l :  

1 .  Al low its citizens to achieve their fullest individual potentia ls in 
terms of inte l lectua l ,  cu ltura l ,  and economic achievement; 

2 .  Create a Town which is attractive as a place in which to work, to 
plat, and to live; a community with a high standard of living, provides 
necessary relaxation , yet having an atmosphere of excitement which is 
stimu lating to a l l  of the interests of life which make the Town a desire­
able home . 
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3 .  Provide the Town with a strong and stable economy, capable of sup­
porting a l l  of the socia l ,  cu ltural and municipal fac i l ities and services 
which create a desirable total environment. 

These general goals represent high qua lities toward which the Town can and should as­
pire . From time to time, the Town should evaluate itself in light of these general goals 
to ensure that the community is moving toward these qualities. 

Specific Goals for the Town of Niagara 

To effec tuate these general goa ls, more specific objectives must be formed which, in 
turn can be developed into concrete policies of the planning program.  The Town should 
stress the fol lowing objectives as it  undertakes planning for future development: 

1 .  The Town of Niagara should guide growth and change so that both the 
present and future population w i l l  be benefited . Future growth should 

2 .  

be order ly,  control led, and economica l and should be encouraged in 
areas of proposed municipal faci l i ties and services . Disorganized and 
haphazard development should be discouraged . Because of the scattered 
pattern of development that has a lready taken place, new growth should 
be carefu l ly  contro l led to ensure reasonable compatibi lity with its immed­
ate surroundings, including land use and streets . 

Because of the scattered pattern of growth in the past, future develop­
ment of land w i l l  be surrounded by existipg development. Development 
proposa ls wi l l  therefore have to exhibit absolute compatibility with its 
neigh bors to protect existing development.  To assure compatibil ity and 
encourage acceptable relationships of development, the admin istration 
of land devedopment regulations wi l l  require information on present and 
future proposa ls at the time of submission of any land development pro­
posa l .  Scattered development of differing types of land use in relatively 
c lose proximity to each other require that special attention be taken of 
the effect such proposa ls would have on surrounding land use, on the phy­
sical environment and on the provision of access to adjacent interior land. 

Development of the area in the north central and northeastern sections of 
the Town which are presently in agricultural use wi l l  be encouraged to pro­
vide large planned development of a semi self-sustaining nature . Such 
development w i l l  be sought to provide housing for more than one economic 
and age group in order to satisfy the need for a l l  forms of housing of the 
Town 's residents.  The development of a planned I iving environment wi I I  
be encouraged . 
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3 .  Preservation of natura l drainogeways and stream courses wi I I  be main­
tained through required dedication of easerre nts, through Town purchase 
of rights-of-way ,  dedication and through other forms of municipal con-
trol in order to prevent flooding and to permit proper natural and less 
costly natura l drainage .  A l l  plans and proposa ls for development within 
the Town must indicate the manner in which storm water runoff is provided. 

4 .  Residents shoo Id have the greatest variety of goods, services I and fac i I ities 
readily accessible to them. They become accessible only if they are logi­
cally grouped in the most convenient locations . Incompatible land uses 
and the mix ing of certain activities may not only deteriorate neighborhoods 
and lower property values, but may prevent the concentrotion of goods and 
services which are of benefit to a l l .  Improper ly located industry, business, 
and residences may obstruct each other!s accessibi l ity and operations, be­
coming liabilities to the community rather than assets . Zoning of commun­
ity areas is an essential control necessary to assure comJXltibil ity of land 
uses. 

The primary function of the Town !s arterial streets is to provide for safe, 
relatively rapid, uninterrupted traffic movement. The secondary function 
of major local streets is to provide access to private property and its atten­
dant uses. Therefore i t  is essential that the development of residential and 
business uses adjacent to major streets provide a l l  necessary fac i l ities to per­
mit such streets to provide their primary function as unencumbered as possible . 

Development of commercial and business activities within the Town should 
be concentrated in planned locations to promote a greater avai labi lity of 
goods and services for the Town!s residents, whi le reducing the number of 
commercial outlets onto major Town roads,. While major shopping fac i l ities 
are to be encouT!Jged, adverse and dangerous traffic conditions which could 
be caused by improper development w i l l  be discouraged . Proper access and 
traffic considerations wi l l  be major requirements in any proposal for the use 
of property within the Town . The development of strip oosiness uses where 
access, off-street parking and loading and sight distances in any way imJXlir 
safe conditions for residents wi l l  not be permitted. 

5 .  The expansion of existing industries and the attraction of new industry 
shou ld be encouraged in order to provide opportunities for the expanding 
population of the Town , within the limitations of resources and markets . 
A h igher standard of living for a l l  Town residents is an important goa l .  
Total employment i however i should be as important as an increasing fam-
i ly and per capita income. Planned and protected industria l districts are 
attractive for new industrial expansion as we l l  as a benefit to the commun ity. 
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Consideration of establishing such districts should be part of the Town 
of Niagara planning program .  

Industrial development which has taken place in various sections of 
the Town in past years should be constructed in the future in selected 
areas providing adequate protection to industry itself and adjacent 
non-industrial uses as we l l .  The effects of proposed industria l activ­
ities wi l l  be considered in regard to its impact upon the economic and 
environmental character of the Town . The intermixing of industrial uses 
with residential uses w i l l  be discouraged in a l l  areas of the Town . 

7 .  The Town wi I I  encourage the preservation, protection and rehabi l i tation 
of residential property to ensure that every resident of the Town has decent 
and adequate shelter in a desirable residential environment. Special  atten­
tion should be given to those neighborhoods where land space is shared with 
or immediately adjacent to, industry or other non-residentia l uses. The 
quality of planning, location and site design for a l l  future proposed resi­
dential development wi l l  be thorough ly examined to insure proper devel­
opment in harmony with sound planning and environmenta l concerns .  

Enforcement of necessary codes and ordinances wi l l  be provided by the 
Town to preserve and protect standard housing and to provide methods of 
rehabil itation for substandard housing in areas suitable for continued resi­
dential development.  Because of the unnecessary tax burden and lower 
value which results from substandard housing , and structural and environ­
mental blight, the Town w i l l  seek a l l  feasible methods to encourage proper 
housing . 

Consideration w i l l  be given by the Town to a l l  forms of housing which are 
feasible for housing a l l  groups within the Town in suitable locations, in 
relation to employment, ttansportation , municipal services and fac ilities 
as we l l  as shopping . Coordination of housing needs, proposa ls, and programs 
w i l l  be maintained with the Regional Planning Board and Niagara County. 
Special encouragement w i l l  be given to the development of low-rent housing 
for the e lderly residents of the Town in order that they may' continue living 
in the Town. 

8 .  The Town should coordinate its planning efforts with the Erie and Niagara 
Counties Regional Planning Board, the City of Niagara Fa l l s ,  and the Ni­
agara County Economic Development and Planning Commission and the com­
munities in the area in order to faci l i tate the most feasible economic devel­
opment, as we l l  as the accomplishment of physical and social objectives of 
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the community and the region . It is recognized that many decisions 
affecting the growth of the Town wi I I  be dec ided at the County, 
Regiona l ,  State, and even the Federal leve l s .  It is important ,  there­
fore, that the Town work with County and regional organizations to 
assert its idea; and goals on matters affecting the Town and the Efie­
Niagara region . 

As increased population and economic changes occur, land use, h ighway, 
and community faci l ities requirements and distributions w i l l  increasingly 
be based on county and regional needs, rather than on l imited objectives 
of the community. Regional transportation faci l ities, such as the airport 
and h ighways should be coordinated with larger political units. 

The development of the western New York jetport, wh i le significantly 
affecting the Town , wi l l  be determined at the State and Federal leve l .  
I t  is essential however, for the Town to be aware and capable of deter­
mining the effect of major proposa ls on the Town and to be able to ex:­
press acceptance or knowledgable suggestions of a lternatives for consid­
eration in the planning stage . 

9 .  The regional planning Goals and Objectives as expressed by the Erie 
and N iagara Counties Regional Planning Boord should be considered by 
the Town Planning Board for acceptance and incorporation into the Town's 
overa l l  planning program . Goals which are not presently acceptable should 
be noted and reviewed with representatives of the Regiona l Planning Board 
when local and regional goals are expected to be in conflict for matters af­
fecting the Town . 
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ER IE  AND NIA GARA COUNTIES REG IONAL PLANNING BOARD 
GOAlS AN D 03JECTIVES 

To provide a sufficient amount or housing for a l l  regional residents 

By encouraging private and public development of a variety of 
housing types in suitable locations for a l l  income, age, and 
minority groups . 
By coordinating effo�ts of private and public developers to 
accomodate regional housing needs . 
By encouraging experimentation in planning, financing and 
construction methods to help reduce the cost of housing . 
By encouraging innovation in programs admin istered by public 
housing authorities. 
By providing sufficient land areas suitable for new residential 
growth .wi�;' in  the region IS copec ity to cccommodate such growth . 
By encouraging new housing in the downtown areas of the region's 
c i ties in order to take advantage af the concentration of cultural 
fac i l i ties, reta i l  shops, and services and to d iscourage'continued spraw l .  
By implementing a policy of open housing for a l l  age, income, 
and minority groups in the Region , 
By encouraging better planning and development of seasonal housing . 
By recognizing the importance of mobile homes and prefabricated 
construction as significant elements in providing low income housing. 
By encouraging a better standard for the housing of migrant or seasona l 
laborers , 

To preserve and improve the character or residential areas within the region, and halt 
the spread of further deterioration and blight .  

By encouraging the a doption and  enforcement of  un iform bu i lding codes 
and other regulotiol1S designed to safeguard minimum structural standards 
and encourage continued maintenance c;nd ensure environmental quality. 
By encouraging the adoption , enforcement, and updating of local sub­
division and zoning regu lations designed to safeguard min imum property 
and development standards.and maximum environmental qua lity . 
By discouraging new residential growth in areas affected by air and 
water pollution, 
By buffering existing residential areas from incompatible uses and activities. 
By discouraging non-local traffic from passing .through residential neighbo.­
hoods, 
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By improving the quality of existing housing and maintaining a 
high standard for new construction . 
By identifying problems related to flooding and storm drainage . 
By analyzing the future role of New Towns in terms o f  growth a l ternatives . 
By discouraging the further development of residential lots fron ting directly 
upon ma jar highways . 
By discouraging the expansion of strip non-farlTl residential development 
a long major roads and highways in rural areas . 
By encouraging the use of Federa l and State Grant - I n  - Aid Programs 
designed to el iminate neighborhood deficiencies and create opportunities 
for new investment .  

To provide a fu l l  range of public and private fac i l ities and services within urixmized 
areas at convenient locations. 

By concentrating new residential growth in areas that can easily. be served 
by public util ities and services. 
By encouraging new subdivions plotting only when streets and ut i l ities 
have been proper ly planned and constructed. 
By encouraging new residential grwoth in areas free from objectionable 
non-residential uses and to discourage the placement of these objectionable 
uses in older residential areas . 
By encouroging innovation in the overa l l  design and layout of residentia l 
areas.  
By encouraging intensive residential development, such as apartment 
housing , to locate within development corridors related to mass transit 
and commercial centers. 

To recognize the hazards, limitations and advantages of the Region's natura l physical 
features in the planning of residential areas . 

By encouraging local community ordinances and regulations to recognize 
the l imitations and problems of natural physical features. 
By restricting residential development in  land areas with steep topography 
and poor soil or sub-so i l  conditions. 
By control l ing residential densities in accordance with the $oil l imitations 
for areas using septic systems and we l l s .  
By restricting new re� idential development in areas subject to flooding. 
By preserving and util izing natura l physical features as assets and scenic 
attractions within residentia l areas. 

The goals s�a�ed herein o;e c'-!I a p::=r� of the complete Geols and O bjective; adcpted 
by the Regional Plcr.;'l;�g B�c'�d. 
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I NT RODUCT ION T O  THE PLAN 

The Town of Niagara is a suburban community on the northeast sector of the Niagara 
Falls-Buffolo metropol,itcin area. The ,town was original ly, s�ttled by i'!lmigrants from the 
east looking in some cases for good farmlands and in others, looking for factory employment. 
During the 1800ls industrial deve lopment and the rai lroad provided the basis for commercial 
and industrial deve lopment and expansio n .  Th is growth genera l ly took place in Niagara 
Fa l ls and Buffa lo,  with some development taking place on the westside of the Town of Ni­
ogara . 

Niagara remained predominantly rural until the 1950 1s . The rapid growth of the 
Town and other suburbs following World War I I  was part of a national phenomena . Rapid­
ly increasing papulation and income, expanded personal mobility via the automobi le ,  and 
growing employment opportunities in the metropolitan area combined to create a large de­
mand for new housing within a greatly expanded commuting distance of major cities. The 
resulting suburban population increases required extensive a lterations to and expansion of 
public and private fac ilities and services . These factors of growing population , mobility, 
and metropolitan employment opportunities continue to cause suburban development at m­
creasing distances from the region IS  center . 

Approximately 45 percent of Town land is either vacant or used for agriculture .  
The Town I S  population cou Id double with in  the plann ing period ( 1970- 1 990) . The effects 
of such rapid growth , if uncontrol led, can be detrimental to a commun ity . Scattered, un­
organ ized, and high ly specu lative development may lead to unreasonable demands on munic­
ipal f inances and to a decrease in environmental quality. Municipalities have learned that 
in order to protect and improve the health , safety, and general we lfare of their popu lation , 
land development should be carried out in accordance with a comprehensive plan . 

New York State , in Sections 260-284 of Chapter 62 of Town Law , authorizes towns 
to establish planning boards and charges them with responsibi lity for preparing comprehen­
sive plans . This study results from a recognition by the Niagara Town Board and Planning 
Board of a need to eva luate the Town IS resources and potentia Is, and to establ ish a sound 
decis ion-making framework for guiding future growth . 

PURPOSES OF PLANNING 

A municipal ity may be thought of as being comprised of people,  land and a certain 
community spirit that is man ifested as the people and land develop in harmony . But, people 
may be mobi le, and as they come and go, so may community spirit change . The munici­
pality, however, is fixed to the land . A municipolity's on ly inherent possession is land, 
and the we l l-being and prosper ity of the community is dependent upon the manner in which 
th is land is uti l ized. 
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The util ity and va lue of a perce I of land, even in rural areas , are dependent to a 
great degree upon the manner in which neigh boring parcels are managed and on the govern­
menta l services and faci l ities that are available . The availability of water supply and 
sewoge disposal faci l ities, for example,  can be of great importance in determinin� use of 
property . The matter of access to a public transportation fac i l ity is also an important 
factor in determining land use . The offensive use of one parcel of land can drastically 
reduce the value of neighboring lands . Each landowner within the community is at the 
mercy of his neighbors, and a l l  must cooperate in the common interest if they are to enioy 
maximum benefit of the Town and its residents . 

FUNCTIONS OF THE COMPREHENSIVE PLAN 

The Comprehensive Plan plays a number of important roles in the deve lopment of 
any rapidly growing commun ity . A few of the more direct applications of the Plan are 
shown below: 

Guide for Private Development 

The Comprehensive Plan provides a guide for the privqte land owner so 
thot h is development proposals can be designed compatibly with the Town's stated 
po l icies and obiectives . 

Decision-Making Framework 

In periods of significant growth , Town officials must make numerous de­
cisions with respect to physical deve lopment . The Comprehensive Plan provides 
them with a basis for judging whether a specific proposal is consistent with the lon9-
range development objectives set forth in the plan , and for determining the effElct 
of the proposa l on other elements of the plan . 

Basis for Policy Making 

The Comprehensive Plan provides the Town Board and Planning Board with 
a definite set of objectives for guiding future growth , a general physical design 
for the Town, and methods for carrying out these objectives . 

CONTENT OF THE COMPREHENSIVE PLAN 

In order to serve these broad functional roles, the Comprehensive Plan includes 
analyses of the basic factors which affect community growth . These topics ,  to be dis­
cussed prior to the Comprehensive Plan include the fo l lowing: 
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o Gathering basic data and preparation of a base map of appropriate identi­
ficiation of the community, to be used throughout the plannu,g program . 

o Land use determinations from field surveys , mapped on the base map, 
along with summaries of a l l  land uses and maior land use problems . 

o Natura l features evaluation of such factors as topography,  soils, slopes 
and other emPhasis on the Physical characteristics of the community . 

o Popu lation review examining the popu lation of the Town through signifi­
cant categories as previously projected by various studies prepared by 
others. 

o Circu lation and transportation study of a l l  transportation faci l ities, includ­
ing location of roads, traffic volumes, conflict points, and effects of pro­
posed new streets . Special emphasis was given to Mi l itary Road . 

o Housing analysis to examine housing on a general basis to determine con­
ditions and oreas of housing problems . 

o Preparation of goals and objectives of the Planning Board to determine 
prior to the preParation of i'FiePlon, the basis for the policies to be taken 
by the Planning Board in directing proposed new development . 

Based upon the findings of the basic studies, a composite of graph ic and written 
proposals constitute the comprehensive development plan . These proposals have evolved 
out o f  working sessions with the Planning Board and include the following elements: 

o LAND USE 

o C I �CULATION 

Describes the proposed distribution of future 
commercia l ,  residentia l ,  industria l ,  public 
and semi-public development for the Town 
inc luding the Central Business Area, and 
some of the characteristics desired of the 
land use pattern . 

Ind icates proposals for improving existing 
streets and h ighwpys as we I I  as proposals 
for the construction of new roadways . The 
principal purpose of the circulation plan is 
to permit the interaction of land uses wh i le 
providing for the optimum flow of traffic . 
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o COMMUNITY FAC I LlT!ES Discusses generally the public and private 
fac i l ities and utilities needed to serve the 
future land use pattern . 

Fol lowing the development of the basic studies and the Comprehensive Plan, amend­
ments to the Town zoning ordinance were prepared to provide continuity between the Plan 
and the legal methods of implementing the Plan . The recommended amended zoning regu­
lations wi l l  be found in Volume 2 ,  Implementation . 

Since the Comprehensive Plan is neither an ordinance nor a regulation , it has no 
built-in mechanisms for making certain it wi l l  be carried out . Its success, therefore, 
depends upon the degree to which it is actua l ly used as a guide for reaching decisions on 
specific matters directly affecting the Town's development. 

A lthough the Comprehensive Plan is based on the best information currently avail­
able , the plan as a whole should be periodically reviewed in order to incorporate new 
deve lopment patterns and changes in development policies . Such flexibil ity is necessary 
for Town planning to be a continuous and effective process during a period of rapid phy­
sical and soc ial change . 

LAND USE PLAN 

The development of land in the Town of Niagara has undergone a major change In 
the la�t twenty years . Prior to 1950, one of the most predominont visual images was of 
heavy industry, especia l ly in the area west of Mil itary Road . The eastern section was pre­
dominantly rura l .  In the late 1950 ' s  through the mid 60's, the Town has undergone major 
changes in land use from industrial to a resider,tial suburban character . The pressure for 
deve lopable land, in Niagara , as we l l  as throughout the N iagara Frontier has predomin­
antly been for residential growth . While industrial development-continuesl the demand 
for s i ng le-fami Iy and apartment space wi l l  continue, in an effort to house the 85 to 90 
percent of fami l ies who want to live in a metropol itan area, nation-wide. 

In past decades, prior to 1960, the need for developable land in the Town was 
minor and the marginal uses of land or the lack of any use went unnoticed. In the future , 
the i ncreasing demand for space near Niagara Fa l ls and Buffa lo w i l l  cause marg inal uses 
to cease in favor of more profitable land use . Land presently underutilized or vacant 
w i l l  give way to development interests . The manner in which development takes place 
is the subject of the Comprehensive Plan and the responsibi lity of the Planning Board . 

The Comprehensive Plan consists of a description of the recommended proposals 
for the physical development of four major categories of land use: residential ,  commer­
c ia l ,  industrial and public uses . The existing development of the Town has greatly in­
fluenced the fXltterns of proposed future land use . In many areas, rood frontage has been 
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developed to the extent that remaining vacant land must be used for similar land use to 
assure neighborhood compatibi l ity . Because of this predetermination of land use patterns, 
the pn;)posed Land Use Plan recommends a minimum of major changes in the overa l l  pat­
terns of growth . 

Residentio I Land Use 

One of the major responsibi l ities of the Comprehensive Plan is to provide 
recommended areas for varying types of residential growth . In the post , predom­
inant development for housing has been in the construction of single-family units. 
Recent national and regional trends, however, have been increasingly directed 
toward the construction of multiple-family housing units . Both forms , as we l l  as 
mobile home housing is anticipated if! the Town's proposed plan for residential 
growth . An area of major importance toward the actual development of both 
single and particularly apartment housing wi l l  be the availability of adequate 
public uti l ity systems. Growth in the Town wi l l  become too concentrated to rely 
upon individual waste and water supply systems . 

Low Density Development 

Sing le-fami ly housing at a density of one to three dwe l l ings per gross 
acre are proflOsed in the central and northern sections of the Town . The areas 
proposed are extensions of existing single-family areas, genera l ly . One maior new 
area proposed for low density development is in the vicinity of Tuscarora Rood, north 
of Lockport Road . This area is presently used for agriculture and is expected to be 
one of the last oreas to be developed because of its remote locotion . 

When the area proposed for low density residential development is ful ly 
developed, it  wi l l  contain between 385 and 580 additional housing units, depend­
ing whether construction occurs oti approx imately one-half acre lots or one-third 
acre ( 14 ,000 square feet) lots. I f one acre lots are usedt 193 famil ies could be 
housed in the area designated for low density residential development . 

Medium Density Development 

Medium density development is characterized in the Town by existing 
housing units on lots of approximately 7,000 to l O tOOO square feet. A good ex­
ample of wel l  planned medium density housing wou ld be the Veterans Heights 
area . Other areas include existing housing in the Rhode Islandt Hyde Pork, Lock­
port Road area, west of the Niagara Expressway and the area east of Mi l itary Road, 
between Packard Road and Woodside Place . The major medium density area, i . e .  
the area in which most new medium density development wi l l  take place is i n  the 
area of Homestead Avenue, north to approximately Fourth Avenue, west of Tusca­
rora Road . 
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H igh Density Development 

Approximately 440 acres of land are presently used for or are proposed for 
use in h igh density residential development . The h igh density areas which are 
shown in six maior locations w i l l  account for approx imately seVen percent of the 
total Town area of 5 , 660 acres . During the land use survey of 1970, multiple­
family residential land use accounted for less than three percent of the developed 
area within the Town . The i ncrease in h igh density land use is divided between 
new mobile home pork areas and areas proposed for other forms of h igh density 
residential use e .g .  townhouse and apartment development . 

Each of the proposed high density areas has been selected i n  part because 
of the areas' c lose prox imity to a maior trafficway e .g .  Witmer Poad ,  pine 
Avenue and Lockport Rood . Two areas are proposed because of their relatively 
c lose proximity to ( 1) the State Pork , north of Witmer Rood and (2) the elemen­
tary school east of Mi l itary Road at Isherwood Drive . 

It can be reasonably expected that the Town 's advantageous location to 
the City of N iagara Fa l is and Buffa 10 , wi l l  requ ire a strong demand for a I I  types 
of housing . For this reason,  the Comprehensive Plan proposed numerous sites for 
various housing types which hopefu l ly wi l l  encourage imaginati,ve development 
proposals to be created.  Innovative zoning methods , inc;luding Planned Unit De­
velopment and c luster residential development wi l l  a lso be given consideration as 
ways of encouraging creative housing . If a l l  of the additional 360 acres of land 
proposed for h igh density development were constructed at an average of eight 
dwe l l ing units per gross acre, an additional 2 ,880 housing un its would be provided . 
This wou ld  house approx imately 9 , 200 additional people in the Tow n .  I t  i s  not 
anticipated thot a l l  six h igh density locations would be developed at on average of 
eight dwe l l ings per acre within the twenty year planning period of 1970 to 1990 . 
In that a l l  land is shown as developed, the Plan becomes an u ltimate growth rec­
ommendation .  Thus h igh density growth could ultimately provide an odditional 
population of 9 ,200 persons . 

C luster Residential Development 

Under the c luster residential or density control concept, the development 
of a large tract of land is permitted to c luster and reduce the size of bu i lding lots 
providing no more lots are created and certain cqpital improvements are made with 
the Town's approval and at no expense to the Town . Instituting the development 
concept as an alternate to more conventional deve lopment standards has several 
advantages for the community: 
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o A basic advantage of the c luster residential and density control is 
that it provides for a means by which the cost of maior fac i l ities 
such as sewer and water uti l ities and recreation fac i l ities are pro­
vided for by the deve loper at no· cost to the commun ity . In this 
way, the municipality does not have to levy bonds to pay for th�se 
fac i l ities and the taxes from the development itse lf pays for opera­
ting expenses . 

o In addition, the concept provides for the greatest range of com­
munity faci l ities and services for the /Xlpulation living in the 
neighborhoods developed under a density control policy.  I t  also 
provides a sounder service and utility base which can be expanded 
to serve the greater shore of the Town . 

o Under the c luster residential and density control concept, empha-
sis is placed upon the preservation of open space and the development 
of pork and recreation fac i l ities . In this way, streams can be pre­
served and the Town is in a position to develop an overa l l  park sys ... 
tern which is functional to the Town's total popu lation - and at lit­
tle or no cost to the municipa l ity . 

o The c lustering of homes permits the greatest latitude in preserving 
natural drainageways and considerably reduces the amount of surface 
water, runoff prevalent in mast subdivision development . 

o C luster deve lopment encourages new deve lopment scheme� wh ich 
are exciting and aesthetically pleasing . I t  provides for the oppor­
tunity for new subdivision design and could inc lude a range of dwel­
ling unit types integrated together, known as Planned Unit Develop­
ment, forming a sound ratable base for the municipa l ity .  

o The c lustering of homes provides visual relief from the monotony 
of "steri le" rows of dwe l l ings l ined up along residentia l streets . As 
an a lternative, the "c luster" can provide the opportunity for in­
timate house groupings which have a character and flavor a l l  of 
their own . 

o The sma l Ier lots are of greater uti I ity on the part of the home­
owner as we l l  as he lping to reduce his  maintenance problems . 
Large lots are traditiona l ly difficult to maintain . 

o C l ustering of homes considerably reduces the dangers of through 
traffic by the use of loop streets and cul-de-sacs .  The cu l-de-sac 
is espec ia l ly good for safeguarding playing chi ldren . 
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o A we l l-maintained c lustered subdivision can reduce the costs of 
construction and annual maintenance by minimiz ing the length of 
streets , sidewalks, curbing, sewerage l ines, storm drains, water 
lines and other util ities . Thus both developer and municipal ity 
benefi t .  

Commerc ia I Land Use 

One of the key e lements in the recommended growth of commercial uses 
in the Town is the consideration to concentrate future commercial growth in areas 
which are presently adjacent to areas of existing commerc ial development . His­
torica l ly ,  business growth began on Mi l itary Road as an accommodation to trave l­
ers entering the N iagara Frontier moving between Buffa lo and Fort Niagara . Mi l­
itary Road was in fact a mi l itary road for troops garrisoning the four or five forts 
south of Niagara Fa l ls ,  to Fort Niagara. With both mi l itary and civi l ian traffic , 
commercial activity become a prominant use, mixed with residential settlement . 
This early beg inning preva ils on much of Mil itary Road, creating strip business de­
ve lopment with a l l  of the problems normal ly accompanying strip growth . 

The Comprehensive Plan recommends that areas where commercial develop­
ment has started ,  continue to develop. It is strong ly recommended that wherever 
possible, greater depth from Mil itary Road be encouraged to (a) a l low future road 
widening and ( b) to permit proper off-street parking . The Town has become a major 
shopping area for many more people than just the residents if the Town . The cen­
tral part of the Town has become a regional commercial center .  Because of  the ap­
proximately 200 acres of commercial land area a l ready devoted to retai l  and ser­
vice trade, no additional commercial space wi l l  be neeged to serve Town residents 
for many years to come . Since additional growth w i l l  take place to fulfi l l  a de­
sire for more shopping space, rather than the need for more space,  c lose and deter­
mined examination of each proposal is strong ly recommended . By thorough review 
of each building request for its adherence to the zoning ordinance, local planning 
principles and a h igh quality of design , a more attractive, safer and more pleasant 
community can be created.  Without a h igh level of municipal control ,  no reduc­
tion in hazards a long Mi l itary Road and the encouragement of marginal business 
uses wi l l  resu l t .  Adherence to the Plan and careful site plan review can provide 
a strong yet safe regional shopping area . 

The creation of a strong commercial center is recommended for Mil itary 
Road with particular planned concentration in the area of Porter-Packard and 
Mi l itary Roods - the traditional business area . Smaller areas of commercial con­
centration are proposed for the area south ofSaurrers Settlement Rood on the east­
side of Mil itary and north of Packard Road On the east side of Mi l itary . South of 
Packard Rood both sides of Mi litary Road to a depth of no less than 200 feet is 
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de l ineated for business activity. Other areas include the west side of Young Street 
south of Packard Road and the area between Packard and Porter west of the Express­
way, occupied in port by Twin Fair . With this amount of commerc ial space,  in 
c lose prox imity and convenient to a l l  sections of the Town , no other areas are 
needed for major reta i l  commerc ial development. 

Industrial Land Deve lopment 

Little change is foreseen in industrial development or is anti.c ipated in the 
heavy industrial area on the west side of the Town, other than relatively minor 
consol idation of some presently non-industrial land uses. The major area of chonge 
is proposed in the area adjacent to the Niagara Fal ls International Airport . In the 
areo immediately adjacent to the airport t approx imately 700 acres of land are pro­
posed for u ltimate light industrial uset in  the event that the airport retains its pre­
sent use . 

At the time of writing of the Comprehensive Plan, several sites for a future 
new airport facil ity are sti l l  under consideration, one of which is for the enlarge­
ment of the Niagara Falls Airport fac i l ities. I n  order to prepare the Plan, an as­
sumption has been mode that too extensive relocation capitol costs and environ­
mental problems would el iminate the Niagara Fal ls airport from ultimate selection . 
O n  the basis, of generally continuing levels of use at the airport, the Plan recom­
mends discouragement of residential development and the encouragement of light in­
dustrial uses . Light industrial activity can be compatible with the airport and other 
adjacent uses as wel l  as provide the opportunity for industrial air service . Industrial 
uses inc luding rai Iroad operations and quarrying operations are expected to continue 
in the northeastern section of the Town including most of the area north of Lockport 
Rood from Mi l ler Street to Tuscarora Rood .  An important area of concern in  the 
future w i l l  be the rehabilitation for reuse of the quarry site . For a l l  industrial useS t 
inc luding the quarry, it is recommended that buffer areas separating industries from 
other uses be created to he Ip  assure compatibi IHy of use . The buffer of landscaped 
open space absorbs excessive noise and blocks obiectionable views of the industrial 
uses. Since much of the industrial area w i l l  front on major Town streets , effort 
should be made to require landscaping and an attractive appearance . 

Public Land Development 

VVhile there are numerous forms of public land development in any commu­
nity, the Comprehensive Plan is most immediately concerned with the need for ad­
ditional recreation space , and how it might be achieved. Two principle concerns 
include (2) the land immediately adjacent to G i l l  and Cayuga Creeks and small 
park spaces within the developing neighborhoods . The streamside areas w i l l  be 
considered as public fac i l ities within the Plan, to be acquired by the Town or 
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other governmental body e .g .  Niagara County I as part of a larger linear park 
area . The small parks referred to include land to be provided by private c;:Ievelop­
ment as an integral part of proposed residential subdivisions. These parks in some 
cases may be accepted in dedication by the Town , wh i l e  in other cases proposed 
park areas may be recommended to be retained in private ownersh ip.  The main 
purpose of public recreation space planning is to provide some form of recreation 
space in each residential area, as efficiently and with as little cost to the Town 
as possible . 
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C I RC U lATION PlAN 

The necessity of providing improved transportation faci l ities for the movement of 
veh icular traffic is one development principle which should be given high priority. 
Dai l y  l ife is c losely geared to automobile and truck traffic , and failure to provide pro­
per l y  for their movement wi l l  reflect directly upon the economic life of the community . 
It is  essential that the location and design of new street fac i l ities be planned we l l  in 
advance of their need . It is also essential that the traffic-carrying capacity of existing 
roads is protected to the fu l lest extent possible . 

The c irculation system serving the Town of Niagara is comprised of Federa l ,  
State,  County ,  and mun i c ipa l roads and streets . The streets in  the function as a public 
uti l ity in providing for the movement of veh icles, and also serve the private interest by 
providing For varying degrees of access to land uses along them. Major c irculation prob­
lems are likely to occur where conflict exists between these two Functions . 

A concentrated effort to improve the circu lation system is essential to encQurage 
growth in an orderly and effic ient manner in future years . This objective leads to several 
other objectives for the future circu lation system . 

a Maximize the efficiency of fac i l ities by separating through and local 
traffic routes, requ iring adequate off-street park ing in a I I  new deve lopments , 
and as practica l ,  improve access to business uses on Mi l itary Rood , in  
particu lar . 

o The provision of a Functional street c lassification system where different 
streets serve different functions, and thus, the right-oF-way and pavement 
widths can be varied to meet the needs of the different streets with in the 
system.  

o Establish an intra-mun icipal system of col lector streets to a l low the move­
ment of local traffic free from conflict with through traffic and to create 
greater commun ity cohesiveness . 

o Coordinate efforts with surrounding communities to establish an organized 
inter-municipal road system beneficia l to a l l  munic ipal ities . 

Street C lassification System 

The amount of traffic wh ich flows on a street is directly related to the 
existing land use pattern . Different uses and varying intensities of uses generate 
different traffic volumes and different kinds of traffic .  Each vehic le has a spe­
cific use and the roadways should be designed and built to fit these uses. 
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A functional street c lassification system involves the establishment of 
severa l categories or roods , each having different right-of-way and development 
standards . The recognition that different streets must perform separate and inde­
pendent functions is essentia l .  The designation of functional ly separated streets 
a l lows the regulation and routing of traffic . The effic iencies and economies of 
a circu lation system cannot be realized without functional separation . Paving 
width , depth of road base , thickness af paving, curb and gutter desig n ,  street 
l ighting , and other physical features may be varied according to road function . 
In addition , types of land uses, set-backs,  and other standards of development 
may be varied for roadside properities in accordance with road types . 

Several different types of streets are necessary to serve the future needs of 
the Town of Niagara . Each class of street should be developed and improved to 
maintain certain minimum standards to enable each road to properly fu lf i l l  its 
designated function in the overa l l  Circu lation Plan . Each type is discussed below . 

Princ ipal  Arterial Freeway 

The N iagara Expressway as a four lane l imited access arterial freeway 
serves not only the Town of Niagara , but most of the northern extension of the 
Niagara Frontier. I t  acts as the principal connector between the urban area 
north of Niagara Fal ls and the interstate system surrounding the Buffalo metro­
p::ditan area. At present, its capacity for moving traffic is considerably h igher 
than the average amount of daily traffic using i t .  I t  wi l l ,  therefore , continue to 
adequately serve the Town of Niagara and surrounding areas throughout the planning 
period . 

Principal Arterial Street 

Inc ludes M i l itary Rood in the Town of N iagara , from the State Park in the 
north to Homestead Avenue in the south, and Lockport Road.  As noted in  the basic 
studies, Mi l i tary Road has developed a h igher traffic volume in  some sections than 
its capacity is capable of serving . The Department of Transportation is aware of 
the need for rehabil itation of this important street and has begun initial study for 
its revision. To produce a greater traffic carrying capacity, the road w i l l  have to 
be widened in some areas to provide more lanes for through and turning movements . 

It is proposed by the consultant that Mi l itary Road be redeveloped as a 
divided h ighway with less direct access into individual properties by encouraging 
greater use of common access to more than one business use . Present day average 
auto ownersh ip of one to one and one-half cars per fami ly wi l l  increase to one 
and one-half to two cars per fami ly during the plann ing period w i l l  increase traf­
fic on Mi l i tary Road by approximate ly 40 percent .  Increased traffic from greater 

- 1 15 -



auto ownership as well as increasing development of available commerc ial land 
w i l l  require redevelopment of this arteria l .  

I t  is recommended that where possible a service drive para l le l ing the Ni­
agara Expressway be constructed for slow moving commercial traffic between 
Porter Road and a new east-west service street proposed from Th ird Avenue to 
Mi litary Road . In addition, it is recommended that new commercial  buildings 
be required to have a greater setback from Mil itary Road in order to provide 
space for eventual street widening . 

Mi l itary Road 

Mi l itary Road has a lways been the backbone in the structura l framework 
of the Town sjn� the Town1s earl iest h istory . In recent years when suburban de­
ve lopment began chang ing the face of the Town I M i l  itary Road provided a ready­
made arterial for suburban commerical growth I serving not only the Town but a 
maior section of the Niagara Falls metrofX>litan population . This function shou ld 
continue I but it can only continue if the road undergoes major redevelopment.  
Otherwise the congestion , h igh accident rate and confusion that presently pre­
vails wi l l  discourage customer and further development interests . 

The accompanying sketch plan del ineates a pre liminarily suggested rede­
ve lopment plan for Mi l itary Road.  The plan inc ludes widening of the pavement and 
right-of-way to help increase traffic capacity and provide safer movement through­
out the length of the road to Pipe Avenue in the south . The plan suggests that wher­
ever practica l ,  access onto Mi l itary Road should be control led, with greatly reduce­
d opportunities for cross movement. While the accompanying plan is in no way fin­
a l ,  it provides e lements for consideration which the Town can discuss and begin  to 
formulate local recommendation� to be given to the State Deportment of Transporta­
tion when it initiates design for the redevelopment of Mi l itary Road . 
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Minor Arterial Streets 

Three streets within the Town have been designated as miror arterial 
streets, because of their important traffic-carrying functions, between the Town 
and the C ity of Niagara Fa l is .  Each of the three streets, Packard I Porter, and 
Witmer, function in  part as commutor corridors to major industria l  and commerc ial 
centers in the Fal l s .  Within the Town , these roads provide access to major fac i l­
ities e .g .  the Niagaro Falls International AirfXlrt on Porter Road, the Niagara 
State Pork on Witmer Road and several governmental installations on Packard 
Road . Each of these highways also serve a major function as corridors to residen­
tial streets . At present these roads adequately serve their traffic-carrying func­
tion within their existing rights-of-way . When realignment of Mil itary Road is 
edabl ished, the intersection of these roads with Mi litary Road must be given 
thorough study . It is recommended that these streets be periodically eva luated 
throughout their length to determine the need for increased traffic capacity, as 
the Town grows, and the future of the International Airport becomes more clearly 
defined. 

Urban Co I lector 

Tuscarora Road south of Porter Road has been designated as an urban col­
lector street by the State's Department of Transportation , Functional Street Classi­
fication system . The principal purpose of this road is the col lection of traffic from 
the Ziblut Avenue, Effie Drive area for distribution onto Pine Avenue and Porter 
Road . Two additional streets also w i l l  serve a col lector function though not desig­
nated by the State's systems . M i l ler Road from Colonial Drive to St .  Joseph's Road 
serves an increasingly important col lector function by moving traffic both north and 
south to Lockport Road .  Colonial Drive and Grauer Road which extends from Mi l i­
tary Road on the west to Garlow Road on the east f a lso serves a col lector function 
for the growing north central section of the Town of Niagara . Both the Grauer­
Colonial Drive and M i l ler Road areas have become prime areas for future residen­
tial development and w i l l  therefore, perform an increasingly important col lector 
function . 

Loco I Streets 

Although many Town streets c lassified as local serving at present, provide 
for limited traffic movements, they may in the future become local col lector 
streets as growth f i l l s  in presently vacant land. Wherever possible, local residen­
tial streets should be discouraged from serving a h igher traffic-carrying function . 
They should be maintained to serve only adjacent residential properties. It is im­
perative that the future traffic function of a l l  proposed streets be thoroughly re­
viewed during the pre l iminary review procedures of proposed development plans. 
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Proposed New Streets 

Four streets have been proposed in the Comprehensive Plan to fac i l itate 
commerc ial and industrial development . As previously mentioned, a minor service 
street has been proposed within or immediately ad jacent to the right-of-way of 
the Niagara Expressway to provide local shopping access to the commerc ial area 
between Porter Road and the area south of Th ird Avenue . The second proposed 
street is recommended to be an east-west minor street connecting Third Avenue to 
Mi l itary Road . Both of the proposed roads described wou ld increase accessibi l ity 
to present and future commercial uses as we l l  as a l leviate traffic on sections of 
M i l itary Road . 

The remaining two proposed roads are both located in the proposed indus­
trial area on the south side of Packard Road northwest of the International Airport . 
The westerly road would extend Wood land Avenue , north of f'ockard Road to Re­
covery Road east of Mi l itary Road.  This extension would form a bypass around the 
Porter-Pcckard-Mi litary intersection area . The second road through the recom­
mended industrial area general ly parallels Packard Rood from Tuscarora Rood in the 
east to Young Street on the west . This road would essential ly serve as access to 
abutting proposed light industrial uses . 

It is also recommended that a l l  dead-end streets be no greater than 400-600 
feet in length and that each such street have a circular turnaround at the dead end 
to permit traffic to turn around with a dedicated right-of-way rather than be forced 
to use private property . 

COMMUNITY FAC ILITIES 

INT RODUCTION 

Community Fac i l ities may be defined as those services to persons within the com­
mun ity, whether residents or oosinesses, wh ich cannot be satisfactori ly provided on an in­
dividual basis but which are provided by the local government , private corporations or 
semi-public authorities. Generally these faci lities and services wi l l  provide for the edu­
cat iona l ,  recreational ,  cu ltura l ,  administrative! safety, health and welfare needs of 
the Town. 

It is obvious that today IS resident is better educated, more aware and more de­
manding than any previous generations .  Standards for public safety education, recrea­
tion , util ities service and municipal administration have continuously been expanded and 
improved .  Most notable have been the changes in educational and recreational criteria . 
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As the Town of Niagara continues to grow, the Town w i l l  experience a need for expanded 
administrative faci lities, more complete public works fac i l ities and services, and expanded 
recreation areas . 

The provision of efficient municipal services is essential for the successful develop­
ment of a growing community, such as the Town of Niagara. Municipal services and com­
mun ity faci l ities determine, to a great degree the quality of l i fe and urban development 
that the community wi I I  receive in such diverse areas as physical structure and communi-
ty pride . The level of governmental services and fac i l ities continually molds resident re­
sponse and reaction wh ich u ltimate Iy shapes governmental legislation . 

The primary objectives of community faci l ities planning is to provide the residents 
with as full a range of community fac i l ities and services as possible . These specific ob­
jectives wou ld he lp  in achieving the primary objectives: 

(a) reserve land for future public uses within the Town . Wherever possible , 
these sites should be acquired before they are actually needed and in 
advance of deve lopment,  where feasi ble . 

(b) utilize standards that would encourage new developments to provide 
land for the creation of neighoorhood recreation faci lities . 

Park and Open Space 

The need for recreation is.no longer theoretica l ,  but is rapidly being real­
ized as a means of uti:lizing increasing leisure hours created by the shortening' work­
day and workweek . 'Statistics indicate that the overage workweek in the United 
States dropped from 69 . 8  hours in 1950 to' 60 .2  hburs in 1900, 49 . 7 ,hours in 1920, 
43 .3 hours in 1940. and 39.7 hours in .1960 . The average American worker en joys 
30 more hours of free time each week than his great-grandfather did in 1850. 

Today the need for recreation space is recogn ized as one of the essential 
components of an urbanizing commun ity. The provision of space for people of a l l  
age groups to enjoy recreational pursuits i s  acknowledged as a necessary part of 
our daily lives, and as such should be provided at the neighborhood, as we l l  as 
the Town,  County and State leve ls . 

At the present time the Town has several sma l l  public neighborhood parks 
in the vicin ity of Pomeroy Avenue, Joanne Circle and in  Veterans Heights, in 
addition to the ball  field in the vicin ity of Young Street . Reser-voir State Pork' north 
of Witmer Rood also provides recreation space for Town residents . 

An average population projection prepared from projections prepared by 
the Regional Planning Boord and the New York Stote Office of Planning Services 
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indicates a 1980 population of approximately 1 1 ,400 residents . Using the standard 
of recreation space per unit of population , the Town should have approx imately 1 14 
acres of recreation space by 1980. However, because of the close proximity of 
Reservoir State Park , space requirements in the Town could be reduced to a need 
of approximately 86 acres . Because of growth in other adjacent areas , however, 
minimal reliance should be placed on the State Park system as a supplement or sub­
stitute for local needs. 

Each neighborhood within the Town should have access to a playground or 
park fac i l ity. To fulfi l l  this objective I the Comprehensive Plan indicates park 
acquisition in a l l  areas to be deve loped , generally centra l ly  located within the 
neighborhood . Other spec ial areas include either park acquisition or acquisition 
of conservation casements on both sides of G i l l  and Cayuga Creeks . The stream­
side easements or park acquisition serves a three-fold purpose of ( 1) providing park 
and recreation space,  ( 2) providing areas in which stream maintenance can take 
place without traversing private land, and (3) by acquiring streamside land by pur­
chase of land or deve lopment rights, the areas can be preserved in their natural 
state or enhanced in a planted natural setting . While urbanization continues to 
consume developable land, these open spaces wi l l  he lp  keep greenways in the 
Town . 

As residential development occurs , the developers of residential construc­
tion projects should be required to provide park space in partial fulfil lment of the 
Town IS overa l l  park and recreation space need. State law governing subdivision of 
land and urban development permits municipal ities to require the provision of park 
space or the provisions of funds for park acquisition in l ieu of the dedication of park 
space,  within a residential development .  The Town Planning Boord , in keeping 
records of development proposals can best judge the need and locations for park 
space in keeping with the Comprehensive Plan . 

Public Util ities 
, 

At present the Town is served jointly by the Niagara County Water Dis- l 
trict and the City of Niagara Falls systems. Both systems have adequate supply 
to provide for future growth within the Town , which the County water study pro-
jects to be approximately 16 ,500 population to 1990. New distribution lines wi l l  
be needed to serve developing areas in  the Town whi le  the system is planned to be 
en larged for service not only to the Town, but to the broader County service area 
as we l l .  Expansion is necessary to serve expanding non-domestic uses, greater per 
capita use and princ ipal ly ,  expanding residential growth . By 1990, it is antici-
pated that the Town IS domestic need wi l l  be approx imately 1 ,650,000 gal lons per 
day. 

-122-
{ 

{ 

I 



At present few Town areas have sanitary sewer faci l ities in place, with the 
majority of the Town served by individual septic systems . Suffic ient development 
has occurred to require the construction of sanitary fac i lties . A sanitary sewer 
system has been studied as several differing alternatives, ranging from a separate 
Town system,  a cooperative system with other surrounding municipalities and more 
extensive sewer service by the City of Niagara Fal l s .  In the past several years , 
alternative methods have been prepared to provide a public sewer system for the 
Town . These studies have inc luded the Town (0) as a separate sanitary sewer en­
tity; ( b) as a participating member of a local multi-municipal sewer system and 
(b) as a member of a larger sub-regional system.  

By 1980 the Town wi l l  produce approx imately 882 ,000 gal lons of waste 
water per day . By 1990 this amount wi l l  have increased by apprOX imately 600,000 
ga l ions to 1 .4 mi I I  ion ga lions per day, from the pro jected popu lotion of 16,500. 
Undoubtedly, the entire san itary sewer system wi l l  not be built at one time , but 
wi l l  be constructed where development has occurred and as it continues to occur. 
It is recommended that the Town 's major street system be designed to reflect the 
need for a l l  forms of uti l ities easement space in the rights-of-way width and loca­
tion plann ing . Between 1972 and the end of the plann ing period ( 1990) , there 
w i l l  be a need for many new col lector streets which should reflect both trafficway 
and uti l ities planning in their rights-of-way. 

It is recommended that the Town continue its efforts toward storm sewer con­
struction as it has in recent years . Storm drainage implementation of planning such 
as the Grauer-Lockport Road system and the Fourth Avenue - Porter Road storm 
drainage system wi l l  greatly enhance opportunities for increased development . It 
is strong ly recommended that developers be required to provide not only adequate 
water distribution and sanitary sewer systems, but that they also be required to pro­
vide adequate storm drainage fac i l ities, in coordination with the overall regional 
storm drainage system . Methods of compliance with the regional system are dis­
cussed in the Storm Drainage Manual ,  published by the Erie and Niagara Counties 
Regional Planning Boord . It is strongly recommended that a l l  deve lopers be re­
quired to use this manual and to coordinate a l l  utility systems with the Town and 
reg iona I systems . 

Administrative Facilities 

Within the recent past, the Town has accomplished a major step in admin­
istrative modernization through the development of an admin istrative and public 
service complex, on Lockport Road . Through construction in 197 1 and 1972 of the 
new administrative building, adjacent to the existing Town garage,  a l l  Town ser­
vices are now based in one central location . As the population of the Town in­
creases, and more equipment, manpower and work area is needed, space is avail-

- 123-



able for expansion of the combined faci l ities at the lack port Raad site . The site 
has an excel lent location in regard to present and future residentia l development 
because of good access and its central location .  Good road and rail access are 
major advantages for movement of equipment and for the importing of construction 
materia l ,  road salt and other bulk materials. It is anticipated that the site and 
bu i Idings of the mun ic ipa I complex w i l l  serve the Town we II through the planning 
period.  Consideration should be g iven to planned expansion for future develop­
ment on this site as the need arises . 

H O US ING 

Housing has become an increasingly important issue in the Town of Niagara in 
recent years . Tradi tiona l ly ,  housing has been of a single-family character, with little 
deviation . More recent ly, apartment construction has become prominant, as it has 
throughout the Niagara Frontier . High land costs and a tightening of the availability 
of mortgage money has fostered proposals for multiple-fami Iy apartment construction . 
S imi larly, mobile home park development has become prominent. While the general sup­
ply of housing has been strengthened, each profX'sal for housing creates the need for care­
fu l ,  thorough review by the Town Planning Boord in order to assure compatibil ity with the 
Comprehensive Plan and the aims or goals of the Town . The Board realizes that the im­
fX'rtance of housing extends not only to new housing , but to existing housing as we l l . 

In partial preparation of the Comprehensive Plan , a generalized housing conditions' 
survey was conducted in October of 1970, and on estimate made of the quantity of housing 
structures which showed signs of major deterioration . Out of a total of almost 2 ,200 hous­
ing structures in the Town , less than two percent ( 1 .5 percent) were found to be substand­
ard as deteriorating or di lapidated . The survey considered sound housing to range from 
brand new to older housing which was receiving properanl'JJOl' maintenance . N inety-eight 
and a half percent was found to be in sound condition . 

As stated , the general condition of housing was good. In areas where substand­
ard housing was found, it was accompanied by one or more of several problems . In some 
cases,  housing and intensive industrial development were mixed, general ly in the north ­
eastern areas . Here a lso sma l l  lots provide insufficient off-street parking creating con­
ditions for congestion in local streets . Elsewhere, residential and commerc ial uses were 
mixed together in a manner detrimental to both . In some cases, maintenance of individual 
structures was improper. 

There have been many population projections for the Town in the past six years 
which suggest a range of estimates of planning period ( 1970-1990) population from 19,300 
to 1 6,500 . Based on this range , future additional housing demand ranges from 650 units 
to 2 ,200 units. The configuration of this demand wi l l  be dependent upon the availabil ity 
of public utilities, family size the continuing character of the Town and particularly the 
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viabil ity of the Niagara Frontier economy . As costs of housing development continue to 
rise , it is anticipated that the development of rental housing w i l l ,  of necessity, if not by 
choice , become much more prevalent . To maintain compatibi l ity between a l l  forms of 
housing, a carefu l proiect review becomes a necessity. 

The Comprehensive Plan indicates approx imately 1 , 800 acres to be ultimately 
devoted to residential land development .  I n  1970 there was 780 acres of residential land, 
100 acres more than in 1972 . Residential land w i l l  a lways be a predominant use of land 
in the Town and, therefore, must be planned carefu l ly to fit compatibly with other uses.  
Seven areas have been de l ineated as possible high density residential areas . Three areas 
are presently developed or developing for high density residential use . Each area is rec­
ommended to provide its own recreation area, or to be planned around other proposed re­
creation areas . 

Before any housing areas are developed, it is strong ly recommended that the Town 
not only require approval of the Health Department for sanitary util ities, but a lso require 
a coordinated review by a l l  agencies which w i l l  be expected to provide service to the pro­
posed area . The Fire and TOwl1 po l ice departments in particular may provide an invaluable 
service to the proposed by their suggestions for safety . It is  recommended that the Planning 
Board, in its review procedure provide an opportunity for each department to review and 
comment on a l l  proposals before Board action takes place . In this way only h igh quality, 
safe development w i l l  be developed in the Town of N iagara . 

MAKING THE COMPREHENSIVE PLAN WORK 

INT RODUCT ION 

The Comprehensive Plan hos no force in law. There are no rules or regulations 
which require it to become and remain the policy of the Town . The Comprehensive Plan 
is a guide , a series of ideas and a statement of intent describing in mop and text form, 
the direction the Town has developed regarding its future growth , and its intent to en­
courage growth to adhere to the course set in the Comprehensive Plan . While the Com­
prehensive Plan by itself has no force of low, Chapter 62, Artic Ie 1 6  of the State law 
empowers the Planning Boord to prepare the Plan, and it describes the elements common ly 
inc luded in a Comprehensive Plan I but the legal affect of the Plan must be implemented 
through other related codes and ordinances .

The Plan has been prepared on the basis that 
it sho l l  be used as a guide and for fX' l icy formu lation, with rel iance upon the val idity of 
the Plan as its basic argument . 

To sUPfXlrt the Comprehensive Plan" from a legal base , local laws and ordinances 
governing land development are used, such as the Town zoning ordinance and subdivi-
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sian regu lations. Both of these are directed toward their own limited objectives, even 
though they may overlap. It is imperative that these regulations are based on the same 
set of development objectives, thus forming a facet of the Comprehensive Plan . 

I n  addition to laws and regulations, there are a multitude of daily decisions, 
both public and private , which affect the development of the Town . These too , must 
have a common bose, wh ich can be found in the Comprehensive Plan . The Plan becomes 
a documented statement of the Town's intended direction, and, therefore, becomes an 
invaluable guide to a l l  decision-making . This is another facet of the Comprehensive 
Plan . 

REG ULATORY DEVICES 

Once the Plan has been accepted as being the true statement of the Town's de­
velopment objectives, then the po l icies and regu latory measures must be consistent with 
i t .  Completion of the Comprehensive Plan is but the first step in the implementation pro­
cedure . The following devices or tools, must recognize this, and carry real ization. of 
the Plan into actua I implementation . 

Subdivision Regu lations 

There are two basic e lements to the Town's subdivision control regulations. 
A procedural section which establ ishes the contacts that are to be made and the 
time periods for them, and specific documentation and drawings required. The other 
section describes the standards that w i l l  be applied in judging the subdivision pro­
posal , from precise engineering for streets and structures to the qual itative environ­
mental standards of design and " l ivability . "  

By d i l igent and careful review of subdivision designs, the Planning Board 
can assist the Town Board in guiding and shaping the area's future environment. 
The design of new street and util ity layouts, lot arrangements, and the provision 
of parks and open spaces w i l l  ultimately determine the public and private costs of 
maintenance and service and the long-range ability for sustaining property values 
within a subdivision . The Comprehensive Plan is used as the overa l l  guide within 
wh ich major deve lopment patterns are executed . 

Zoning Regu lations 

The zoning ordinance is the basic and most fami l iar regulation governing 
the development of private land within the Townsh i p .  Zoning regulates two 
basic e lements: the use of land such as residential and commerc ial; and bulk or 
dimensional requirements, such as building heights, setbacks and coverage . It 
also establ ishes procedures to be fol lowed in its administration . 
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The regulation of land within the Town is intended to continue with the 

present form of zoning regu lations, with necessary modification as needed to im­
plement the Comprehensive Plan. As the Comprehensive Plan coils for community 
improvement and change over a long period of time, zoning con provide the 
gradual step-by-step, yet comprehensive , means of effecting such change . In 
th is way I order Iy growth con be insured . Orderly growth can lessen or ovoid 
future problems and provide a framework so that the best future use of private 
and public investments can be made . 

CONCLUSION 

The end product of the Comprehensive Plan is not rigid certainty I nor should it be . 
Previous generations did not rigidly prescribe present living fXltterns,  according to their 
design ,  nor should the present generation impose a rigid framework upon generations yet 
to come . To ovoid such rigidity, yet provide direction within a foreseeable future , the 
Comprehensive Pion is created and adopted by resolution by the Town . It can be modified, 
yet through the zoning ordinance ,  subdivision regulations and site plan review procedures, 
it can be implemented for the health, safety and general we lfare of a l l  of the Town resi­
dents . 
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