
 

 

 
 

MINUTES 

TOWN OF AMHERST 

AMHERST PLANNING BOARD MEETING 

June 18, 2026 

6:30 PM 

  

 

 

The Planning Board will hold a public work session at 6:00PM in the Amherst Municipal 

Building, 5583 Main Street, Williamsville, NY 14221 on the same date. 

 

This meeting is being video recorded. 

ROLL CALL 

Attendee Name Organization Title Status Arrived 

Michael Chmiel Town of 

Amherst 

Chair Present  

Harbinder Gill Town of 

Amherst 

Board Member Present  

Michael Hogan Town of 

Amherst 

Board Member Present  

Carrie H. Kahn Town of 

Amherst 

Board Member Present  

Jonathan 

O'Rourke 

Town of 

Amherst 

Board Member Present  

Brittany Lee 

Penberthy 

Town of 

Amherst 

Board Member Present  

Joseph P. Raffaele 

Jr. 

Town of 

Amherst 

Board Member Absent  

Dan Howard Town of 

Amherst 

Planning Director Present  

Daniel J. Ulatowski Town of 

Amherst 

Assistant Planning 

Director/ZEO 

Present  

Scott Marshall  Town of 

Amherst 

Principal Planner Present  

Amy Carrato Town of 

Amherst 

Community Development 

Assistant 

Present  

John B. Davis Town of 

Amherst 

Councilmember Absent  
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Sebastine Odiata Town of 

Amherst 

Senior Deputy Attorney Absent  

Sean Hopkins Town of 

Amherst 

Senior Deputy Attorney Present  

 

MINUTES APPROVAL 

May 21, 2026 

 

Ms. Penberthy moved to approve the minutes. The motion was seconded by Mr. O'Rourke and 

carried. Ayes 6, Noes 0, Absent 1 (Raffaele).   

 

Note:  There will be no public hearing or opportunity to speak for the projects listed under the 

Unfinished Business section of this agenda. 

 

Please note the following time limits for speakers at public hearings: 

 

• Presentation by Petitioner:     15 minutes 

• Rebuttal by neighborhood/resident spokesperson: 15 minutes 

• Individual speakers:      3 minutes 

PUBLIC HEARINGS 

SITE PLANS & RELIEF FROM CONDITIONS OF SITE PLANS 

1. PROPOSED RELIGIOUS FACILITY - BUILDING ADDITION, SP-1995-16_A 
Property located at 757 Hopkins Road 
Center for Jewish Life Inc., Petitioner 

 
Proposed one story, 9,714± sq ft addition to the rear (east side) of the existing building that will have 
4, 857± sq ft of ground floor space for a sanctuary/social hall and a 4, 857± sq ft basement that will 
house classrooms, storage, mechanical space and a Mikvah. Proposed site work indicates a 
proposed acquisition of 5 feet of land from the northerly property owner to be able to provide the 
required walkways and meet the setback granted to the northern side of the site. No expansion of the 
parking is proposed. 

 
Jeffery D. Palumbo, Esq., Block, Longo, LaMarca & Brzezinski, represented the petitioner, explained 
the proposal and was available to answer questions from the Board. Mike Berger, Sutton Architects, 
was also present.  

 
In response to the Board's questions, Mr. Palumbo stated most people who attend the center are 
pedestrians, the petitioner will clean up the site, they would prefer to repair the fence on the east side 
of the site, the sidewalks being proposed are illegal, and they would like to the opportunity to work 
with the Planning Department regarding the fence, landscaping and location of the trash. Mr. Berger 
stated the north side of the proposal is a walk out basement, the trash totes are currently on the south 
side of the building, the final location of the trash totes has not been determined, and the trash will be 
enclosed.  

 
Jim Joyce, 747 Hopkins Road; Bob & Judi Moses, 20 Village Gate Court; Richard Guadagna, 30 
Bassett Road; and Joyce Knoll, 18 Village Gate Court, spoke in opposition of the proposal.  

 
Robert Kapchan, 110 North Dirve; Mike Littman, 142 Autunmview Road; Rebecca Stern, 185 
Cottonwood Drive; and Ezra Littman, 79 N. Ellicott Street, spoke in favor of the proposal.  
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No further comments were heard on this proposal. The hearing was closed.  

 
Following discussion, Ms. Penberthy moved to approve the Negative Declaration. The motion was 
seconded by Ms. Kahn and carried. Ayes 6, Noes 0, Absent 1 (Raffaele).   

 
Following the approval of the Negative Declaration, Ms. Penberthy moved to approve the request 
based on the resolution with revisions. The motion was seconded by Mr. Hogan and carried. Ayes 6, 
Noes 0, Absent 1 (Raffaele).   

RESULT: APPROVED [UNANIMOUS] 

MOVER: Brittany Lee Penberthy, Board Member 

SECONDER: Michael Hogan, Board Member 

AYES: Chmiel, Gill, Hogan, Kahn, O'Rourke, Penberthy 

ABSENT: Raffaele Jr. 

SUBDIVISIONS & RELIEF FROM CONDITIONS OF SUBDIVISIONS 

None 

REZONING & RELIEF FROM CONDITIONS OF REZONINGS 

2. REQUEST TO AMEND THE SEQR CERTIFICATION OF FINDINGS FOR 17.13± ACRES OF LAND AT 
"MUIR WOODS SITE B", Z-2002-09_F 
Property located at 770 John James Audubon Parkway 
770 JJAP LLC, Petitioner 

 
This request is to amend the SEQR Certification of Amended Findings Statement for “Muir Woods” for 

site ‘B’ of this development that was adopted by the Town Board on October 15, 2024.  The 

amendment to the findings statement will allow a form of residential development on the eastern 

portion of site ‘B’ that was not previously contemplated. The petitioner is proposing to develop the 

eastern portion of site ‘B’ as a 160-unit townhome development serviced by private roadways and 

infrastructure. The amendment will also further clarify what is anticipated for accommodations of the 

NFTA potential light rail at site ‘B’.  

 
April 16, 2026 

 
No comments were heard on this proposal.  

 
Following discussion, Ms. Penberthy moved to adjourn the request until the May 21, 2026 Planning 
Board meeting and keep the public hearing open.  The motion was seconded by Ms. Kahn and 
carried. Ayes 5, Noes 0, Absent 2 (O'Rourke, Raffaele).  

 
June 18, 2026 

 
Marc Romanowski, Esq., Rupp Pfalzgraf, represented the petitioner, explained the proposal and was 
available to answer questions from the Board. Erik Wagner, Ciminelli Real Estate, was also present. 

 
In response to the Board's questions, Mr. Romanowski stated a market study was completed.  

 
Long Nguyen, 255 Sierra Drive, spoke in opposition to the proposal.  

 
No further comments were heard on this proposal. The hearing was closed.  

 
Following discusstion, Ms. Penberthy  made a motion to recommend approval of the request based 
on the resolution. The motion was seconded by Mr. O'Rourke  and carried. Ayes 6, Noes 0, Absent 1 
(Raffaele).   
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RESULT: APPROVED [UNANIMOUS] 

MOVER: Brittany Lee Penberthy, Board Member 

SECONDER: Jonathan O'Rourke, Board Member 

AYES: Chmiel, Gill, Hogan, Kahn, O'Rourke, Penberthy 

ABSENT: Raffaele Jr. 

MISCELLANEOUS 

None 

OTHER COMMUNICATIONS 

None 

All public hearings are completed and closed at the termination of public discussion for each 

agenda item unless otherwise specified by the Chair. 

UNFINISHED BUSINESS 

Note:  All public hearings have been completed.  There will be no public hearings for items 

listed under this section. 

SITE PLANS & RELIEF FROM CONDITIONS OF SITE PLANS 

None 

SUBDIVISIONS & RELIEF FROM CONDITIONS OF SUBDIVISIONS 

None 

REZONING & RELIEF FROM CONDITIONS OF REZONINGS 

None 

MISCELLANEOUS 

None 

OTHER COMMUNICATIONS 

None 

DIRECTOR'S REPORT 

ADJOURNMENT 

The Planning Board meeting of June 18, 2026 was adjourned at 8:02 pm. 



 Amherst Planning Board Meeting: 06/18/26 06:30 PM 
 5583 Main Street Department: Planning 
 Williamsville, NY  14221 Category: Site Plan and Relief from Conditions of Site Plan 
  Prepared By: Amy Carrato 

 ADOPTED Initiator: Dan Howard 

 Sponsors:  

 PLANNING BOARD ITEM (ID # 30600) DOC ID: 30600  

Updated: 6/22/2026 9:54 AM by Amy Carrato  Page 1 

Proposed Religious Facility - Building Addition, SP-1995-
16_A 

 

Property located at 757 Hopkins Road 

Center for Jewish Life Inc., Petitioner 

 

Proposed one story, 9,714± sq ft addition to the rear (east side) of the existing building 

that will have 4, 857± sq ft of ground floor space for a sanctuary/social hall and a 4, 857± 

sq ft basement that will house classrooms, storage, mechanical space and a Mikvah. 

Proposed site work indicates a proposed acquisition of 5 feet of land from the northerly 

property owner to be able to provide the required walkways and meet the setback granted 

to the northern side of the site. No expansion of the parking is proposed. 

 

Jeffery D. Palumbo, Esq., Block, Longo, LaMarca & Brzezinski, represented the petitioner, 

explained the proposal and was available to answer questions from the Board. Mike Berger, 

Sutton Architects, was also present.  

 

In response to the Board's questions, Mr. Palumbo stated most people who attend the 

center are pedestrians, the petitioner will clean up the site, they would prefer to repair the 

fence on the east side of the site, the sidewalks being proposed are illegal, and they would 

like to the opportunity to work with the Planning Department regarding the fence, 

landscaping and location of the trash. Mr. Berger stated the north side of the proposal is a 

walk out basement, the trash totes are currently on the south side of the building, the final 

location of the trash totes has not been determined, and the trash will be enclosed.  

 

Jim Joyce, 747 Hopkins Road; Bob & Judi Moses, 20 Village Gate Court; Richard Guadagna, 

30 Bassett Road; and Joyce Knoll, 18 Village Gate Court, spoke in opposition of the 

proposal.  

 

Robert Kapchan, 110 North Dirve; Mike Littman, 142 Autunmview Road; Rebecca Stern, 

185 Cottonwood Drive; and Ezra Littman, 79 N. Ellicott Street, spoke in favor of the 

proposal.  

 

No further comments were heard on this proposal. The hearing was closed.  

 

Following discussion, Ms. Penberthy moved to approve the Negative Declaration. The motion 

was seconded by Ms. Kahn and carried. Ayes 6, Noes 0, Absent 1 (Raffaele).   

 

Following the approval of the Negative Declaration, Ms. Penberthy moved to approve the 

request based on the resolution with revisions. The motion was seconded by Mr. Hogan and 

carried. Ayes 6, Noes 0, Absent 1 (Raffaele).   

 
ATTACHMENTS: 

• SP-1995-16_A_application_061826 (PDF) 

• SP-1995-16_A_drawings_061826 (PDF) 

• SP-1995-16_A_signed neg dec_061826 (PDF) 
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Packet Pg. 5
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• SP-1995-16_A_signed resolution_061826 (PDF) 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Brittany Lee Penberthy, Board Member 

SECONDER: Michael Hogan, Board Member 

AYES: Chmiel, Gill, Hogan, Kahn, O'Rourke, Penberthy 

ABSENT: Joseph P. Raffaele Jr. 
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(Typ.)

Sandstone Look
Stone Veneer

New HM Fixed
Windows w/
Frosted Glass

Pre-Cast Sill
(Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

4" Azek
Trim (Black)

(Typ.)

Provide New
Metal Railing

Along Retaining
Wall (Typ.)

LOGO
SIGNAGE

6'-0"

6
'-

0
"

19
'-

2
"

Existing First Floor Level

19
'-

2
"

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Provide Positive Pitch
Away From Building

New HM Fixed Windows w/
Frosted Glass (Typ. of 8)

4" Azek
Trim (Black)

(Typ.)

Provide New Conc. Walkway
@ Existing Floor Height.

Dryvit Corner
Panel (White)
(Typ.)

Provide Positive Pitch
Away From Building

Dryvit Corner
Panel (White)

(Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Existing Roof Line
Beyond (Typ.)

15'-71
4"

15
'-

0
"

2'-0"

11'-01
4" 15'-71

4"

New HM Fixed Windows w/
Frosted Glass (Typ. of 8)

4" Azek
Trim (Black)

(Typ.)

Existing First Floor Level

Existing
Shingle

Roof

Existing
Shingle
Roof

Existing
Brick
Column

Existing
Curved

Brick Wall
(Beyond)

Existing Brick
Soldier Course
(Beyond)

Existing Brick
Soldier Course

(Typ.)

Existing
Brick Facade

Existing Brick
Soldier Course
(Typ.)

Existing Window
& Trim Detailing

To Remain (Typ.)

Existing
Shingle

Roof

Existing
Curved

Brick Wall
(Beyond)

Existing Ramped
Entry To Remain

Provide New Conc. Sloped Ramp
To Existing Floor Height.

Re-Grade To Match
Existing Floor Level
@ Addition (Typ.)

Provide Positive Pitch
Away From Building

Remove & Patch
Existing Roof

As Needed For New
Addition

19
'-

2
"

1'-
8

"
15

'-
0

"

2'-0"

Sandstone Look
Stone Veneer

New HM Fixed
Windows w/
Frosted Glass

4" Azek
Trim (Black)

(Typ.)

Exterior LED
Wall Sconce

(Dark-Sky Compliant)

Pre-Cast Sill
(Typ.)

Dryvit Corner
Panel (White)
(Typ.)

New HM Fixed Windows w/
Frosted Glass (Typ. of 8)

4" Azek
Trim (Black)

(Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Sandstone Look
Stone Veneer

Pre-Cast Sill
(Typ.)

Dryvit Corner
Panel (White)

(Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Provide New Conc. Walkway
@ Existing Floor Height.

Existing
Shingle

Roof

Existing
Shingle
Roof

Existing
Shingle
Roof

Provide New Metal
Railing Along Retaining

Wall

Existing
Brick Facade

Existing
Brick Facade

Existing
Brick Facade

Retaining Wall
Projection

Retaining Wall
Projection

Re-Grade To Match
Existing Floor Level
@ Addition (Typ.)

2'-0"

Dryvit Corner
Panel (White)
(Typ.)

New HM Fixed Windows w/
Frosted Glass (Typ. of 8)

4" Azek
Trim (Black)

(Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Wood Look
Aluminum

Siding
Panels
 (Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Dryvit Corner
Panel (White)

(Typ.)

Dryvit Cornice Detailing
(White) (Typ.)

Provide New Conc. Walkway
@ Existing Floor Height.

19
'-

2
"

Patch Existing Roof
As Needed For New
Addition

Center For Jewish Life
757 Hopkins Rd.

Williamsville, NY 14221

Proposed Addition For:

"Design B
uild

"

2

3/16" = 1'-0"

North Preliminary Elevation A3.1

3/16" = 1'-0"

West Concept Elevation A3.1

3/16" = 1'-0"

East Concept Elevation A3.2

3/16" = 1'-0"

South Preliminary Elevation A3.2

1.b

Packet Pg. 93

A
tt

ac
h

m
en

t:
 S

P
-1

99
5-

16
_A

_d
ra

w
in

g
s_

06
18

26
  (

30
60

0 
: 

S
P

-1
99

5-
16

_A
, 7

57
 H

o
p

ki
n

s 
R

o
ad

)



 

8
4
.
9
2
'

300.00'

300.00'

8
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9
2
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O
A
D

(
66
'
 W
I
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C
on
c
re
t
e 
W
al
k

E
dg
e
 o
f 
A
sp
h
al
t
 P
a
ve
m
en
t

E
dg
e
 o
f 
A
sp
h
al
t
 P
a
ve
m
en
t

Edge of Asphalt Pavement

Edge of Asphalt Pavement

Edge of Asphalt Pavement

S
ol
i
d 
W
hi
te
 
St
r
ip
e

S
ol
i
d 
W
hi
te
 
St
r
ip
e

D
ou
b
le
 
Ye
ll
o
w 
S
tr
i
pe

Menorah

Sign

Concrete Walk

152.45'

Steps

747 HOPKINS RD LLC

REPUTED OWNER:

S.B.L. 56.46-1-3.1

VILLAGE GATES CONDOMINIUMS (COMMON AREA)

REPUTED OWNER:

S.B.L. 56.46-1-1

Existing Brick Building No. 757

Existing Building No. 747

DYH

4
" 
S
te
e
l 
G
as
 M
a
in

4
" 
S
te
e
l 
G
as
 M
a
in

UP

UP

B
ur
i
ed
 
Ve
r
iz
on
 
Fa
c
il
i
ti
e
s

B
ur
i
ed
 
Ve
r
iz
on
 
Fa
c
il
i
ti
e
s

8"Deciduous

8"Deciduous 8"Deciduous

8"Deciduous

8"Deciduous

6"Deciduous

6"Deciduous

5"Deciduous
7"Deciduous

18"Deciduous

11"Deciduous

10"Deciduous

1
5.

3
3'

1
5.

2
4'

1
3.

3
'

1
1.

6
'

1
0.

2
'

3' SIDEWALK

19.0

10.0 6.0

4' SIDEWALK

18.4

5.95.9

18.9

INSTALL FENCING TO BUILDING TO MATCH EXISTING FENCING

INSTALL FENCING TO BUILDING TO MATCH EXISTING FENCING
5.9

PROPOSED BUILDING 0.1'± FROM PROPERTY LINE

*NOTE: VARIANCE GRANTED FOR 0' SETBACK TO SOUTH (SIDE) PROPERTY LINE ON MARCH 19, 2024

ZONED: OB

ZONED: OB

ZONED: R-3

*NOTE: VARIANCE GRANTED FOR 18' SETBACK TO EAST (REAR) PROPERTY LINE ON MARCH 19, 2024

*NOTE: VARIANCE GRANTED FOR 5' SETBACK TO NORTH (SIDE) PROPERTY LINE ON MARCH 19, 2024

15LF± RETAINING WALL BY OTHERS

(SEE GD PLAN FOR GRADING ELEVATIONS)

(SEE NOTE 3)

58
8

58
9

588

5
89

5
8
8

5
89

58858
9

590
588

58958
8

5
8
9

5
8
9

59
0

589

58
9

589

58
8.
98

58
8.
42

58
9.
35

589.40

58
8.
86

589.20

58
8.
67

58
9.
77

5
9
1.
55

59
0.
37

58
9.
80

59
0.
28

591.03
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35
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589.46
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58
8.
24

58
9.
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588.93
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58
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8.
40
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588.82
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588.12
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5
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8.
65

58
9.
19

58
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53

58
8.
27

58
8.
46

58
8.
72 58

9.
38

588.92

58
9.
39

58
8.
7158

8.
41

58
8.
34

58
8.
82

58
9.
50

58
8.
77

58
8.
38

587.88

58
8.
17

58
8.
32

588.0
2

58
8.
48

58
7.
97

588.70

588.4
8

58
8.
12

O
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a
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U
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t
y 
L
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e
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8
" 
C
IP
 
Wa
t
er
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a
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8
" 
C
IP
 
Wa
t
er
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a
in

Storm D.I.

Rim 587.95

18" CMP E 584.10

18" CMP W 584.35

4" PVC E 585.72

12" HDPE N 585.48

Rim 587.42

Storm D.I.

Storm D.I.

Rim 587.19

Full of Ice & Snow +591.
67

+5
90
.2
5

+5
89
.2
5

+5
89
.5
0

+5
89
.5
0

+5
89
.7
5

+591.00

+591.00

5
91

5
91

5
91

590.33+

590.41+

5
90

5
89

590589

589

588

589588

90'± SWALE @ 2.0%%%

110'± SWALE @ 1.5%%%

+5
91
.6
7

*582.5+

*582.5+

591.25+

591.25+TOW TOW

BW589.00+

TW591.58
BW589.00+

TW591.58

3,745± SF BUILDING ADDITION

AS PER ARCHITECTURAL PLANS

WALK-OUT BASEMENT SECTION

C
on
c
. 
R
am
p

Play Area

Column

Brick

G
at
e

1
4.

9
1'

1
4.
9
0'

1
0.

4
'

ALL SITE FEATURES WITHIN HATCHING TO BE REMOVED AND/OR DEMOLISHED PRIOR TO BUILDING ADDITION CONSTRUCTION. (SEE ALL APPLICABLE NOTES)

LIMITS OF DISTURBANCE = 0.19 ACRE

SILT SOCK (SEE DETAILS)

SILT SOCK (SEE DETAILS)

SL1
MH: 20

MH: 20
SL1

MH: 8
WP1

WP1
MH: 8

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 0.1 0.2 0.3 0.5 0.5 0.4 0.6 0.4 0.4 0.6 0.4 0.2 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.2 0.3 0.5 0.9 1.3 1.5 1.8 2.5 2.1 1.5 1.4 1.0 0.7 0.4 0.3 0.3 0.4 0.3 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.2 0.4 0.7 1.0 1.4 1.5 1.6 1.8 1.6 1.5 1.5 1.2 0.8 0.5 0.3 0.4 1.1 1.9 1.9 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.3 0.5 0.8 1.1 1.4 1.8 2.2 2.4 2.3 2.0 1.5 1.2 0.9 0.6 0.4 0.5 1.3 3.3 6.8 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.3 0.5 0.8 1.1 1.4 1.9 2.2 2.4 2.3 2.0 1.6 1.2 0.9 0.6 0.6 1.0 1.6 3.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.3 0.5 0.8 1.1 1.4 1.6 1.9 2.3 2.0 1.7 1.5 1.2 0.9 0.6 0.7 1.5 3.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.2 0.4 0.6 1.0 1.3 1.5 1.7 2.3 1.9 1.5 1.4 1.1 0.8 0.5 0.6 1.4 3.5 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.1 0.2 0.4 0.6 1.0 1.2 1.4 1.5 1.5 1.2 1.2 0.7 0.4 0.3 0.5 1.2 2.2 2.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.2 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.3 0.4 0.4 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

Object_1_Planar Illuminance Fc 0.47 6.8 0.0 N.A. N.A.

PARKING LOT SURFACE Illuminance Fc 1.39 3.5 0.3 4.63 11.67

Luminaire Schedule

Symbol Qty Label Arrangement Description LLF Luminaire 

Lumens

Luminaire 

Watts

Total 

Watts

Mounting 

Height

BUG Rating 

2 SL1 Single GALN-SB2A-740-U-T4W-HSS 0.900 7311 57.3 114.6 20 B1-U0-G2

2 WP1 Single ISS-SA1A-740-U-T4FT 0.900 2762 20.1 40.2 8 B1-U0-G1

PARKING LOT SURFACE

Illuminance (Fc)
Average = 1.39
Maximum = 3.5
Minimum = 0.3
Avg/Min Ratio = 4.63
Max/Min Ratio = 11.67
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Project Catalog # Type

Prepared by Notes Date

PS500052EN   page 1
May 28, 2025 8:23 PM

Quick Facts
•	 Lumen packages range from 3,300 - 102,700 

(33W - 658W)
•	 17 optical distributions
•	 Efficacy up to 178 LPW

Interactive Menu
•	 Ordering Information page 2

•	 Mounting Details page 3

•	 Optical Distributions page 5

•	 Product Specifications page 5

•	 Energy and Performance Data page 6

•	 Control Options page 13

Dimensional Details

Area / Site Luminaire

McGraw-Edison  
GALN Galleon II

"A"
9-1/2" 

[241mm]"B"

"A"

"B"
9 1/2"

241mm

3-3/4"
[94mm]

"A"
9-1/2" 

[241mm]"B"

"A"

"B"
9 1/2"

241mm

3-3/4"
[94mm]

Number of  
Light Squares Width "A" Housing Length "B"  Weight with Standard or 

QM Arm
EPA with Standard  

or QM Arm

1-4 16" 22" 29 lb 0.95

5-6 22" 22" 39 lb 0.95

7-9 22" 28-1/8" 48 lb 1.1

NOTES: For arm selection requirements and additional line art, see Mounting Details section.

Connected Systems
•	 Wavelinx LITE Wireless
•	 Wavelinx PRO Wireless
•	 AirMesh Wireless

Standard Pole Mount Arm

 2

Product Certifications

Product Features

Pole Drilling Pattern
Type "N"TYPE "N"

3/4" [19mm]
Diameter

Hole

(2) 9/16" [14mm]
Diameter

Holes

1-3/4"
[44mm]

7/8" [22mm]

2"
[51mm]

Light ARchitectTMAVAIL ABL E

CO

MPLIANT OPTIONS

BAA
BUY AMERICAN ACT

a v a i l a b l e

CO

MPLIANT

 

OPTIONS

BABA
Build Amer ic a 

Bu y Amer ic a

1.b

Packet Pg. 95

A
tt

ac
h

m
en

t:
 S

P
-1

99
5-

16
_A

_d
ra

w
in

g
s_

06
18

26
  (

30
60

0 
: 

S
P

-1
99

5-
16

_A
, 7

57
 H

o
p

ki
n

s 
R

o
ad

)

https://www.cooperlighting.com/global/brands/wavelinx/lite
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GALN Galleon IIMcGraw-Edison

PS500052EN   page 2
May 28, 2025 8:23 PM

Product Family 1, 2

Light Engine Configuration
Color  

Temperature
Voltage Distribution Mounting FinishLight

Square
Square
Count

Lumen
Output

GALN=Galleon II
BAA-GALN=Galleon II
Buy American Act 
Compliant 26

TAA-GALN=Galleon II
Trade Agreements Act
Compliant 26

BABA-GALN=Galleon 
II BABA/IIJA 
Compliant

SA=16 LED 
Light Square
SB=26 LED 
Light Square

1=1 Light Square
2=2 Light Squares
3=3 Light Squares
4=4 Light Squares
5=5 Light Squares
6=6 Light Squares
7=7 Light Squares
8=8 Light Squares
9=9 Light Squares

A=Output Level 1
B=Output Level 2
C=Output Level 3
D=Output Level 4 4, 16

Z=Configured Output32

722=70CRI, 2200K
727=70CRI, 2700K
730=70CRI, 3000K
735=70CRI, 3500K
740=70CRI, 4000K 
750=70CRI, 5000K 
760=70CRI, 6000K 
827=80CRI, 2700K
830=80CRI, 3000K
835=80CRI, 3500K
840=80CRI, 4000K
930=90CRI, 3000K
935=90CRI, 3500K
940=90CRI, 4000K
950=90CRI, 5000K 
AMB=Amber14, 16

U=120-277V
H=347V-480V 7, 29 
1=120V 
2=208V 
3=240V 
4=277V 
8=480V 7, 29 
9=347V 7

DV=277V-480V 
DuraVolt
Drivers 28, 29, 30 

T1=Type I
T2=Type II
T2R=Type II Roadway
T3=Type III
T3R=Type III Roadway
T4FT=Type IV Forward Throw
T4W=Type IV Wide
5NQ=Type V Narrow
5MQ=Type V Square Medium
5WQ=Type V Square Wide
SL2=Type II w/Spill Control
SL3=Type III w/Spill� Control
SL4=Type IV w/Spill Control
SLL=90° Spill Light Eliminator Left
SLR=90° Spill Light Eliminator 
Right 
RW=Rectangular Wide Type I
AFL=Automotive Frontline

[Blank]=Standard Pole 
Mount Arm
QU=Quick Mount Universal 
Arm
QM=Pole Mount Arm with 
Quick Mount Adaptor
PA=Pole Mount, Adjustable
SP=3” Slipfitter, Adjustable 8

SP2=2-3/8” Slipfitter, 
Adjustable 8

QMA=Quick Mount Mast 
Arm, Fixed
MA=Mast Arm, Fixed
WM=Wall Mount, Fixed
WA=Wall Mount, Adjustable
UP=Upswept Arm

AP=Grey
BZ=Bronze
BK=Black
DP=Dark Platinum
GM=Graphite 
Metallic
WH=White
RALXX=Custom 
Color 
 
 

Ordering Information
SAMPLE NUMBER:  GALN-SA4C-740-U-T4FT-GM

Options (Add as Suffix) Controls and Systems Options (Add as Suffix) Accessories (Order Separately) 27

DIM=External 0-10V Dimming Leads 19

F=�Single Fuse (120, 277 or 347V Specify Voltage)
FF=Double Fuse (208, 240 or 480V Specify Voltage)
20K=20kV UL 1449 fused surge protective device 10

2L=Two Circuits 10

HA=50°C High Ambient 16

HSS=Installed House Side Shield 17

BCS=Backlight Control Shield 17, 37 

GRSBK=Glare Reducing Shield, Black 22  

GRSWH=Glare Reducing Shield, White 22  

LCF=Light Square Trim Painted to Match Housing 25

TH=Tool-less Door Hardware 5

CC=Coastal Construction finish 3 

L90=Optics Rotated 90° Left 
R90=Optics Rotated 90° Right
3SDCM=3 Standard Deviation Color Matching 36

AHD145=After Hours Dim, 5 Hours 21

AHD245=After Hours Dim, 6 Hours 21

AHD255=After Hours Dim, 7 Hours 21

AHD355=After Hours Dim, 8 Hours 21

DALI=DALI Drivers

BPC=Button Type Photocontrol. Must specify voltage 120V, 208V, 240V or 277V. 6

PR=NEMA 3-PIN Photocontrol Receptacle
PR7=NEMA 7-PIN Photocontrol Receptacle 20

FADC=Field Adjustable Dimming Controller 31

PSC=Photocontrol Shorting Cap
SPB2=Dimming Motion Sensor, 9’-20’ mounting 23

SPB4=Dimming Motion Sensor, 21’-40’ mounting 23

SPB2/X=Dimming Motion Sensor, limited square count, 9’-20’ mounting 23

SPB4/X=Dimming Motion Sensor, limited square count, 21’-40’ mounting 23

MS/DIM-L20=Motion Sensor for Dimming Operation, 9’-20’ Mounting 33

MS/DIM-L40=Motion Sensor for Dimming Operation, 21’-40’ Mounting 33

WLS2XX=WaveLinx LITE, SR Driver, Dimming Motion and Daylight, Bluetooth 
Programmable, 7’ - 15’ Mounting 12, 18, 34

WLS4XX=WaveLinx LITE, SR Driver, Dimming Motion and Daylight, Bluetooth 
Programmable, 15’ - 40’ Mounting 12, 18, 34

WPS2XX=WaveLinx PRO, SR Driver, Dimming Motion and Daylight, WAC 
Programmable, 7’ - 15’ Mounting 12, 13, 18, 34

WPS4XX=WaveLinx PRO, SR Driver, Dimming Motion and Daylight, WAC 
Programmable, 15’ - 40’ Mounting 12, 13, 18, 34

DIM10-L20=AirMesh Occupancy Sensor (9’-20’ Mounting) 18, 35

DIM10-L40=AirMesh Occupancy Sensor (21’-40’ Mounting) 18, 35

OA/RA1016=NEMA Photocontrol Multi-Tap - 105-285V
OA/RA1027=NEMA Photocontrol - 480V
OA/RA1201=NEMA Photocontrol - 347V
OA/RA1013=Photocontrol Shorting Cap
OA/RA1014=120V Photocontrol
MA1252=10kV Surge Module Replacement
MA1036-XX=Single Tenon Adapter for 2-3/8” O.D. Tenon
MA1037-XX=2@180° Tenon Adapter for 2-3/8” O.D. Tenon
MA1197-XX=3@120° Tenon Adapter for 2-3/8” O.D. Tenon
MA1188-XX=4@90° Tenon Adapter for 2-3/8” O.D. Tenon
MA1189-XX=2@90° Tenon Adapter for 2-3/8” O.D. Tenon
MA1190-XX=3@90° Tenon Adapter for 2-3/8” O.D. Tenon
MA1191-XX=2@120° Tenon Adapter for 2-3/8” O.D. Tenon
MA1038-XX=Single Tenon Adapter for 3-1/2” O.D. Tenon
MA1039-XX=2@180° Tenon Adapter for 3-1/2” O.D. Tenon
MA1192-XX=3@120° Tenon Adapter for 3-1/2” O.D. Tenon
MA1193-XX=4@90° Tenon Adapter for 3-1/2” O.D. Tenon
MA1194-XX=2@90° Tenon Adapter for 3-1/2” O.D. Tenon
MA1195-XX=3@90° Tenon Adapter for 3-1/2” O.D. Tenon 
SRA238=Adapter kit for mounting 3” SP arm to 2-3/8” O.D. vertical tenon
FSIR-100=Wireless Configuration Tool for MS/DIM 33

LS/HSS=Field Installed House Side Shield for SA Light Squares 9, 17

LS/HSS-SB=Field Installed House Side Shield for SB Light Squares 9, 17

LS/BCS=Backlight Control Shield 9, 17, 37

LS/GRSBK-2PK =Glare Reducing Shield, Black 9, 22

LS/GRSWH-2PK =Glare Reducing Shield, White 9, 22

LS/PFS=Perimeter Shield, Black 15

WOLC-7P-10A=WaveLinx Outdoor Control Module 11, 18, 13

TL7-G1-HV= AirMesh 7-PIN node, 110-480V 11, 18, 35

CBSSW-450-002= AirMesh central base station with 5-button control 35

NOTES:
1.	 Customer is responsible for engineering analysis to confirm pole and fixture compatibility for all applications. Refer to our 

white paper WP513001EN for additional support information.
2.	 DesignLights Consortium® Qualified. Refer to www.designlights.org Qualified Products List under Family Models for details.
3.	 Coastal construction finish salt spray tested to over 5,000-hours per ASTM B117, with a scribe rating of 9 per ASTM D1654. 

Not available with TH option.
4.	 When using SA light squares, Output Level 4 not available with color temperatures 722, 727, 827, 830 or 930 when HSS is 

used.
5.	 TH option not 3G rated. Not available with Coastal Construction (CC) option.
6.	 Not available with voltage options H, 8 or 9.
7.	 Not available with SB1A or SB2A configurations. Not available in combination with HA high ambient and sensor options at 

Output Level 3. H voltage not available with sensor options, choose voltage 8 or 9. 
8.	 SP arm limited to 3” O.D. vertical tenon. SP2 limited to 2-3/8” O.D. vertical tenon.
9.	 One required for each Light Square.
10.	 2L is not available with SB light squares. Not available with SPB at 347V or 480V. Not available with WaveLinx or 20kV surge 

option.
11.	 Requires PR7.
12.	 Replace XX with sensor color (WH, BZ or BK.).	
13.	 WAC Gateway required to enable field-configurability: Order WAC-PoE and WPOE-120 (10V to PoE injector) power supply if 

needed. WAC not required for LC Bluetooth sensors.	
14.	 Narrow-band 590nm +/- 5nm for wildlife and observatory use. Choose Output Level 1; supplied at 500mA drive current only. 

Not available with SB light squares. Exact luminaire wattage available in IES files. Available with 5WQ, 5MQ, SL2, SL3 and 
SL4 distributions. Can be used with HSS option. 

15.	 Set of 4 pcs. One set required per Light Square.
16.	 HA option not available with Output Level 4 or AMB Amber.
17.	 Not for use with T1, 5NQ, 5MQ, 5WQ or RW optics. 
18.	 Cannot be used with other control options.
19.	 Low voltage control lead brought out 18” outside fixture. Not available with DALI or integrated controls options.
20.	 Not available if any SPB, LWR, or WaveLinx sensor is selected. Motion sensor has an integral photocell.

21.	 Requires the use of BPC photocontrol or the PR7 or PR photocontrol receptacle with photocontrol accessory. Not available with SB 
light squares when using Output Level 4.

22.	 Not for use with T1, T4FT, T4W or SL optics. See IES files for details. Not available with SB light squares. 
23.	 Sensor configuration mobile application required for configuration. See controls page for details.
24.	 Replace X with number of Light Squares controlled by the SPB, referencing the “SPB/X Availability Table” on the controls page.
25.	 Not available with HSS, GRSWH or GRSBK.
26.	 Only product configurations with these designated prefixes are built to be compliant with the Buy American Act of 1933 (BAA) 

or Trade Agreements Act of 1979 (TAA), respectively. Please refer to DOMESTIC PREFERENCES website for more information.
Components shipped separately may be separately analyzed under domestic preference requirements.

27.	 For BAA or TAA requirements, Accessories sold separately will be separately analyzed under domestic preference requirements. 
Consult factory for further information.

28.	 DuraVolt drivers feature added protection from power quality issues such as loss of neutral, transients and voltage fluctuations. Visit 
www.signify.com/duravolt for more information.

29.	 480V not to be used with ungrounded or impedance grounded systems.
30.	 Not available with SA1A or SA1B. Not available with SB1, or any SB configuration using Output Level 1. Not available with any control 

option except SPB
31.	 Cannot be used with DALI, PR7, or other motion response control options. Not available with SB light squares when using Output 

Level 4.
32.	 Use GALN Product Configurator to specify lumen output, drive current and wattage. Not available with AMB. Not available with SB 

light squares.
33.	 Uses the FSP-211 motion sensor. The FSIR-100 configuration tool is required to adjust parameters including high and low modes, 

sensitivity, time delay, cutoff and more. Consult your lighting representative at Cooper Lighting Solutions for more information.
34.	 Controls system is not available with photocontrol receptacles (PR , PR7) or other controls systems (FADC, SPBx).
35.	 Requires AirMesh central base station CBSSW-450-002 and Synapse commissioning for operation.
36.	 3-step MacAdam ellipse binning. Available in 740 CRI/CCT only. Longer lead times apply, consult your lighting representative at 

Cooper Lighting Solutions for more information.
37.	 Not available with SB light squares.
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TYPE "R"

3/4" [19mm]
Diameter Hole

2-5/16"
[59mm]

1-1/16"
[27mm] 2-1/8"

[54mm]

(2) 5/8" [16mm]
Diameter Holes

Mounting Details  

Pole Drilling Patterns
Type "M"Type "N" Type "R"

Pole Configuration Options

TYPE "N"
3/4" [19mm]

Diameter
Hole

(2) 9/16" [14mm]
Diameter

Holes

1-3/4"
[44mm]

7/8" [22mm]

2"
[51mm]

2 @ 180° 3 @ 120°
(Round poles only)

4 @ 90° 2 @ 90° 3 @ 90° 2 @ 120°
(Round poles only)

3/4" [19mm]
Diameter Hole

(2) 5/8" [16mm]
Diameter Holes

4-7/8" [124mm]

2-7/16" [62mm]

2-5/16"
[59mm]

TYPE "M"

*NOTE: Use Type N drilling pattern 

"A"
9-1/2" 

[241mm]
"B"

Quick Mount Arm (QM)* 

"A"
6" 

[149mm]

3-3/4" 
[94mm]

"B"

Mast Arm, Fixed (MA) 

*NOTE: Fits 2-3/8" O.D. tenon

*NOTE: Universal bolt pattern compatible with Type N through Type M drilling patterns

"A"

8-5/8" 
[220mm]

9-1/2" 
[242mm]

5-5/16"
[135mm]

"B"

Upswept Arm (UP)* 

"A"

9-5/32" 
[233mm]

6-3/16" 
[157mm]

10-5/32" 
[258mm]

"B"

Wall Mount, Fixed (WM) 

"B" 10-1/4"
[260mm]

Standard Quick Mount Arm (QU) Quick Mount Mast Arm Assembly (QMA)

"A"

3-3/4"
[94mm] "B" 10-5/8"

[271mm]

*NOTE: Universal bolt pattern compatible with Type N through Type M drilling patterns

"A"

7"
[178mm]

3-1/8"
[78mm]

*NOTE: Fits 2-3/8" O.D. tenon

Upswept Arm (UP)

Mast Arm, Fixed (MA)

Wall Mount, Fixed (WM)

Quick Mount Universal Arm (QU) Quick Mount Mast Arm (QMA)

Pole Mount Arm with Quick Mount Adaptor (QM)
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Wall Mount, Adjustable (WA) 

"A"

11-3/16" 
[284mm]

6-3/16"
[157mm]

"B"

10-5/32" 
[258mm]

Pole Mount, Adjustable Arm (PA)* 

"A"

"B" 11-5/8"
[296mm]

4-3/4"
[121mm]

*NOTE: Use Type N drilling pattern 

3" Slipfitter, Adjustable (SP) 

"A"

"B"

4.8”
[122 mm]

7.9”
[200mm]

9.08"
[230mm]

*NOTE: Fits 3" O.D. tenon

2-3/8" Slipfitter, Adjustable (SP2)

"A"

9-1/2"
[241mm]

"B"

3-3/4"
[97mm]

7-1/8"
[180mm]

*NOTE: Fits 2-3/8" O.D. tenon

80˚

-10˚

Range of Motion

5˚ Increments

Mounting Details  

Tilt Angle 
(Degrees)

Number of 
Light Squares Weight 1 @ 90° 2 @ 180° 2 @ 90° 2 @ 120° 3 @ 90° 3 @ 120° 4 @ 90°

0°

1-4 33.5 lb (15.2 kg) 0.85 1.70 1.46 1.66 2.31 2.25 2.35

5-6 43.5 lb (19.7 kg) 0.86 1.71 1.62 1.80 2.49 2.35 2.50

7-9 52.5 lb (23.8 kg) 0.98 1.95 1.75 1.98 2.73 2.55 2.76

15°

1-4 33.5 lb (15.2 kg) 1.10 1.71 1.95 2.26 2.81 3.30 2.87

5-6 43.5 lb (19.7 kg) 1.42 1.71 2.27 2.72 3.13 3.63 3.15

7-9 52.5 lb (23.8 kg) 1.69 1.96 2.67 3.22 3.65 4.38 3.72

30°

1-4 33.5 lb (15.2 kg) 1.72 1.81 2.58 3.21 3.44 4.59 3.53

5-6 43.5 lb (19.7 kg) 2.26 2.29 3.11 4.00 3.97 5.27 4.00

7-9 52.5 lb (23.8 kg) 2.75 2.85 3.73 4.83 4.71 6.45 4.81

45°

1-4 33.5 lb (15.2 kg) 2.25 2.36 3.10 4.00 3.96 5.63 4.08

5-6 43.5 lb (19.7 kg) 2.96 2.99 3.81 5.06 4.67 6.49 4.71

7-9 52.5 lb (23.8 kg) 3.63 3.76 3.73 6.17 5.59 8.03 5.73

60°

1-4 33.5 lb (15.2 kg) 2.63 2.77 3.49 4.58 4.34 6.21 4.48

5-6 43.5 lb (19.7 kg) 3.46 3.51 4.32 5.84 5.19 7.01 5.22

7-9 52.5 lb (23.8 kg) 4.27 4.44 5.25 7.15 6.23 8.80 6.40

Fixture Weights and EPAs

Adjustable Arm Range of Motion

•	 Includes WA, SP, SP2 and PA mounting options
•	 Adjustable in increments of 5°
•	 Must maintain downward facing orientation

Wall Mount, Adjustable (WA) 

3” Slipfitter, Adjustable (SP)

2-3/8” Slipfitter, Adjustable (SP2)

Pole Mount, Adjustable Arm (PA)
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Asymmetric Area Distributions

T3
(Type III)

SL2
(Type II with Spill Control)

SL3
(Type III with Spill Control)

T4FT
(Type IV Forward Throw)

T4W
(Type IV Wide)

SL4
(Type IV with Spill Control)

T2
(Type II)

Symmetric Distributions

Rotated OpticsSpecialized Distributions

Asymmetric Roadway Distributions

AFL
(Automotive Frontline)

SLR
(90° Spill Light Eliminator Right)

SLL
(90° Spill Light Eliminator Left)

T2R
(Type II Roadway)

RW
(Rectangular Wide Type I)

T3R
(Type III Roadway)

5NQ
(Type V Square Narrow)

5MQ
(Type V Square Medium)

5WQ
(Type V Square Wide)

Standard

Street Side

House Side

Street
Side

Optics Rotated Left @ 90° [L90]

House 
Side

Street
Side

Optics Rotated Right @ 90° [R90]

House 
Side

T1
(Type I)

Construction 
•	 Die-cast aluminum housing and heat sink
•	 Three housing sizes, using 1 to 9 light squares

Optics
•	 High-efficiency injection-molded AccuLED Optics technology
•	 17 optical distributions for area site and roadway applications
•	 4 shielding options include HSS, BCS, GRS and PFS
•	 IDA Certified (3000K CCT and warmer only, fixed mounting options)
•	 5 step MacAdam ellipse binning (5 SDCM) standard with 70CRI and 80CRI. 

3SDCM option available with 740 CRI/CCT. 3 step MacAdam ellipse binning 
standard with 90CRI

Electrical
•	 Removable power tray assembly includes drivers, surge modules and control 

modules for ease of maintenance and serviceability
•	 Standard with 0-10V dimming
•	 Standard with 10kV surge module, optional 20kV surge module
•	 Suitable for operation in -40°C to 40°C ambient environments. Optional 50°C high 

ambient (HA) configuration
•	 Luminaire available with the field adjustable dimming controller (FADC) to 

manually adjust wattage and reduce the total lumen output and light levels. 
Comes pre-set to the highest position at the lumen output selected 

Mounting
•	 Arms are factory installed, enabling closed-housing installation
•	 All arms suitable for round or square pole installation
•	 All arms provide clearance for multiple fixture installations at 90°

Finish
•	 6 standard finishes use super durable TGIC polyester powder coat paint, 

providing 2.5 mil nominal thickness and salt-spray tested to 3,000 hours per 
ASTM B117

•	 RAL and custom color matches available
•	 Coastal Construction (CC) option salt-spray tested to 5,000 hours per ASTM 

B117, achieving a scribe rating of 9 per ASTM D1654

Compliance
•	 Visit https://www.designlights.org/search/ to confirm qualification. Not all 

product variations are DLC qualified
•	 IDA Certified (3000K CCT and warmer only, fixed mounting options)
•	 Domestic preference options to meet BAA or BABA requirements. FHWA and 

FTA agencies are utilizing their BAA rules for BABA compliance. Only product 
configurations with these prefixes are built to be compliant with the Buy 
American Act of 1933 (BAA) or the Buy America Build America Act (BABA).BABA 
is the minimum Government compliance requirement for the Buy America Build 
America standards which is part of the Infrastructure and Investment Jobs Act 
(IIJA). Individual Government Agencies may have more stringent compliance 
standards. Please refer to the DOMESTIC PREFERENCES website or consult the 
CLS Domestic Preferences team for more information. Components shipped 
separately may be separately analyzed under domestic preference requirements

Typical Applications
•	 Outdoor, Parking Lots, Walkways,  Roadways, Building Areas
•	 Sports lighting, including tennis, pickleball, basketball courts

Warranty
•	 Five-year limited warranty.  Consult website for details.  

www.cooperlighting.com/legal 

Product Specifications

Optical Distributions
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Energy and Performance Data
Lumen Maintenance (TM-21) 

Output Level
Ambient 

Temperature
25,000 
hours*

50,000 
hours*

60,000 
hours*

100,000 
hours**

Theoretical 
L70 hours**

Output 
Levels 1-3

25°C 99.4% 99.0% 98.9% 98.3% > 2.4M

40°C 98.7% 98.3% 98.1% 97.4% > 1.9M

50°C 98.2% 97.2% 96.8% 95.2% > 851,000

Output 
Level 4

25°C 99.4% 99.0% 98.9% 98.3% > 2.4M

40°C 98.5% 97.9% 97.7% 96.7% > 1.3M

* Supported by IES TM-21 standards  
** Theoretical values represent estimations commonly used; however, refer to the IES position on LED Product Lifetime Prediction, IES PS-10-18, 
     explaining proper use of IES TM-21 and LM-80.

Lumen 
Output

SA Light 
Squares

SB Light 
Squares

Output 
Level 1 615mA 350mA

Output 
Level 2 800mA 450mA

Output 
Level 3 1050mA 615mA

Output 
Level 4 1200mA 900mA

Lumen Multiplier

Ambient  
 Temperature

Lumen  
Multiplier

0ºC 1.02

10ºC 1.01

25ºC 1.00

40ºC 0.99

50ºC 0.97

FADC Position
Percent of Typical 

Lumen Output

1 25%

2 48%

3 56%

4 65%

5 75%

6 80%

7 85%

8 90%

9 95%

10 100%

Note: +/-5% typical value

FADC Position
Percent of Typical 

Lumen Output

1 14%

2 25%

3 32%

4 43%

5 49%

6 57%

7 65%

8 72%

9 80%

10 100%

Note: +/-5% typical value

FADC Position
Percent of Typical 

Lumen Output

1 19%

2 38%

3 47%

4 63%

5 74%

6 85%

7 95%

8 97%

9 100%

10 100%

Note: +/-5% typical value

FADC Settings  
SA1-SA3 (All Output Levels)

Drive Currents

FADC Settings  
SA4-SA6 (All Output Levels)

FADC Settings  
SA7-SA9 (All Output Levels)
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Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 33 63 93 121 154 182 215 244 274

Input Current @ 120V 0.283 0.529 0.778 1.058 1.310 1.556 1.839 2.089 2.335

Input Current @ 208V 0.165 0.309 0.460 0.618 0.771 0.919 1.082 1.240 1.379

Input Current @ 240V 0.143 0.270 0.398 0.540 0.671 0.796 0.944 1.078 1.194

Input Current @ 277V 0.125 0.237 0.352 0.473 0.581 0.705 0.818 0.962 1.057

Input Current @ 347V 0.098 0.181 0.272 0.362 0.454 0.544 0.636 0.738 0.816

Input Current @ 480V 0.073 0.133 0.200 0.267 0.335 0.400 0.470 0.554 0.600

Optics

T1

Lumens  4,619  9,180  13,628  18,059  22,861  27,070  31,796  36,863  41,385 

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3

Lumens per Watt  140  146  147  149  148  149  148  151  151 

T2

Lumens  4,654  9,249  13,730  18,194  23,032  27,273  32,034  37,138  41,694 

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5

Lumens per Watt  141  147  148  150  150  150  149  152  152 

T2R

Lumens  4,716  9,372  13,913  18,437  23,340  27,637  32,462  37,634  42,251 

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4

Lumens per Watt  143  149  150  152  152  152  151  154  154 

T3

Lumens  4,589  9,120  13,538  17,940  22,711  26,892  31,587  36,620  41,112 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G4

Lumens per Watt  139  145  146  148  147  148  147  150  150 

T3R

Lumens  4,735  9,411  13,970  18,513  23,436  27,751  32,596  37,790  42,425 

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5

Lumens per Watt  143  149  150  153  152  152  152  155  155 

T4FT

Lumens  4,617  9,176  13,622  18,051  22,851  27,058  31,782  36,847  41,366 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  140  146  146  149  148  149  148  151  151 

T4W

Lumens  4,631  9,203  13,662  18,104  22,918  27,138  31,876  36,955  41,488 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  140  146  147  150  149  149  148  151  151 

SL2

Lumens  4,619  9,180  13,627  18,058  22,860  27,069  31,795  36,861  41,383 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5

Lumens per Watt  140  146  147  149  148  149  148  151  151 

SL3

Lumens  4,586  9,115  13,531  17,931  22,699  26,879  31,571  36,602  41,091 

BUG Rating B1-U0-G1 B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5

Lumens per Watt  139  145  145  148  147  148  147  150  150 

SL4

Lumens  4,529  9,002  13,363  17,708  22,417  26,544  31,178  36,146  40,580 

BUG Rating B1-U0-G2 B1-U0-G3 B2-U0-G3 B2-U0-G4 B2-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  137  143  144  146  146  146  145  148  148 

5NQ

Lumens  4,829  9,598  14,247  18,880  23,901  28,301  33,242  38,539  43,266 

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3

Lumens per Watt  146  152  153  156  155  155  155  158  158 

5MQ

Lumens  4,853  9,645  14,318  18,974  24,020  28,442  33,407  38,731  43,482 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  147  153  154  157  156  156  155  159  159 

5WQ

Lumens  4,843  9,625  14,288  18,934  23,969  28,382  33,337  38,649  43,390 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  147  153  154  156  156  156  155  158  158 

SLL/
SLR

Lumens  3,989  7,927  11,768  15,594  19,741  23,375  27,456  31,831  35,736 

BUG Rating B1-U0-G2 B1-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5

Lumens per Watt  121  126  127  129  128  128  128  130  130 

RW

Lumens  4,774  9,488  14,085  18,665  23,628  27,979  32,863  38,100  42,774 

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3

Lumens per Watt  145  151  151  154  153  154  153  156  156 

AFL

Lumens  4,673  9,286  13,785  18,268  23,126  27,384  32,164  37,290  41,864 

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3

Lumens per Watt  142  147  148  151  150  150  150  153  153 

* Nominal data for 70 CRI. ** For additional performance data, please reference the Galleon Supplemental Performance Guide.
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Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 44 82 121 164 204 243 286 325 364

Input Current @ 120V 0.367 0.689 1.014 1.378 1.704 2.027 2.393 2.716 3.041

Input Current @ 208V 0.213 0.401 0.594 0.802 0.997 1.188 1.400 1.605 1.782

Input Current @ 240V 0.184 0.347 0.510 0.694 0.860 1.021 1.210 1.386 1.531

Input Current @ 277V 0.160 0.303 0.449 0.605 0.757 0.898 1.065 1.242 1.347

Input Current @ 347V 0.125 0.235 0.355 0.471 0.592 0.710 0.828 0.958 1.065

Input Current @ 480V 0.092 0.172 0.258 0.344 0.432 0.517 0.605 0.706 0.775

Optics

T1

Lumens  5,748  11,423  16,957  22,470  28,446  33,683  39,563  45,867  51,494 

BUG Rating B2-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4

Lumens per Watt  131  139  140  137  139  139  138  141  141 

T2

Lumens  5,790  11,508  17,083  22,638  28,658  33,935  39,859  46,210  51,879 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  132  140  141  138  140  140  139  142  143 

T2R

Lumens  5,868  11,662  17,311  22,941  29,041  34,388  40,391  46,827  52,572 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5

Lumens per Watt  133  142  143  140  142  142  141  144  144 

T3

Lumens  5,710  11,347  16,845  22,322  28,258  33,461  39,303  45,565  51,155 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5

Lumens per Watt  130  138  139  136  139  138  137  140  141 

T3R

Lumens  5,892  11,710  17,383  23,035  29,161  34,530  40,558  47,020  52,788 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  134  143  144  140  143  142  142  145  145 

T4FT

Lumens  5,745  11,418  16,949  22,460  28,433  33,668  39,546  45,847  51,471 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  131  139  140  137  139  139  138  141  141 

T4W

Lumens  5,762  11,451  16,999  22,526  28,517  33,767  39,662  45,982  51,622 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  131  140  140  137  140  139  139  141  142 

SL2

Lumens  5,747  11,422  16,956  22,469  28,444  33,681  39,561  45,865  51,491 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  131  139  140  137  139  139  138  141  141 

SL3

Lumens  5,707  11,342  16,836  22,311  28,244  33,444  39,283  45,542  51,129 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  130  138  139  136  138  138  137  140  140 

SL4

Lumens  5,636  11,201  16,627  22,034  27,893  33,028  38,794  44,976  50,493 

BUG Rating B1-U0-G2 B1-U0-G3 B2-U0-G4 B2-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  128  137  137  134  137  136  136  138  139 

5NQ

Lumens  6,009  11,942  17,727  23,492  29,739  35,214  41,362  47,953  53,835 

BUG Rating B2-U0-G1 B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3

Lumens per Watt  137  146  147  143  146  145  145  148  148 

5MQ

Lumens  6,039  12,001  17,816  23,609  29,887  35,389  41,568  48,191  54,103 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  137  146  147  144  147  146  145  148  149 

5WQ

Lumens  6,026  11,976  17,778  23,559  29,824  35,315  41,480  48,090  53,989 

BUG Rating B3-U0-G1 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5

Lumens per Watt  137  146  147  144  146  145  145  148  148 

SLL/
SLR

Lumens  4,963  9,863  14,642  19,403  24,563  29,085  34,163  39,607  44,465 

BUG Rating B1-U0-G2 B1-U0-G3 B2-U0-G3 B2-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  113  120  121  118  120  120  119  122  122 

RW

Lumens  5,940  11,806  17,526  23,224  29,400  34,813  40,891  47,407  53,222 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4

Lumens per Watt  135  144  145  142  144  143  143  146  146 

AFL

Lumens  5,814  11,555  17,153  22,730  28,775  34,073  40,021  46,398  52,090 

BUG Rating B1-U0-G1 B2-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G4

Lumens per Watt  132  141  142  139  141  140  140  143  143 

* Nominal data for 70 CRI. ** For additional performance data, please reference the Galleon Supplemental Performance Guide.

SA Light Squares, Output Level 2, 4000K CCT, 70 CRI Supplemental Lumen TablesGalleon II IES Files
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Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 57 108 160 213 269 321 377 429 481

Input Current @ 120V 0.478 0.905 1.338 1.810 2.244 2.675 3.150 3.584 4.013

Input Current @ 208V 0.279 0.532 0.780 1.064 1.313 1.559 1.845 2.093 2.339

Input Current @ 240V 0.243 0.458 0.664 0.916 1.123 1.328 1.582 1.788 1.991

Input Current @ 277V 0.213 0.404 0.582 0.808 0.997 1.164 1.401 1.589 1.745

Input Current @ 347V 0.164 0.322 0.471 0.644 0.795 0.943 1.117 1.269 1.414

Input Current @ 480V 0.121 0.235 0.341 0.469 0.579 0.681 0.814 0.923 1.022

Optics

T1

Lumens  7,101  14,113  20,950  27,763  35,146  41,616  48,882  56,671  63,623 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  125  131  131  130  131  130  130  132  132 

T2

Lumens  7,154  14,219  21,107  27,970  35,408  41,927  49,247  57,094  64,098 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  126  132  132  131  132  131  131  133  133 

T2R

Lumens  7,250  14,408  21,389  28,344  35,881  42,487  49,905  57,857  64,954 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  127  133  134  133  133  132  132  135  135 

T3

Lumens  7,054  14,020  20,812  27,580  34,914  41,342  48,560  56,297  63,203 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  124  130  130  129  130  129  129  131  131 

T3R

Lumens  7,280  14,468  21,477  28,461  36,029  42,663  50,111  58,096  65,222 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  128  134  134  134  134  133  133  135  136 

T4FT

Lumens  7,098  14,107  20,941  27,751  35,130  41,598  48,860  56,646  63,594 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  125  131  131  130  131  130  130  132  132 

T4W

Lumens  7,119  14,148  21,003  27,832  35,233  41,720  49,004  56,812  63,781 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  125  131  131  131  131  130  130  132  133 

SL2

Lumens  7,101  14,112  20,949  27,761  35,144  41,614  48,879  56,668  63,619 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  125  131  131  130  131  130  130  132  132 

SL3

Lumens  7,051  14,013  20,802  27,566  34,897  41,321  48,535  56,269  63,172 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  124  130  130  129  130  129  129  131  131 

SL4

Lumens  6,963  13,839  20,543  27,223  34,463  40,808  47,932  55,569  62,386 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  122  128  128  128  128  127  127  130  130 

5NQ

Lumens  7,424  14,755  21,903  29,025  36,743  43,508  51,104  59,247  66,515 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4

Lumens per Watt  130  137  137  136  137  136  136  138  138 

5MQ

Lumens  7,461  14,828  22,012  29,169  36,926  43,725  51,359  59,542  66,846 

BUG Rating B3-U0-G1 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5

Lumens per Watt  131  137  138  137  137  136  136  139  139 

5WQ

Lumens  7,445  14,797  21,966  29,108  36,849  43,633  51,250  59,417  66,705 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  131  137  137  137  137  136  136  139  139 

SLL/
SLR

Lumens  6,132  12,187  18,091  23,973  30,348  35,936  42,210  48,935  54,938 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  108  113  113  113  113  112  112  114  114 

RW

Lumens  7,340  14,587  21,653  28,694  36,325  43,013  50,522  58,573  65,757 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  129  135  135  135  135  134  134  137  137 

AFL

Lumens  7,183  14,276  21,193  28,084  35,552  42,098  49,448  57,327  64,359 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4

Lumens per Watt  126  132  132  132  132  131  131  134  134 

* Nominal data for 70 CRI. ** For additional performance data, please reference the Galleon Supplemental Performance Guide.

SA Light Squares, Output Level 3, 4000K CCT, 70 CRI Supplemental Lumen TablesGalleon II IES Files
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Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 65 125 184 245 309 368 433 493 552

Input Current @ 120V 0.546 1.041 1.535 2.082 2.578 3.070 3.619 4.114 4.605

Input Current @ 208V 0.318 0.610 0.893 1.219 1.504 1.786 2.113 2.397 2.679

Input Current @ 240V 0.276 0.523 0.758 1.046 1.282 1.516 1.806 2.041 2.274

Input Current @ 277V 0.241 0.460 0.662 0.920 1.133 1.325 1.593 1.807 1.987

Input Current @ 347V 0.187 0.370 0.543 0.740 0.915 1.085 1.285 1.459 1.628

Input Current @ 480V 0.138 0.269 0.391 0.537 0.663 0.782 0.932 1.057 1.173

Optics

T1

Lumens  7,814  15,529  23,053  30,549  38,672  45,793  53,787  62,358  70,007 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  120  124  125  125  125  124  124  126  127 

T2

Lumens  7,872  15,645  23,225  30,777  38,962  46,135  54,189  62,824  70,530 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  121  125  126  126  126  125  125  127  128 

T2R

Lumens  7,977  15,854  23,535  31,188  39,482  46,751  54,913  63,663  71,472 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  123  127  128  127  128  127  127  129  129 

T3

Lumens  7,762  15,427  22,901  30,348  38,418  45,491  53,433  61,947  69,546 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  119  123  124  124  124  124  123  126  126 

T3R

Lumens  8,010  15,920  23,632  31,317  39,645  46,944  55,139  63,925  71,767 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  123  127  128  128  128  128  127  130  130 

T4FT

Lumens  7,810  15,522  23,043  30,535  38,655  45,772  53,763  62,330  69,976 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  120  124  125  125  125  124  124  126  127 

T4W

Lumens  7,833  15,568  23,110  30,625  38,769  45,907  53,921  62,513  70,182 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  121  125  126  125  125  125  125  127  127 

SL2

Lumens  7,813  15,528  23,052  30,547  38,670  45,790  53,784  62,354  70,003 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  120  124  125  125  125  124  124  126  127 

SL3

Lumens  7,758  15,419  22,889  30,332  38,398  45,468  53,406  61,916  69,511 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  119  123  124  124  124  124  123  126  126 

SL4

Lumens  7,662  15,228  22,605  29,955  37,921  44,903  52,742  61,146  68,646 

BUG Rating B1-U0-G3 B2-U0-G3 B2-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  118  122  123  122  123  122  122  124  124 

5NQ

Lumens  8,169  16,235  24,101  31,938  40,431  47,874  56,232  65,193  73,190 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  126  130  131  130  131  130  130  132  133 

5MQ

Lumens  8,210  16,316  24,221  32,097  40,632  48,113  56,512  65,517  73,554 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  126  131  132  131  131  131  131  133  133 

5WQ

Lumens  8,192  16,282  24,170  32,029  40,546  48,011  56,393  65,379  73,399 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  126  130  131  131  131  130  130  133  133 

SLL/
SLR

Lumens  6,747  13,410  19,906  26,379  33,394  39,542  46,445  53,846  60,451 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  104  107  108  108  108  107  107  109  110 

RW

Lumens  8,076  16,050  23,826  31,574  39,970  47,329  55,592  64,450  72,356 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  124  128  129  129  129  129  128  131  131 

AFL

Lumens  7,904  15,709  23,320  30,902  39,120  46,323  54,410  63,079  70,817 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G4

Lumens per Watt  122  126  127  126  127  126  126  128  128 

* Nominal data for 70 CRI. ** For additional performance data, please reference the Galleon Supplemental Performance Guide.
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SB Light Squares, Output Level 1, 4000K, 70 CRI

Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 31 57 85 114 142 171 199 227 256

Input Current @ 120V 0.263 0.484 0.717 0.952 1.201 1.434 1.685 1.918 2.151

Input Current @ 208V 0.154 0.280 0.420 0.552 0.700 0.839 0.979 1.119 1.259

Input Current @ 240V 0.136 0.245 0.370 0.483 0.615 0.740 0.860 0.985 1.110

Input Current @ 277V 0.122 0.216 0.330 0.425 0.546 0.660 0.762 0.876 0.989

Input Current @ 347V - - 0.248 0.328 0.413 0.495 0.577 0.665 0.743

Input Current @ 480V - - 0.182 0.238 0.304 0.364 0.426 0.493 0.547

Optics

T1

Lumens  4,696  9,389  14,086  18,816  23,716  28,470  33,388  37,964  42,763 

BUG Rating B2-U0-G1 B3-U0-G1 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3 B5-U0-G4

Lumens per Watt  152  164  166  165  167  167  168  167  167 

T2

Lumens  4,704  9,404  14,109  18,846  23,754  28,515  33,442  38,024  42,831 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G4 B4-U0-G5

Lumens per Watt  152  164  167  165  168  167  168  167  168 

T2R

Lumens  4,835  9,667  14,503  19,373  24,418  29,313  34,377  39,087  44,029 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4

Lumens per Watt  156  169  171  170  172  172  173  172  172 

T3

Lumens  4,751  9,497  14,249  19,033  23,989  28,798  33,773  38,401  43,256 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G4

Lumens per Watt  154  166  168  167  169  169  170  169  169 

T3R

Lumens  4,874  9,743  14,618  19,526  24,611  29,544  34,648  39,396  44,376 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5

Lumens per Watt  158  170  173  171  174  173  174  173  174 

T4FT

Lumens  4,692  9,380  14,074  18,799  23,694  28,444  33,358  37,929  42,724 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  152  164  166  165  167  166  168  167  167 

T4W

Lumens  4,738  9,472  14,211  18,983  23,926  28,723  33,685  38,300  43,142 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  153  165  168  167  169  168  169  169  169 

SL2

Lumens  4,719  9,433  14,153  18,905  23,828  28,605  33,546  38,143  42,965 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4 B4-U0-G5

Lumens per Watt  153  165  167  166  168  167  168  168  168 

SL3

Lumens  4,640  9,276  13,916  18,589  23,430  28,127  32,986  37,506  42,247 

BUG Rating B1-U0-G2 B1-U0-G3 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

Lumens per Watt  150  162  164  163  165  165  166  165  165 

SL4

Lumens  4,706  9,408  14,115  18,854  23,764  28,527  33,456  38,040  42,849 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  152  164  167  165  168  167  168  168  168 

5NQ

Lumens  4,975  9,945  14,921  19,931  25,121  30,157  35,367  40,213  45,297 

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3

Lumens per Watt  161  174  176  175  177  176  178  177  177 

5MQ

Lumens  4,972  9,939  14,912  19,919  25,106  30,139  35,346  40,189  45,269 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  161  173  176  175  177  176  178  177  177 

5WQ

Lumens  4,802  9,600  14,403  19,239  24,249  29,110  34,139  38,817  43,724 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  155  168  170  169  171  170  171  171  171 

SLL/SLR

Lumens  4,730  9,457  14,188  18,952  23,887  28,676  33,630  38,238  43,072 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  153  165  168  166  169  168  169  168  169 

RW

Lumens  4,889  9,773  14,663  19,586  24,686  29,635  34,755  39,517  44,513 

BUG Rating B2-U0-G1 B3-U0-G1 B4-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G3 B5-U0-G4

Lumens per Watt  158  171  173  172  174  173  175  174  174 

AFL

Lumens  4,828  9,652  14,482  19,344  24,381  29,269  34,325  39,029  43,963 

BUG Rating B1-U0-G1 B2-U0-G1 B2-U0-G2 B3-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B3-U0-G3

Lumens per Watt  156  168  171  170  172  171  172  172  172 
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SB Light Squares, Output Level 2, 4000K, 70 CRI

Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 40 74 109 147 183 220 257 293 330

Input Current @ 120V 0.330 0.627 0.919 1.255 1.547 1.838 2.174 2.466 2.758

Input Current @ 208V 0.192 0.370 0.533 0.739 0.902 1.066 1.272 1.435 1.598

Input Current @ 240V 0.169 0.327 0.467 0.655 0.794 0.933 1.121 1.260 1.400

Input Current @ 277V 0.150  0.294 0.412 0.588 0.706 0.823 1.000 1.118 1.235

Input Current @ 347V 0.112 0.215 0.316 0.431 0.531 0.632 0.746 0.847 0.947

Input Current @ 480V 0.086 0.160 0.230 0.320 0.390 0.460 0.550 0.620 0.690

Optics

T1

Lumens  5,895  11,786  17,683  23,620  29,771  35,739  41,913  47,656  53,681 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  148  159  162  161  163  162  163  163  163 

T2

Lumens  5,905  11,805  17,711  23,658  29,818  35,796  41,980  47,732  53,766 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5

Lumens per Watt  148  160  162  161  163  162  164  163  163 

T2R

Lumens  6,070  12,135  18,206  24,319  30,652  36,797  43,154  49,067  55,270 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5

Lumens per Watt  153  164  167  165  168  167  168  168  168 

T3

Lumens  5,963  11,922  17,887  23,892  30,114  36,151  42,396  48,206  54,300 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5

Lumens per Watt  150  161  164  163  165  164  165  165  165 

T3R

Lumens  6,118  12,231  18,350  24,511  30,894  37,087  43,494  49,454  55,706 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  154  166  168  167  169  168  169  169  169 

T4FT

Lumens  5,890  11,775  17,667  23,599  29,744  35,706  41,875  47,613  53,632 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  148  159  162  161  163  162  163  163  163 

T4W

Lumens  5,948  11,891  17,840  23,830  30,035  36,056  42,285  48,079  54,157 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  149  161  163  162  164  164  165  164  164 

SL2

Lumens  5,923  11,842  17,766  23,732  29,912  35,908  42,111  47,882  53,935 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5

Lumens per Watt  149  160  163  161  164  163  164  164  164 

SL3

Lumens  5,824  11,644  17,469  23,335  29,412  35,308  41,407  47,081  53,033 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5

Lumens per Watt  146  158  160  159  161  160  161  161  161 

SL4

Lumens  5,907  11,810  17,718  23,668  29,831  35,811  41,998  47,752  53,789 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  148  160  162  161  163  162  164  163  163 

5NQ

Lumens  6,245  12,484  18,731  25,020  31,535  37,857  44,397  50,480  56,862 

BUG Rating B2-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4

Lumens per Watt  157  169  172  170  173  172  173  172  173 

5MQ

Lumens  6,241  12,477  18,719  25,005  31,516  37,834  44,370  50,450  56,827 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5

Lumens per Watt  157  169  171  170  173  172  173  172  172 

5WQ

Lumens  6,028  12,051  18,080  24,151  30,440  36,542  42,855  48,728  54,887 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5

Lumens per Watt  151  163  166  164  167  166  167  166  167 

SLL/SLR

Lumens  5,938  11,871  17,811  23,791  29,986  35,997  42,216  48,001  54,069 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  149  161  163  162  164  163  164  164  164 

RW

Lumens  6,137  12,268  18,406  24,587  30,989  37,201  43,628  49,606  55,877 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  154  166  169  167  170  169  170  169  170 

AFL

Lumens  6,061  12,117  18,179  24,283  30,606  36,742  43,089  48,993  55,187 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3 B4-U0-G4 B4-U0-G4

Lumens per Watt  152  164  166  165  168  167  168  167  167 
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SB Light Squares, Output Level 3, 4000K, 70 CRI

Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 54 101 149 201 250 301 351 400 450

Input Current @ 120V 0.437 0.857 1.259 1.714 2.116 2.518 2.973 3.375 3.776

Input Current @ 208V 0.254 0.498 0.721 0.996 1.219 1.442 1.717 1.940 2.163

Input Current @ 240V 0.223 0.437 0.628 0.874 1.065 1.256 1.501 1.693 1.884

Input Current @ 277V 0.197 0.386 0.550 0.772 0.936 1.100 1.322 1.485 1.649

Input Current @ 347V 0.150 0.292 0.432 0.584 0.724 0.863 1.016 1.155 1.295

Input Current @ 480V 0.111 0.213 0.311 0.427 0.525 0.622 0.738 0.836 0.933

Optics

T1

Lumens  7,841  15,675  23,517  31,414  39,594  47,531  55,743  63,381  71,393 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  144  155  158  157  159  158  159  159  159 

T2

Lumens  7,853  15,700  23,555  31,464  39,657  47,607  55,832  63,482  71,507 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B4-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  144  156  158  157  159  158  159  159  159 

T2R

Lumens  8,073  16,139  24,214  32,344  40,766  48,938  57,393  65,257  73,507 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  148  160  162  161  163  163  164  163  163 

T3

Lumens  7,931  15,856  23,789  31,776  40,051  48,080  56,386  64,112  72,217 

BUG Rating B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  146  157  160  158  161  160  161  160  161 

T3R

Lumens  8,137  16,267  24,405  32,599  41,088  49,325  57,846  65,773  74,087 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  150  161  164  162  165  164  165  165  165 

T4FT

Lumens  7,834  15,661  23,496  31,385  39,558  47,488  55,692  63,324  71,329 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  144  155  158  156  159  158  159  158  159 

T4W

Lumens  7,910  15,814  23,726  31,693  39,946  47,953  56,238  63,944  72,027 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  145  157  159  158  160  159  160  160  160 

SL2

Lumens  7,878  15,749  23,629  31,562  39,781  47,756  56,006  63,681  71,731 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  145  156  158  157  159  159  160  159  159 

SL3

Lumens  7,746  15,486  23,234  31,035  39,117  46,958  55,070  62,616  70,532 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  142  153  156  155  157  156  157  157  157 

SL4

Lumens  7,857  15,707  23,565  31,477  39,674  47,627  55,855  63,509  71,538 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  144  156  158  157  159  158  159  159  159 

5NQ

Lumens  8,305  16,604  24,911  33,275  41,940  50,348  59,046  67,137  75,624 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G4

Lumens per Watt  153  165  167  166  168  167  168  168  168 

5MQ

Lumens  8,300  16,594  24,896  33,255  41,915  50,318  59,010  67,097  75,578 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  153  164  167  166  168  167  168  168  168 

5WQ

Lumens  8,017  16,027  24,046  32,120  40,484  48,600  56,996  64,806  72,998 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  147  159  161  160  162  162  163  162  162 

SLL/SLR

Lumens  7,897  15,788  23,687  31,641  39,880  47,875  56,146  63,839  71,909 

BUG Rating B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  145  156  159  158  160  159  160  160  160 

RW

Lumens  8,162  16,317  24,480  32,699  41,215  49,476  58,024  65,975  74,315 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5

Lumens per Watt  150  162  164  163  165  164  166  165  165 

AFL

Lumens  8,061  16,115  24,177  32,295  40,705  48,865  57,307  65,160  73,397 

BUG Rating B1-U0-G1 B2-U0-G2 B3-U0-G2 B3-U0-G3 B3-U0-G3 B4-U0-G4 B4-U0-G4 B4-U0-G4 B4-U0-G4

Lumens per Watt  148  160  162  161  163  162  164  163  163 
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SB Light Squares, Output Level 4, 4000K, 70 CRI

Number of Light Squares 1 2 3 4 5 6 7 8 9

Nominal Power (Watts) 80 148 218 294 365 440 513 585 658

Input Current @ 120V 0.638 1.234 1.840 2.469 3.094 3.680 4.349 4.934 5.519

Input Current @ 208V 0.367 0.705 1.045 1.410 1.779 2.090 2.513 2.824 3.135

Input Current @ 240V 0.320 0.614 0.913 1.227 1.567 1.827 2.220 2.480 2.740

Input Current @ 277V 0.280 0.537 0.813 1.075 1.402 1.626 1.992 2.215 2.439

Input Current @ 347V 0.219 0.430 0.640 0.897 1.089 1.280 1.537 1.729 1.920

Input Current @ 480V 0.160 0.313 0.479 0.700 0.829 0.958 1.179 1.308 1.437

Optics

T1

Lumens  10,654  21,299  31,955  42,684  53,800  64,585  75,742  86,121  97,008 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  134  144  147  145  147  147  148  147  147 

T2

Lumens  10,671  21,333  32,006  42,752  53,886  64,688  75,863  86,258  97,162 

BUG Rating B2-U0-G2 B3-U0-G3 B4-U0-G4 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  134  145  147  146  148  147  148  147  148 

T2R

Lumens  10,969  21,929  32,901  43,948  55,392  66,496  77,984  88,670  99,879 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  138  149  151  150  152  151  152  152  152 

T3

Lumens  10,777  21,545  32,324  43,177  54,420  65,329  76,616  87,114  98,127 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  135  146  148  147  149  148  149  149  149 

T3R

Lumens  11,056  22,103  33,161  44,295  55,830  67,022  78,600  89,371  100,668 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  139  150  152  151  153  152  153  153  153 

T4FT

Lumens  10,644  21,280  31,926  42,646  53,751  64,526  75,674  86,043  96,920 

BUG Rating B2-U0-G3 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  134  144  146  145  147  147  148  147  147 

T4W

Lumens  10,748  21,488  32,239  43,063  54,277  65,158  76,414  86,885  97,869 

BUG Rating B2-U0-G2 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  135  146  148  147  149  148  149  149  149 

SL2

Lumens  10,704  21,400  32,106  42,886  54,054  64,890  76,100  86,528  97,467 

BUG Rating B2-U0-G2 B3-U0-G3 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  134  145  147  146  148  147  148  148  148 

SL3

Lumens  10,525  21,042  31,570  42,169  53,151  63,805  74,828  85,082  95,837 

BUG Rating B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

Lumens per Watt  132  143  145  144  146  145  146  145  146 

SL4

Lumens  10,675  21,342  32,020  42,771  53,908  64,715  75,895  86,295  97,204 

BUG Rating B2-U0-G3 B3-U0-G4 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  134  145  147  146  148  147  148  148  148 

5NQ

Lumens  11,285  22,561  33,849  45,214  56,988  68,412  80,230  91,224  102,756 

BUG Rating B3-U0-G1 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  142  153  155  154  156  155  156  156  156 

5MQ

Lumens  11,278  22,547  33,828  45,187  56,954  68,371  80,182  91,169  102,694 

BUG Rating B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  142  153  155  154  156  155  156  156  156 

5WQ

Lumens  10,893  21,778  32,673  43,644  55,009  66,037  77,445  88,057  99,189 

BUG Rating B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  137  148  150  149  151  150  151  151  151 

SLL/SLR

Lumens  10,731  21,453  32,186  42,993  54,189  65,051  76,290  86,743  97,709 

BUG Rating B2-U0-G3 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  135  145  148  146  149  148  149  148  148 

RW

Lumens  11,090  22,171  33,263  44,431  56,001  67,228  78,842  89,645  100,978 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5

Lumens per Watt  139  150  153  151  153  153  154  153  153 

AFL

Lumens  10,953  21,897  32,852  43,882  55,309  66,397  77,868  88,538  99,730 

BUG Rating B2-U0-G1 B3-U0-G2 B3-U0-G3 B3-U0-G3 B4-U0-G4 B4-U0-G4 B4-U0-G5 B4-U0-G5 B5-U0-G5

Lumens per Watt  138  148  151  149  152  151  152  151  152 
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Control Options
0-10V (DIM)
This fixture is offered standard with 0-10V dimming driver(s). The DIM option provides 0-10V dimming wire leads for use with a lighting control panel or other control method.

Photocontrol (BPC, PR and PR7)
Optional button-type photocontrol (BPC) and photocontrol receptacles (PR and PR7) provide a flexible solution to enable “dusk-to-dawn” lighting by sensing light levels. Advanced control 
systems compatible with NEMA 7-pin standards can be utilized with the PR7 receptacle.

After Hours Dim (AHD)
This feature allows photocontrol-enabled luminaires to achieve additional energy savings by dimming during scheduled portions of the night. The dimming profile will automatically take effect 
after a “dusk-to-dawn” period has been calculated from the photocontrol input. Specify the desired dimming profile for a simple, factory-shipped dimming solution requiring no external control 
wiring. Reference the After Hours Dim supplemental guide for additional information.

Dimming Occupancy Sensor (SPB and MS/DIM-LXX)
These passive infrared (PIR) sensors are factory installed in the luminaire housing. When the SPB (FSP-321 or FSP-311) or MS/DIM (FSP-211) sensor options are selected, the occupancy sensor 
is connected to a dimming driver and the luminaire dims when no motion is detected. After a set period of time, the luminaire turns off, and when motion is detected, the luminaire returns to full 
light output. Both sensors are factory preset to dim down to approximately 10% power with a time delay of five minutes. The MS/DIM sensor requires the FSIR-100 programming tool to adjust 
factory defaults. The SPB sensor default parameters are listed in the table below and can be configured utilizing the Sensor Configuration mobile application for iOS and Android devices. The 
SPB/X is configured to control only the specified number of light squares (See SPB/X Availability Table below.) An integral photocontrol can be activated with the app for “dusk-to-dawn” control 
or daylight harvesting - the factory default is off. Four sensor colors are available; Bronze, Black, Gray and White, and are automatically selected based on the luminaire finish as indicated by the 
table below.

WaveLinx Wireless Control and Monitoring System 
Operates on a wireless mesh network based on IEEE 802.15.4 standards enabling wireless control of outdoor lighting. WaveLinx (WPS2 to WPS4) outdoor wireless sensors offer passive infrared 
(PIR) occupancy and photocell for closed loop daylight harvesting. Sensors are factory preset to dim down to 50% after 15 minutes of no motion detected. Two lens options are available for mount-
ing heights of 7’ to 40’. Use the WaveLinx mobile application for set-up and configuration. At least one Wireless Area Controller (WAC) is required for full functionality and remote communication 
(including adjustment of any factory pre-sets). WaveLinx Lite (WLS4 and WLS2) outdoor wireless sensors provide PIR occupancy and photocell for closed loop daylight harvesting. Sensors are 
factory preset to dim down to 50% after 15 minutes of no motion detected. Two lens options are available for mounting heights of 7’ to 40’. Use the WaveLinx Lite mobile application for set-up 
and configuration. WAC not required. WaveLinx Outdoor Control Module (WOLC-7P-10A) accessory provides a photocontrol enabling astronomic or time-based schedules to provide ON, OFF and 
dimming control of fixtures utilizing a 7-PIN receptacle. The out-of-box functionality is ON at dusk and OFF at dawn.

AirMesh (DIM10)
AirMesh integrated wireless controls system includes factory installed DIM10 Synapse control module and FSP-201 motion sensor; requires additional AirMesh components for operation. 
Contact Synapse at www.synapsewireless.com for product support, warranty and terms and conditions.

For mounting heights up to 15' (WPS2 and WLS2) For mounting heights up to 40' (WPS4 and WLS4)

SPB sensor finish matched to luminaire finish

Luminaire Finish
SPB Sensor 

Finish*

WH White White

BK Black Black

GM Graphite Metallic Black

BZ Bronze Bronze

AP Gray Gray

DP Dark Platinum Gray

SPB/X Availability Table 

Fixture Square Count Available SPB/X Square Count

1 Not Available

2 Not Available

3 Not Available

4 2

5 2 or 3

6 3

7 2, 3, 4 or 5

8 2, 3, 5 or 6

9 3 or 6

Occupancy Sensor

Setting MS/DIM SPB
WaveLinx Lite

(WLS4 / WLS2)
WaveLinx

(WPS)

High Mode % 100% 100% 100% 100%

Low Mode % 10% 10% 50% 50%

Time Delay 5 min 5 min 15 min 15 min

Cut Off Delay 1 hr 1 hr Disabled Disabled

Photocell Enabled No No Yes Yes

*SPB bezel color automatically selected based on luminaire finish

Default Program Settings (Out of the Box Functionality)
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Quick Facts
•	 15 Optical Distributions
•	 Lumen packages range from 2,459 to 11,480
	 (20W - 95W)
•	 Efficacy up to 149 lumens per watt

Interactive Menu
•	 Ordering Information page 2

•	 Product Specifications page 2

•	 Energy and Performance Data page 3

•	 Control Options page 4

Dimensional Details

Wall Mount Luminaire

McGraw-Edison  
Impact Elite LED

Cylinder

18" [457mm] 9" [229mm]

7"
[178mm]

Quarter Sphere

9"
[229mm]

18" [457mm] 9" [229mm]

Trapezoid

16-1/2" [419mm] 9" [229mm]

7"
[178mm]

Wedge

16-1/2" [419mm] 8-1/4" [210mm]

8"
[203mm]

Cylinder

Cylinder

Quarter Sphere Hook -n- Lock

Trapezoid Wedge

Connected Systems
•	 WaveLinx PRO Wireless
•	 WaveLinx LITE Wireless
•	 Enlighted

 1 

NOTES: 
1. IDA Certified for 3000K CCT and warmer only.
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Thruway Back Box
Cylinder TrapezoidQuarter Sphere Wedge

12-1/4" [311mm]

1-3/4"
[44mm]

12" [305mm]12" [305mm] 12" [305mm]

2"
[51mm]

1-3/4"
[44mm]

2"
[51mm]

1-3/4"
[44mm]

2"
[51mm]

1-3/4"
[44mm]

2"
[51mm]

Cylinder Quarter Sphere Trapezoid Wedge

Construction 
•	 Heavy-wall, die-cast aluminum housing and 

removable hinged door frame
•	 Optional tamper-resistant fasteners offer vandal 

resistant access
•	 IK10 impact rated

Optics
•	 High-efficiency injection-molded AccuLED optics 

technology
•	 15 optical distributions
•	 IDA Certified (3000K CCT and warmer only)

Electrical
•	 Standard with 0-10V dimming
•	 Standard with Cooper Lighting Solutions 

proprietary circuit module designed to withstand 
10kV of transient line surge

•	 Suitable for operation in -40°C to 40°C ambient 
environments. Optional 50°C high ambient (HA) 
configuration

•	 Suitable for operation in -40°C to 40°C ambient 
environments. Optional 50°C high ambient (HA) 
configuration.

Mounting
•	 Utilizes “Hook-N-Lock” mounting mechanism, 

securing to a gasketed and zinc plated mounting 
attachment

•	  Two black oxide coated Allen set screws 
concealed but accessible from below

Finish
•	 Super durable TGIC polyester powder coat paint, 

2.5 mil nominal thickness
•	 RAL and custom color matches available
•	 Coastal Construction (CC) option available

Warranty
•	 Five year limited warranty, consult website for 

details. www.cooperlighting.com/legal

Product Specifications

Ordering Information
SAMPLE NUMBER:  ISC-SA1F-740-U-T3-BZ

Product Family 1
Light Engine Color  

Temperature
Voltage Distribution Finish

Configuration Drive Current

ISC=Impact Elite LED Small Cylinder
ISS=Impact Elite LED Small Quarter Sphere
IST=Impact Elite LED Small Trapezoid
ISW=Impact Elite LED Small Wedge
BAA-ISC=Impact Elite LED Small Cylinder Buy American Act Compliant 23

TAA-ISC=Impact Elite LED Small Cylinder Trade Agreements Act Compliant 23

BAA-ISS=Impact Elite LED Small Quarter Sphere Buy American Act Compliant 23

TAA-ISS=Impact Elite LED Small Quarter Sphere Trade Agreements Act Compliant 23

BAA-IST=Impact Elite LED Small Trapezoid Buy American Act Compliant 23

TAA-IST=Impact Elite LED Small Trapezoid Trade Agreements Act Compliant 23

BAA-ISW=Impact Elite LED Small Wedge Buy American Act Compliant 23

TAA-ISW=Impact Elite LED Small Wedge Trade Agreements Act Compliant 23

SA1=�1 Square 
(16 LED)

PA1=�1 Panel 
         (24 LED) 26

A=350mA
B=450mA 
C=600mA 
D=800mA 
E=1000mA 
F=1200mA 2

722=70CRI, 2200K
727=70CRI, 2700K
730=70CRI, 3000K
735=70CRI, 3500K
740=70CRI, 4000K 
750=70CRI, 5000K 
760=70CRI, 6000K 
827=80CRI, 2700K
830=80CRI, 3000K 
AMB=Amber, 
590nm 3, 4

U=120-277V 
1=120V 
2=208V 
3=240V 
4=277V 
8=480V 5 
9=347V

SA1 Optics
T2=Type II
T3=Type III
T4FT=Type IV Forward Throw
T4W=Type IV Wide
SL2=Type II w/Spill Control
SL3=Type III w/Spill� Control
SL4=Type IV w/Spill Control
SLL=90° Spill Light Eliminator Left
SLR=90° Spill Light Eliminator Right 
RW=Rectangular Wide Type I

PA1 Optics
5WQ=Type V Square Wide
T2R=Type II
T2U=Type II Urban
T3=Type III
T4W=Type IV Wide

AP=Grey
BZ=Bronze
BK=Black
DP=Dark 
Platinum
GM=Graphite 
Metallic
WH=White 
RALXX=Custom 
Color 27

Options (Add as Suffix) Controls and Systems Options (Add as Suffix) Accessories (Order Separately)24

X=Driver Surge Protection (6kV) Only 17

20K=Series 20kV UL 1449 Surge Protective Device 
CBP=Battery Pack with Back Box, Cold Weather 
Rated 14, 15

CBP-CEC=Battery Pack with Back Box, Cold 
Weather Rated, CEC compliant 14

HSS=Factory Installed House Side Shield 16

ULG=Uplight Glow 6, 7, 25

LCF=Light Square Trim Plate Painted to Match 
Housing 28

TR=Tamper Resistant Hardware
CC=Coastal Construction 21 
HA=50°C High Ambient 8

AHD145=After Hours Dim, 5 Hours, 50% 9		
AHD245=After Hours Dim, 6 Hours, 50% 9	 	
AHD255=After Hours Dim, 7 Hours, 50% 9		
AHD355=After Hours Dim, 8 Hours, 50% 9

BPC=Button Type Photocontrol (120, 208, 240 or 277V. Must Specify Voltage)
PR7=NEMA 7-PIN Twistlock Photocontrol Receptacle 2, 6, 7

SPB1=Dimming Occupancy Sensor with Bluetooth Interface, <8’ Mounting 12, 22

SPB2=Dimming Occupancy Sensor with Bluetooth Interface, 8’-20’ Mounting 12, 22

SPB4=Dimming Occupancy Sensor with Bluetooth Interface, 21’-40’ Mounting 12, 22

MS/DIM-LXX=Motion Sensor for Dimming Operation 7, 10, 11, 12

LWR-LW=Enlighted Wireless Sensor, Wide Lens for 8’-16’ Mounting Height 6, 12, 13

LWR-LN=Enlighted Wireless Sensor, Narrow Lens for 16’-40’ Mounting Height 6, 12, 13

WLS2XX=WaveLinx LITE, SR Driver, Dimming Motion and Daylight, Bluetooth 
Programmable, 7’ - 15’ Mounting 7,18,20

WLS4XX=WaveLinx LITE, SR Driver, Dimming Motion and Daylight, Bluetooth 
Programmable, 15’ - 40’ Mounting 7,18,20

WPS2XX=WaveLinx PRO, SR Driver, Dimming Motion and Daylight, WAC 
Programmable, 7’ - 15’ Mounting 7,18,20

WPS4XX=WaveLinx PRO, SR Driver, Dimming Motion and Daylight, WAC 
Programmable, 15’ - 40’ Mounting 7,18,20

MA1253=10kV Circuit Module Replacement	
MA1254-XX=Thruway Back Box - Impact Elite Trapezoid
MA1255-XX=Thruway Back Box - Impact Elite Cylinder 
MA1256-XX=Thruway Back Box - Impact Elite Quarter Sphere 
MA1257-XX=Thruway Back Box - Impact Elite Wedge 
FSIR-100=Wireless Configuration Tool for Occupancy Sensor 
WOLC-7P-10A=WaveLinx Outdoor Control Module (7-pin) 7, 19

NOTES:
1.	 DesignLight Consortium® Qualified. Refer to www.designlights.org, Qualified Products List under Family Models for details.
2.	 Not available with ULG option.
3.	 Choose Drive Current “A” for Amber 590nm, which is provided at 500mA only.
4.	 Narrow-band 590nm +/- 5nm for wildlife and observatory use. Exact luminaire wattage available in IES files. Available with 5WQ, 

5MQ, SL2, SL3 and SL4 distributions. Can be used with HSS option.
5.	 480V not to be used with ungrounded or impedance grounded systems.
6.	 Not available with ISS or ISW.
7.	 Cannot be used in conjunction with other control options.
8.	 Suitable for 50°C provided no options other than motion sensor are included and driver output set to 1000mA or less.
9.	 Requires the use of photocontrol. Not available with 350mA drive current. See After Hours Dim supplemental guide for additional 

information.
10.	 Replace LXX with L08 (<8’ mounting), L20 (8’-20’ mounting) or L40W (21’-40’ mounting.)
11.	 The FSIR-100 configuration tool is required to adjust parameters including high and low modes, sensitivity, time delay, cutoff and 

more. Consult your lighting representative at Cooper Lighting Solutions for more information.
12.	 Includes integral photocell.
13.	 Enlighted wireless sensors are factory installed and require network components in appropriate quantities.
14.	 Battery pack operating temperature of -20C to +40C. Operates downlight for 90-minutes.
15.	 Must specify 120V or 277V.

16.	 Not for use with 5NQ, 5MQ, 5WQ or RW optics. A black trim plate is used when HSS is selected.
17.	 Removes additional surge module.
18.	 Replace XX with sensor color (WH, BZ, or BK).
19.	 Requires PR7.
20.	 For WaveLinx applications, WAC Gateway required to enable field-configurability: Order WAC-PoE and WPOE-120 (10V to PoE 

injector) power supply if needed. Gateway not required for WaveLinx Lite Commercial (LC) applications.
21.	 Coastal construction finish salt spray tested to over 5,000-hours per ASTM B117, with a scribe rating of 9 per ASTM D1654.
22.	 Smart device with mobile application required to change system defaults. See controls section for details.
23.	 Only product configurations with these designated prefixes are built to be compliant with the Buy American Act of 1933 (BAA) 

or Trade Agreements Act of 1979 (TAA), respectively. Please refer to DOMESTIC PREFERENCES website for more information 
Components shipped separately may be separately analyzed under domestic preference requirements.

24.	 For BAA or TAA requirements, Accessories sold separately will be separately analyzed under domestic preference require-
ments. Consult factory for further information.

25.	 Only available in 3000K, 4000K or 5000K CCT.
26.	 Not available with motion sensor controls, including SPB, MS/DIM, LWR or WaveLinx.
27.	 Specify RAL number for Custom Color. Custom color matching available upon request. Consult your lighting representative at 

Cooper Lighting Solutions for more information.
28.	 Not available with PA1 configuration.
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View Impact Elite IES files

1 Light Square (SA) Cylinder (ISC) and Quarter Sphere (ISS) Trapezoid (IST) and Wedge (ISW)

Drive Current (mA) 350 450 600 800 1000 1200 350 450 600 800 1000 1200

Power (Watts) 120 - 277V  20.1  25.4  34.2  45.2  58.2  66.0  20.1  25.4  34.2  45.2  58.2  66.0 

Current (A)
120 0.17 0.22 0.29 0.38 0.48 0.56 0.17 0.22 0.29 0.38 0.48 0.56

277V 0.09 0.10 0.13 0.17 0.21 0.25 0.09 0.10 0.13 0.17 0.21 0.25

Power (Watts) 347V or 480V 23.3 28.7 36.6 49.5 60.7 70.1 23.3 28.7 36.6 49.5 60.7 70.1

Current (A)
347V  0.07 0.08 0.11 0.15 0.18 0.21 0.07 0.08 0.11 0.15 0.18 0.21

480V 0.05 0.06 0.08 0.11 0.13 0.16 0.05 0.06 0.08 0.11 0.13 0.16

Optics (4000K, 70 CRI)

T2

Lumens  2,802  3,500  4,618  5,778  7,231  7,895  2,772  3,475  4,576  5,733  7,175  7,834 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  139  138  135  128  124  120  138  137  134  127  123  119 

T3

Lumens  2,778  3,470  4,578  5,729  7,169  7,827  2,731  3,424  4,508  5,648  7,069  7,718 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  138  137  134  127  123  119  136  135  132  125  121  117 

T4FT

Lumens  2,751  3,436  4,534  5,673  7,099  7,751  2,762  3,462  4,559  5,712  7,149  7,805 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  137  135  133  126  122  117  137  136  133  126  123  118 

T4W

Lumens  2,780  3,473  4,582  5,733  7,174  7,833  2,739  3,434  4,522  5,665  7,089  7,740 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  138  137  134  127  123  119  136  135  132  125  122  117 

SL2

Lumens  2,763  3,451  4,554  5,698  7,130  7,785  2,730  3,422  4,507  5,646  7,066  7,715 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B2-U0-G2

Lumens Per Watt  137  136  133  126  123  118  136  135  132  125  121  117 

SL3

Lumens  2,745  3,429  4,524  5,660  7,084  7,734  2,709  3,396  4,472  5,603  7,012  7,655 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  137  135  132  125  122  117  135  134  131  124  120  116 

SL4

Lumens  2,680  3,348  4,417  5,526  6,916  7,551  2,666  3,342  4,401  5,514  6,900  7,534 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2

Lumens Per Watt  133  132  129  122  119  114  133  132  129  122  119  114 

SLL

Lumens  2,447  3,057  4,033  5,046  6,315  6,895  2,459  3,083  4,059  5,086  6,365  6,949 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2

Lumens Per Watt  122  120  118  112  109  104  122  121  119  113  109  105 

RW

Lumens  2,883  3,601  4,751  5,945  7,440  8,123  2,818  3,533  4,652  5,828  7,294  7,964 

BUG Rating B2-U0-G1 B2-U0-G1 B2-U0-G1 B3-U0-G1 B3-U0-G1 B3-U0-G1 B2-U0-G1 B2-U0-G1 B2-U0-G1 B3-U0-G1 B3-U0-G1 B3-U0-G1

Lumens Per Watt  143  142  139  132  128  123  140  139  136  129  125  121 

Energy and Performance Data
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1 Light Panel (PA) Cylinder (ISC) and Quarter Sphere (ISS) Trapezoid (IST) and Wedge (ISW)

Drive Current (mA) 350 450 600 800 1000 1200 350 450 600 800 1000 1200

Power (Watts) 120 - 277V 28.9 36.4 48.9 63.0 82.4 94.4 28.9 36.4 48.9 63.0 82.4 94.4

Current (A)
120V 0.24 0.31 0.41 0.53 0.69 0.79 0.24 0.31 0.41 0.53 0.69 0.79

277V 0.11 0.14 0.18 0.23 0.30 0.34 0.11 0.14 0.18 0.23 0.30 0.34

Power (Watts) 347V or 480V 30.5 37.7 49.0 63.9 83.2 95.0 30.5 37.7 49.0 63.9 83.2 95.0

Current (A)
347V OR 480V 0.09 0.11 0.14 0.19 0.24 0.28 0.09 0.11 0.14 0.19 0.24 0.28

480V 0.07 0.08 0.11 0.14 0.18 0.20 0.07 0.08 0.11 0.14 0.18 0.20

Optics (4000K, 70 CRI)

T2R

Lumens  4,296  5,369  7,010  8,733  10,721  11,750  4,154  5,211  6,738  8,386  10,329  11,338 

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2

Lumens Per Watt  149  147  143  139  130  124  144  143  138  133  125  120 

T2U

Lumens  4,241  5,300  6,920  8,621  10,584  11,600  4,123  5,172  6,688  8,323  10,252  11,253 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B1-U0-G1 B2-U0-G2 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3

Lumens Per Watt  147  146  142  137  128  123  143  142  137  132  124  119 

T3

Lumens  4,193  5,240  6,842  8,524  10,464  11,468  4,079  5,117  6,616  8,235  10,143  11,133 

BUG Rating B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B2-U0-G3 B2-U0-G3 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B2-U0-G3 B2-U0-G3

Lumens Per Watt  145  144  140  135  127  121  141  141  135  131  123  118 

T4W

Lumens  4,165  5,205  6,796  8,467  10,394  11,392  4,083  5,122  6,623  8,243  10,152  11,144 

BUG Rating B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3

Lumens Per Watt  144  143  139  134  126  121  141  141  135  131  123  118 

5WQ

Lumens  4,255  5,318  6,943  8,650  10,619  11,638  4,206  5,276  6,822  8,491  10,458  11,480 

BUG Rating B3-U0-G1 B3-U0-G2 B3-U0-G2 B3-U0-G2 B4-U0-G3 B4-U0-G3 B3-U0-G1 B3-U0-G2 B3-U0-G2 B3-U0-G2 B4-U0-G2 B4-U0-G3

Lumens per Watt  147  146  142  137  129  123  146  145  140  135  127  122 

Drive Current
Ambient 

Temperature
25,000 hours* 50,000 hours* 60,000 hours*

100,000 
hours**

Theoretical 
L70 hours**

Up to 1A

25°C 99.4% 99.0% 98.9% 98.3% > 2.4M

40°C 98.7% 98.3% 98.1% 97.4% > 1.9M

50°C 98.2% 97.2% 96.8% 95.2% > 851,000

1.2A
25°C 99.4% 99.0% 98.9% 98.3% > 2.4M

40°C 98.5% 97.9% 97.7% 96.7% > 1.3M

* Supported by IES TM-21 standards 
** Theoretical values represent estimations commonly used; however, refer to the IES position on LED Product Lifetime Prediction, IES PS-10-18, explaining proper use of IES 
TM-21 and LM-80.

Lumen Multiplier

Ambient  
 Temperature

Lumen  
Multiplier

10ºC 1.02

15ºC 1.01

25ºC 1.00

40ºC 0.99

Lumen Maintenance (TM-21)
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Control Options
0-10V
This fixture is offered standard with 0-10V dimming driver(s). 

Photocontrol (BPC and PR7)
Optional button-type photocontrol provides a flexible solution to enable “dusk-to-dawn” lighting by sensing light levels. 

After Hours Dim (AHD)
This feature allows photocontrol-enabled luminaires to achieve additional energy savings by dimming during scheduled portions of the night. The dimming profile will automatically take effect 
after a “dusk-to-dawn” period has been calculated from the photocontrol input. Specify the desired dimming profile for a simple, factory-shipped dimming solution requiring no external control 
wiring. Reference the After Hours Dim supplemental guide for additional information.

Dimming Occupancy Sensor (SPB, MS/DIM-LXX)
These sensors are factory installed in the luminaire housing. When the SPB or MS/DIM sensor options are selected, the occupancy sensor is connected to a dimming driver and the entire lumi-
naire dims when there is no activity detected. When activity is detected, the luminaire returns to full light output. The MS/DIM sensor is factory preset to dim down to approximately 50 percent 
power with a time delay of five minutes. SPB motion sensors require the Sensor Configuration mobile application by Wattstopper to change factory default dimming level, time delay, sensitivity 
and other parameters. Available for iOS and Android devices. The SPB sensor is factory preset to dim down to approximately 10% power with a time delay of five minutes. The MS/DIM occupan-
cy sensors require the FSIR-100 programming tool to adjust factory defaults.

Enlighted Wireless Control and Monitoring System (LWR-LW and LWR-LN)
Enlighted is a connected lighting solution that combines a broad selection of energy-efficient LED luminaires with a powerful integrated wireless sensor system. The sensor controls the lighting 
system in compliance with the latest energy codes and collects valuable data about building performance and use. Software applications turn the granular data into  
information through energy dashboards and specialized apps that make it simple and help optimize the use of building resources, beyond lighting.

0 0

20

30

4016
24 8 18 0

Coverage Side Area (Feet)

For mounting heights from 8' to 16' (LWR-LW) For mounting heights from 16' to 40' (LWR-LN)

Coverage Side Area (Feet)
0 10 20 30 40102030408 18 24

0-10V
This fixture is offered standard with 0-10V dimming driver(s). The DIM option provides 0-10V dimming wire leads for use with a lighting control 
panel or other control method.

Photocontrol (P, R and PER7)
Optional button-type photocontrol (P) and photocontrol receptacles (R and PER7) provide a flexible solution to enable “dusk-to-dawn” lighting by 
sensing light levels. Advanced control systems compatible with NEMA 7-pin standards can be utilized with the PER7 receptacle.    

After Hours Dim (AHD)
This feature allows photocontrol-enabled luminaires to achieve additional energy savings by dimming during scheduled portions of the night. 
The dimming profile will automatically take effect after a “dusk-to-dawn” period has been calculated from the photocontrol input. Specify the 
desired dimming profile for a simple, factory-shipped dimming solution requiring no external control wiring. Reference the After Hours Dim 
supplemental guide for additional information.

Dimming Occupancy Sensor (MS/DIM-LXX and MS-LXX)
These sensors are factory installed in the luminaire housing. When the MS/DIM-LXX sensor option is selected, the occupancy sensor is connected 
to a dimming driver and the entire luminaire dims when there is no activity detected. When activity is detected, the luminaire returns to full light 
output. The MS/DIM sensor is factory preset to dim down to approximately 50 percent power with a time delay of five minutes. The MS-LXX sensor 
is factory preset to turn the luminaire off after five minutes of no activity. The MS/X-LXX is also preset for five minutes and only controls the 
specified number of light engines to maintain steady output from the remaining light engines.

These occupancy sensors includes an integral photocell that can be activated with the FSIR-100 accessory for “dusk-to-dawn” control or daylight 
harvesting - the factory preset is OFF. The FSIR-100 is a wireless tool utilized for changing the dimming level, time delay, sensitivity and other 
parameters. A variety of sensor lens are available to optimize the coverage pattern for mounting heights from 8’-40’.

For mounting heights up to 20' (SPB2, -L20)

20

15
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5

0

20 18 15 12 9 6 63 9 12 15 183 0 20
Coverage Side Area (Feet)

0 0

20

30

4016
24 8 18 0

Coverage Side Area (Feet)

For mounting heights from 8' to 16' (LWR-LW) For mounting heights from 16' to 40' (LWR-LN)

Coverage Side Area (Feet)
0 10 20 30 40102030408 18 24

0

12

8

36 7 0
Coverage Side Area (Feet)

For mounting heights up to 8' (SPB1, -L08)

7 361824 5 5 18 24

0

40

27

15

50 30 0
Coverage Side Area (Feet)

For mounting heights up to 40' (SPB4, -L40W)

30 5040 1020 10 20 40

LumaWatt Pro Wireless Control and Monitoring System (LWR-LW and LWR-LN)
The Eaton’s LumaWatt Pro powered by Enlighted is a connected lighting solution that combines a broad selection of energy-efficient LED luminaires 
with a powerful integrated wireless sensor system. The sensor controls the lighting system in compliance with the latest energy codes and collects 
valuable data about building performance and use. Software applications turn the granular data into information through energy dashboards and 
specialized apps that make it simple and help optimize the use of building resources, beyond lighting.

WaveLinx Wireless Outdoor Lighting Control Module (WOLC-7P-10A)
The 7-pin wireless outdoor lighting control module enables WaveLinx to control outdoor area, site and flood lighting. WaveLinx controls 
outdoor lighting using schedules to provide ON, OFF and dimming controls based on astronomic or time schedules based on a 7 day week.

WaveLinx Wireless Control and Monitoring System 
Operates on a wireless mesh network based on IEEE 802.15.4 standards enabling wireless control of outdoor lighting. WaveLinx Pro (WPS2 to WPS4) outdoor wireless sensors offer passive 
infrared (PIR) occupancy and photocell for closed loop daylight harvesting, and can be factory or field-installed. Sensors are factory preset to dim down to 50% after 15 minutes of no motion de-
tected. Two lens options are available for mounting heights of 7’ to 40’. Use the WaveLinx mobile application for set-up and configuration. At least one Wireless Area Controller (WAC) is required 
for full functionality and remote communication (including adjustment of any factory pre-sets). WaveLinx Lite (WLS4 and WLS2) outdoor wireless sensors provide PIR occupancy and photocell 
for closed loop daylight harvesting, and can be factory or field-installed. Sensors are factory preset to dim down to 50% after 15 minutes of no motion detected. Two lens options are available for 
mounting heights of 7’ to 40’. Use the WaveLinx Lite mobile application for set-up and configuration. WAC not required. WaveLinx Outdoor Control Module (WOLC-7P-10A) accessory provides a 
photocontrol enabling astronomic or time-based schedules to provide ON, OFF and dimming control of fixtures utilizing a 7-PIN receptacle. The out-of-box functionality is ON at dusk and OFF at 
dawn.

For mounting heights up to 15' (WPS2 and WLS2) For mounting heights up to 40' (WPS4 and WLS4)
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 Amherst Planning Board Meeting: 06/18/26 06:30 PM 
 5583 Main Street Department: Planning 
 Williamsville, NY  14221 Category: Rezoning and Relief from Conditions of Rezoning 
  Prepared By: Amy Carrato 

 ADOPTED Initiator: Dan Howard 

 Sponsors:  

 PLANNING BOARD ITEM (ID # 31572) DOC ID: 31572  

Updated: 6/22/2026 9:55 AM by Amy Carrato  Page 1 

Request to Amend the SEQR Certification of Findings for 
17.13± Acres of Land at "Muir Woods Site B", Z-2002-09_F 

 

Property located at 770 John James Audubon Parkway 

770 JJAP LLC, Petitioner 

 

This request is to amend the SEQR Certification of Amended Findings Statement for “Muir 

Woods” for site ‘B’ of this development that was adopted by the Town Board on October 15, 

2024.  The amendment to the findings statement will allow a form of residential 

development on the eastern portion of site ‘B’ that was not previously contemplated. The 

petitioner is proposing to develop the eastern portion of site ‘B’ as a 160-unit townhome 

development serviced by private roadways and infrastructure. The amendment will also 

further clarify what is anticipated for accommodations of the NFTA potential light rail at site 

‘B’.  

 

April 16, 2026 

 

No comments were heard on this proposal.  

 

Following discussion, Ms. Penberthy moved to adjourn the request until the May 21, 2026 

Planning Board meeting and keep the public hearing open.  The motion was seconded by 

Ms. Kahn and carried. Ayes 5, Noes 0, Absent 2 (O'Rourke, Raffaele).  

 

June 18, 2026 

 

Marc Romanowski, Esq., Rupp Pfalzgraf, represented the petitioner, explained the proposal 

and was available to answer questions from the Board. Erik Wagner, Ciminelli Real Estate, 

was also present. 

 

In response to the Board's questions, Mr. Romanowski stated a market study was 

completed.  

 

Long Nguyen, 255 Sierra Drive, spoke in opposition to the proposal.  

 

No further comments were heard on this proposal. The hearing was closed.  

 

Following discusstion, Ms. Penberthy  made a motion to recommend approval of the request 

based on the resolution. The motion was seconded by Mr. O'Rourke  and carried. Ayes 6, 

Noes 0, Absent 1 (Raffaele).   

 
HISTORY: 

04/16/26 Planning Board ADJOURNED  Next: 06/18/26 

ATTACHMENTS: 

• Z-2002-09_F_application packet_041626 (PDF) 

• Z-202-09_F_application_061826 (PDF) 
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Planning Board Item (ID # 31572)  Meeting of June 18, 2026 

Updated: 6/22/2026 9:55 AM by Amy Carrato  Page 2 

• Z-2002-09F signed resolution_061826 (PDF) 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Brittany Lee Penberthy, Board Member 

SECONDER: Jonathan O'Rourke, Board Member 

AYES: Chmiel, Gill, Hogan, Kahn, O'Rourke, Penberthy 

ABSENT: Joseph P. Raffaele Jr. 
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1600 Liberty Building, 424 Main Street, Buffalo, New York 14202 
U Dp P 716.854.3400 « www.RuppPfalzgraf.com 

MARC A. ROMANOWSKI 
Pfa ZQ raf... Romanowski@RuppPfalzgraf.com 

People at law’ 

February 24, 2026 

Via E-Mail and Hand Delivery 
  

Town of Amherst Town Board 

5583 Main Street 

Williamsville, New York 14221 

ATTN: Daniel Ulatowski, Code Enforcement Officer 

Re: — Proposed Amendment to Finding Statement of 

770 John James Audubon Parkway, Amherst, New York 

14072 

Ladies and Gentlemen: 

On behalf of 770 JJAP LLC, (the “Applicant”), we are submitting this Letter of Intent along 
with the enclosed documentation for amending the previous Finding Statement approved by the 
Town Board for the Property known as 770 John James Audubon Parkway, Amherst, New York 
(SBL No. 41.05-3-9) (the “Property”) pursuant to the Town of Amherst Zoning Code (“Code”) 
Chapter 203-15-14. 

Exhibits 

The documentation being submitted with this Letter of Intent consists of the following: 

Exhibit “A” — Site B “East” Development Plan 

Exhibit “B” - Boundary Survey of Property and Legal Description 

Exhibit “C” - Existing Zoning Map 

Exhibit “D” — Prior SEQRA Finding Statement 

Exhibit “E” — Site B “West” Approved Development Plan 

Exhibit “F” - Completed Full Environmental Assessment Form (“FEAF”) prepared 

pursuant to the State Environmental Quality Review Act (“SEQRA”) 

Exhibit “G” - Application for Change of Conditions to Zoning Approval 

*The Application fees are enclosed with the original copies of this Letter of Intent. 

Buffalo | Williamsville |Rochester | Saratoga Springs | Jamestown 

www.RuppPfalzgraf.com 
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RUPP PFALZGRAF tic 

I. PROJECT DETAILS 
  

770 JJAP LLC 

  

Requestor: 
50 Fountain Plaza, Suite 500 
Buffalo, NY 14202 

Mare Romanowski, Esq. 

Contact: Rupp Pfalzgraf LLC 
Buffalo, New York 14202 

Tel: 716-854-3400 
Email: romanowski@RuppPfalzeraf.com 

Project 770 John James Audubon Parkway 

Location: Amherst, New York 14228 

Parcel ID No. ask 

Of Property: 4105-3°9 

Landowner: 770 JJAP LLC 
50 Fountain Plaza, Suite 500 

Buffalo, NY 14202 

Zoning District: New Community District - General Commercial (“NCD-GC”) 
  

Il. PROJECT DESCRIPTION 
  

The Property is part of the 326-acre Muir Woods Development Plan, a long-standing, 

comprehensively reviewed initiative before both the Town Board and Planning Board over the past 
several years. Together with 775 John James Audubon Parkway, Amherst, New York, it comprises 
what is commonly referred to as “Site B” of the plan. In its most recent Amended Finding 

Statement issued on September 27, 2021 (Amended Finding Statement No. 51, which is attached 

hereto as Exhibit “D”), the Town evaluated multiple development scenarios for the overall Site B. 
Since then, the western portion of Site B (775 John James Audobon Audubon Parkway, Amherst, 

New York) has been successfully developed with 197 student housing units, demonstrating the 
viability and compatibility of residential uses on the corridor. 

The subject Property remains undeveloped at this time and the Applicant now proposes a 

residential community consisting of 160 townhome units as shown in Exhibit “A” attached. Due to 
previous conditions placed upon the Property from the Amended Finding Statement No. 51, the 

Amended Finding Statement must be amended to allow for a fourth option to allow the 
development of a 160 townhome development on this part of the Property. 

t
O
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RUPP PFALZGRAF itc 

Importantly, the current proposal represents a significant reduction from prior development 
scenarios already reviewed and contemplated by the Town in Amended Finding Statement No. 51. 
Under Option 2 of the Amended Finding Statement, the Town previously considered a plan 

allowing 192 residential units on this portion of Site B. The Applicant now proposes only 160 units, 
well below the density threshold analyzed and accepted by the Town. Similarly, on the western 

portion of Site B, the completed Aspen Heights project aligns with the Town’s review under Option 
3, which contemplated up to 515 student housing units on Site B as a whole. The existing 197-unit 
development is substantially below that cap and complements the balanced residential character 
emerging in the area. 

The proposed townhouse community is entirely consistent with the Town’s established 

planning objectives (as discussed further below), the surrounding residential context, the 

development intensities, and environmental impact already evaluated under SEQRA. Approving the 
requested amending of the previous Finding Statement will advance a coherent land-use pattern and 
support needed housing diversity in the Town. 

I. CODE ANALYSIS 
  

As the Property has already had a Finding Statement issued regarding restrictions on its use 
and the property falls within the Audubon Development Area, the Planning Board must review and 

the Town Board must amend its previous Finding Statement to allow the current proposed use. We 

provide the applicable Code provisions for approval of an amended plan along with our responses 
thereto below: 

8-1-1 (B) Powers and Duties of Town Board. he Town Board shall be responsible for 
final action regarding the following: 

(3) Amendments to the Audubon Development Plan; 

8-1-2 Power and Duties. Power and Duties. The Planning Board shall have the 
following powers and duties. 

(1) Review Authority. The Planning Board shall be responsible for reviewing 

and making recommendations regarding the following: 

(c) Amendments to the Audubon Development Plan; 

8-2-3 (C) Required Hearing. A public hearing shall be required for development 
review as shown in the table below. 

Applications for Approval | ZBA | Planning Board | Town Board 

Amendment, Map (Rezoning) Y Y 

Amendment, Text Y/Y YY 

Audubon Plan Amendment Y A 

  

  

  

      
  

G
a
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RESPONSE: Because the previous development options were limited according to 

Amended Finding Statement No. 51, we would need the Planning Board to review the proposed 

amendment and the Town Board to amend the previous limitations and add a separate use, Option 4, 
to allow for a combination of Option 2 and Option 3 that were previously approved. The current 
layout of Site B is 197 Student Housing units on the West Side of Site B (which has already been 

built and are currently in use), see Exhibit “E”. The Applicant is proposing to construct 160 single- 
family units on the East Side of Site B. 

The original restrictions called for either 197 Single-family units on the West Side of Site B 
(the Property subject to this request), and commercial development on the West Side of Site B under 
Option 2 or 515 student units on the entirety of Site B under Option 3. The Applicant is seeking a 
simple modification to the options outlined in the previous Finding Statement to combined two of 

the approved uses, which would be substantially under the original anticipated number or units as 
originally planned. 

We therefore seek approval from the Town Board of amendment of the Finding Statement to 
allow for an Option 4 to be added which would allow 197-unit student housing development on the 
West Side of Site B and 160 single-family residence on the East Side of Site B. 

IV. TOWN OF AMHERST NEW COMMUNITY DISTRICT GOALS 
  

The New Community District is a recently established overlay district intended to provide 
flexibility for new development and support targeted growth within the Town. As outlined in Section 

5-2-2 of the Town of Amherst Zoning Code, the proposed site plan meets several key objectives of 
the district, including: 

¢ Offering diverse housing options, with the project classified as Mixed Residential under the 
Town’s Comprehensive Plan. 

e Enhancing open space and recreational amenities, including improvements to the Amherst Bike 
Path segment located on the Property. 

« Protecting natural features by designing the project to avoid wetlands and minimize impacts on 
adjacent waterways and creeks. 

e Improving multimodal safety, as the development will connect to the John James Boulevard 
extension, providing safe and efficient access to I-990 and surrounding arterial roads. 

Additionally, this application is mindful of the Town’s Bicentennial Comprehensive Plan and 

its goals for development in the Town of Amherst. The proposed use fits squarely within the 
Comprehensive Plan and relevant sections aet forth below for the Board’ Consideration: 

3.3.7 Recreation and Open Spaces 
  

The goal of the Town is to have open space linkage opportunities. This Property has a 

portion of the Amherst bike path on it which will be redone and coordinated into the design of the  

2.a

Packet Pg. 126

A
tt

ac
h

m
en

t:
 Z

-2
00

2-
09

_F
_a

p
p

lic
at

io
n

 p
ac

ke
t_

04
16

26
  (

31
57

2 
: 

Z
-2

00
2-

09
_F

, 7
70

 J
o

h
n

 J
am

es
 A

u
d

u
b

o
n

 P
kw

y)



RUPP PFALZGRAF ttc 

final project. There is a large property to the north of the subject Property that is part of the overall 
Muir Woods Project that is intended to remain open and natural space allowing enjoyment by the 
residents of the Property as well as bike path users. 

3.3.1 Residential Uses 
  

The Town has historically emphasized low-density, single-family residential development. 
At the same time, the community’s housing needs have evolved, with increasing demand for 
higher-density options that serve retirees, empty nesters, single-person households, and others 
seeking smaller, more flexible living arrangements. The proposed project meets the Town’s Mixed 
Residential classification at approximately 9.3 units per acre, consistent with the Town’s planning 
framework for moderate-density neighborhoods. 

Mixed Residential development is most appropriate in transitional areas between commercial 
and residential uses and in locations served by collector or arterial roadways. The Property satisfies 
these criteria, positioned along the extension of John James Audobon Parkway and directly adjacent 
to Interstate 990. For these reasons, the proposed residential use aligns with the Town’s planning 
objectives and supports a balanced housing mix within the community. 

10.3 University Design Analysis, Concept Plan and Strategies 
  

The University at Buffalo — North Campus is a major staple of the Town of Amherst. 
Therefore, the Town has developed the University Focal Planning Area which is an area surrounding 
the University of Buffalo and intended to complement the University and provide vital connection 
between the University and surrounding areas. As noted in the Comprehensive Plan, John James 
Audubon Parkway is a main link into the University at Buffalo —- North Campus. As shown in Figure 
21 of the Town of Amherst Comprehensive Plan, it shows the Muir Woods Development along with 
the subject Property. As shown on the Figure, according to the Comprehensive Plan, it was intended 
for the subject Property to be residential in nature, which is the intent of the Applicant herein. 
Amending the current Finding Statement to allow the construction of the 160 single-family 
residential units would not change the nature of the current neighborhood and would certainly 
comply with the thought process shown in the Town of Amherst Comprehensive Plan. 
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V. STATE ENVIRONMENTAL QUALITY REVIEW ACT “SEQRA” 
  

Article 8 of New York Environmental Conservation Law and 6 NYCRR Part 617 

(collectively, “SEQRA”) requires state and local government agencies to consider environmental 
impacts of proposed actions during discretionary decision-making. The Town has made previous 

made determinations with regard to SEQRA in the previous Amended Finding Statement No. 51. 

The current proposed project would be substantially under the original development proposed and 

approved by the Town Board. However, to provide a thorough analysis of the Project to ensure that 
this zoning change and current proposed project would not cause any additional environmental 

impacts, the Applicant has prepared Part I the Full Environmental Assessment Form (“FEAF”), 
which is attached hereto as Exhibit “F”. 

  

 

2.a

Packet Pg. 128

A
tt

ac
h

m
en

t:
 Z

-2
00

2-
09

_F
_a

p
p

lic
at

io
n

 p
ac

ke
t_

04
16

26
  (

31
57

2 
: 

Z
-2

00
2-

09
_F

, 7
70

 J
o

h
n

 J
am

es
 A

u
d

u
b

o
n

 P
kw

y)



RUPP PFALZGRAF ttc 

VI. CONCLUSION 
  

The proposed action of amending the previous Finding Statement is both consistent and 
appropriate with the Town of Amherst’s long-term planning objectives, previous environmental 
determinations and policies regarding the Audubon Development Area. The requested amendment 

and addition of an Option 4 to the Finding Statement is a logical refinement of the previously 
approved development scenarios. The proposed 160-unit townhome community on the eastern 

portion of Site B complements the already completed 197-unit student housing project on the 
western portion and remains well within the development intensities already studied and accepted 
by the Town under SEQRA. 

Accordingly, the Applicant respectfully requests that the Planning Board recommends, and 
the Town Board approves, the proposed amendment to the existing Finding Statement to allow the 
addition of Option 4, thereby authorizing the residential use described herein. 

Please feel free to contact me at 716-854-3400 or via email at 
romanowski@RuppPflazgraf.com if you have any questions regarding this Letter of Intent, the 
enclosed project documentation, or the proposed amendment to the Finding Statement. 

  

Respectfully yours, 

feb Jas
 

Marc A. Romanowski 

Encs.
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EXHIBIT A 
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EXHIBIT B 
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Exhibit B - Legal Description 

JOB NO. 2013062 SITE B - PARCEL 2 
NOVEMBER 25, 2025 

ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Amherst, County of Erie, 

State of New York, being part of Lots 70 & 76, Township 12, Range 7 of the Holland Land 
Company’s Survey, bounded and described as follows: 

BEGINNING at the point on the northerly line of Lockport Expressway Section II, said 

point being the southeast corner of John James Audubon Parkway Extension described in a deed 

filed in the Erie County Clerk’s Office in liber 11435 of deeds at page 9814: 

THENCE: northwesterly along the easterly boundary of John James Audubon Parkway 
Extension the following eight (8) courses and distances: 

1) N-19°-51°-29”-W along the easterly boundary of John James Audubon Parkway 
Extension, a distance of 59.50 feet to 

2) N-58°-37’-36"-W, a distance of 52.08 feet to a point; 
3) N-15°-55’-54"-W, a distance of 226.72 feet to a point of curvature; 
4) Northwesterly, northerly, and northeasterly along a curve to the right having a radius of 

60.00 feet an arc distance of 96.27 feet to a point of tangency; 
5) N-75°-59’-49”-E, a distance of 10.91 feet to a point; 

6) N-14°-08’-19"-W, a distance of 60.00 feet to a point; 

7) S-76°-27°-34"-W, a distance of 13.07 feet to a point of curvature; 
8) Southwesterly, westerly, and northwesterly along a curve to the right having a radius of 

60.00 feet an arc distance of 93.59 feet to a point of tangency; 

THENCE: N-12°-40°-54"-W, a distance of 239.78 feet to a point; 

THENCE: S-77°-19°-06”-W, a distance of 70.23 feet to a point; 

THENCE: N-20°-49’-49”-E, a distance of 47.62 feet to a point; 

THENCE: N-15°-39°-45”-W, a distance of 101.72 feet to a point; 

THENCE: N-08°-37°-11”-E, a distance of 76.97 feet to a point; 

THENCE: S-89°-49°-30”-E, a distance of 100.76 feet to a point; 

THENCE: N-00°-10°-14"-W, a distance of 209.30 feet to a point; 

THENCE: S-89°-49’-30”-E, a distance of 271.66 feet to a point;  
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THENCE: $-78°-51°-417-E, a distance of 69.61 feet to a point; 

THENCE: S-23°-46’-20”-E, a distance of 181.16 feet to a point: 

THENCE: S-63°-26°-06"-E, a distance of 52.67 feet to a point; 

THENCE: S-03°-30’-13”-W, a distance of 172.77 feet to a point: 

THENCE: S-74°-27°-37"-E, a distance of 80.87 feet to a point: 

THENCE: N-64°-16°-09"-E, a distance of 431+ feet to the water’s edge of an existing lake; 

THENCE: Southerly along a water’s edge a distance of 1260+ feet to a point, having a tie 
bearing of S-27°-16°-47"-W and a tie distance of 955.90 feet to a point: 

THENCE: S-00°-48’-16"-W, a distance of 59+ feet to northerly line of Lockport Expressway 
Section II: 

THENCE: $-89°-19°-05” W, along the said northerly line of Lockport Expressway Section II. a 
distance of 283.28 feet to the POINT OR PLACE OF BEGINNING. 
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EXHIBIT C 
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EXHIBIT C- Existing Zoning Map 
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EXHIBIT D 
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             Ni g Sipe ee 

Town of Am herst 

Brian J. Kulpa 
Town Supervisor 

AMENDMENT #51 TO THE AUDUBON DEVELOPMENT PLAN 

TO RECLASSIFY A PORTION OF 326+ ACRES OF LAND 

FROM NCD-ND & NCD-MOS to NCD-GC, NCD-RI & NCD-MOS 

1081 & 1121 North French Road 

(Z-9-02) 

CERTIFICATION OF AMENDED FINDINGS 

Having considered the Draft and Final Generic EIS documents, and having considered the 
preceding written facts and conclusions relied upon to meet the requirements of 6 NYCRR 617, 
this Amended Statement of Findings certifies that: 

l. The requirements of 6 NYCRR Part 617 have been met; 

2. Consistent with the social, economic and other essential considerations from 
among the reasonable alternatives thereto, the action appreved is one which minimizes 
or avoids adverse environmental effects to the maximum extent practicable; including the 
effects disclosed in the Generic Environmental Impact Statements, and the Application to 
Amend the Findings Statement, and 

3. Consistent with social, economic and other essential considerations, to the 
maximum extent practicable, adverse environmental effects revealed in the 
Environmental Impact Statement process and the Second Application to Amend the 
Findings Statement will be minimized or avoided by incorporating as conditions to the 
decision those mitigative measures which were identified as practicable. 

  

    

  

  

TOWN OF AMHERST 
Name of Agency 

Gx BRIAN J. KULPA 
Signature of Responsible Official Name of Responsible Official 

TOWN SUPERVISOR September 27. 2021 
Title of Responsible Official Date 

5583 MAIN STREET, WILLIAMSVILLE, NY 14221 
Address of Agency 

Amherst Municipal Building | 5583 Main Street j Williamsville NY 14221 

716-631-7032 | bkulpa@amherst.ny.us | www-.amherst.ny.us  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

RESOLUTION 

WHEREAS, following the April 16, 2004 submittal of a Draft Generic 
Environmental Impact Statement (DGEIS) prepared by Ciminelli Development 
Company, Inc., the DGEIS was accepted by the Town Board on September 7, 2004. The 
DGEIS was submitted for the proposed rezoning from NCD-ND & NCD-MOS to NCD- 
GC, NCD-RI & NCD-MOS and development of 326+ acres of land located at1081 & 
1121 North French Road. On October 28, 2004, the Planning Board held a public 
hearing on the DGEIS and rezoning request and recommended approval of the subject 
petition. Subsequently, a public hearing on the DGEIS and rezoning request was held by 
the Town Board on March 2, 2005. A Final Generic Environmental Impact Statement 

(FGEIS) was accepted by the Town Board on November 5, 2007, and a Notice of 
Completion of the FGEIS was filed on November 14, 2007; and 

WHEREAS, the Planning Board and the Town Board have considered the content 
of the DGEIS, the FGEIS, and all other documents and comments and submissions made 
during and after the hearings. 

WHEREAS, on February 18, 2014, the Project Sponsor submitted an Application 
to Amend the Findings Statement and Audubon Development Plan along with supporting 
documentation. The Planning Board held a public hearing on the Application during its 
meeting on March 14, 2014 and it recommended approval of the Application. On June 
16, 2014, the Town Board held a public hearing on the Application but did not issue a 
decision on the Application. 

WHEREAS, on August 17, 2015, the Project Sponsor submitted an Amended 
Application to Amend the Findings Statement and Audubon Development Plan for the 
purpose of modifying the Application filed on February18, 2014. 

WHEREAS, the Planning Board held a public hearing on the Amended 
Application during its meeting on September 17, 2015 and the Planning Board 
recommended in favor of the Application. On November 16, 2015, the Town Board held 
a public hearing on the Application. On December 7, 2015, the Town Board voted to 
issue an Amended Findings Statement based on its determination that the potential 
modifications to the Muir Woods Project will not result in any potentially significant 
adverse environmental impacts that were not thoroughly evaluated in connection with the 
comprehensive environmental review of the Project that concluded with the original 
issuance of a Findings Statement on December 17, 2007. 

WHEREAS, the Planning Board conducted a coordinated environmental review 
of the development of Sites C and D of the overall Project Site as a 133 lot residential 
subdivision. On September 14, 2017, the Planning Board issued a negative declaration 
pursuant to SEQRA for the subdivision based on its determination that the subdivision 
would not result in any potentially significant adverse environmental impacts.  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

WHEREAS, on April 15, 2019, the Project Sponsor submitted an Application to 
Amend the Findings Statement and Audubon Development Plan along with supporting 
documentation. The requested amendment of the Findings Statement issued by the Town 
Board on December 17, 2017 was to allow student housing to be developed on Site B of 

the overall Muir Woods Project Site (“Application to Amend the Findings Statement”). 
The Planning Board held public hearings on the Application to Amend the Findings 
Statement during its meeting on May 16, 2019 and June 20, 2019 it adopted a resolution 
recommended approval of the Application to Amend the Findings Statement during its 
meeting on June 20, 2019. 

WHEREAS, on August 5, 2019, the Town Board held a public hearing on the 
Application to Amend the Findings Statement. On August 5, 2019, the Town Board 
voted three to one to amend the Findings Statement based on its determination that the 
potential modifications to the Muir Woods Project will not result in any potentially 
significant adverse environmental impacts that were not thoroughly evaluated in 
connection with the previous comprehensive environmental review of the Project that 
concluded with the issuance of a Findings Statement on December 7, 2007 and the 
issuance of an Amended Findings Statement on December 7, 2015. 

WHEREAS, on June 24, 2020, the Project Sponsor submitted an Application to 
Amend the Findings Statement issued by the Town Board on December 17, 2017 and to 
Amend the Comprehensive Plan for Site A of the Muir Woods Project to allow a mixed- 
use project to be developed on Site A of the overall Muir Woods Project Site (hereinafter 
collectively the “Application to Amend the Findings Statement”). The Planning Board 
held a public hearing on the Application to Amend the Findings Statement during its 
meeting on August 20, 2020 and at the same meeting adopted a resolution recommending 

approval of the Application to Amend the Findings Statement by the Town Board. 

WHEREAS, on October 6, 2020, the Town Board held a public hearing on the 

Application to Amend the Findings Statement. On October 19, 2020, the Town Board 
voted to issue the Amended Findings Statement based on its determination that the 
potential modifications to the Muir Woods Project will not result in any potentially 
significant adverse environmental impacts that were not thoroughly evaluated in 
connection with the previous comprehensive environmental review of the Project that 
concluded with the issuance of a Findings Statement on December 7, 2007, and the 

issuance of an Amended Findings Statements on December 7, 2015 and August 5, 2019. 

WHEREAS, on July 7, 2021, Sawyers Landing LLC submitted an Application to 
Amend the Findings Statement issued by the Town Board on October 19, 2020 in order 
to seek to increase the allowable residential density from 202 units to 258 units. The 

Planning Board held a public hearing on the Application to Amend the Findings 
Statement during its meeting on August 19, 2021 and at the same meeting adopted a 
resolution recommending approval of the Application to Amend the Findings Statement 
by the Town Board.  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

WHEREAS, on September 27 2021, the Town Board held a public hearing on the 
Application to Amend the Findings Statement. On September 27 2021, the Town Board 
voted to issue the Amended Findings Statement based on rts determination that the 

potential modifications to the Muir Woods Project will not result in any potentially 
significant adverse environmental impacts that were not thoroughly evaluated in 
connection with the previous comprehensive environmental review of the Project that 
concluded with the issuance of a Findings Statement on December 7, 2007, and the 

issuance of an Amended Findings Statements on December 7, 2015 and August 5, 2019 

and October 19, 2020. 

NOW THEREFORE THE TOWN BOARD FINDS AND DETERMINES THAT: 

1. These Amended Findings set forth specific conditions and criteria consistent with 
6 NYCRR Sections 617.7, 617.9, 617.11, and 617.12 under which the site plan 
process can proceed. This process provides procedures to supplement the FGEIS 
if necessary and for public notice and opportunity to participate in hearings before 
the Town Planning Board before it approves a site plan. An Environmental 
Assessment Form will be required with site plan application for environmental 
review. If the proposed development does not conform with these Amended 
Findings, a Supplementai Findings Statement, a supplement to the FGEIS, or a 
Negative Declaration shall be prepared to comply with 6 NYCRR Section 617.9. 

2. The proposed mixed-use, student housing and residential development as 
presented in the FGEIS and the Application to Amend the Findings Statement 
submitted to the Planning Department on July 6, 2021 is consistent with the intent 
and objectives of the Zoning Ordinance. 

3. Adequate services and utilities must be available prior to occupancy. Review and 
approval of services and utilities by the Town agencies will be required for site 
plan approval. 

4, Development will be consistent with all other applicable laws, rules and 
regulations. 

5. As provided in 6NYCRR Part 617.10, the Town Board chose to require the 
preparation of a draft Generic Environmental Impact Statement (DGEIS) instead 
of a draft Environmental Impact Statement (DEIS) for this project. This decision 

was based on the scope and timetable of the development described by the Project 
Sponsor and depicted in the Conceptual Master Plan, which showed a multi-use 
development on 330+ acres of land, to be built out over a 15-20 year period. The 
Board’s decision is also based on the following reasons: 

e A DGEIS provides a lead agency with the framework for properly evaluating 
a conceptual master plan while identifying the important elements of the 
environmental setting associated with the project site. A DGEIS assesses a  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

broad scope of a group of actions or a combination of effects from a single 
action. 

e The utilization of a DGEIS provides the Town Board with the authority to 
establish specific criteria and thresholds by which future actions such as site 
plan and subdivision applications will be reviewed, including requirements for 
ensuring subsequent compliance with SEQR. 

¢ The Town Board’s decision to require the Project Sponsor to prepare a DGEIS 
acknowledges that the specific layout and appearance of the development 
cannot be determined at this time but rather will be decided over a period of 
several years and subject to market demands, and the development of the 
project will occur in stages. 

e The SEQR regulations state that a DGEIS is appropriate for a series or 
sequence of separate actions and/or projects that have wide application or 
restrict the range of future alternative policies. 

e The Town Board’s utilization of a DGEIS affords it the opportunity to 
evaluate a broad range of anticipated impacts, and it also ensures that related 
actions will not be segmented in order to avoid the required analysis of the 
proposed development of the overall project site. 

By the time the Findings Statement was issued by the Town Board on December 
17, 2007, the proposed Muir Woods development had been significantly revised 
since its initial submittal in 2002, resulting in a reduction in the commercial/office 
component of the project from 1.8= million sq. ft. to 700,000+: sq. ft. and in the 
residential component from 200= units to 136+ units. These changes were made 
in response to the NYS Department of Environmental Conservation, the U.S. 
Army Corps of Engineers and the public to minimize impacts to wetland areas to 
the greatest extent possible. 

Following the issuance of the Findings Statement by the Town Board on 
December 17, 2007, the Project Sponsor obtained the required wetland permits 
from the New York State Department of Environmental Conservation and the 
United State Army Corps of Engineers. In an effort to address current market 
needs while maintaining the intent of the project site New Community District 
zoning, the Project Sponsor submitted an Application to Amend the Findings 
Statement in February of 2014 to expand the range of uses within Site B of the 
project site to specifically allow for multi-family housing in addition to the 
previously approved office/retail development. 

Based on input received during the review of the Application to Amend the 
Findings Statement to allow for multi-family housing on Site B, the Project 
Sponsor submitted an Amended Application to Amend the Findings Statement 
and Audubon Development Plan on August 17, 2015 for the purpose of 
modifying the Application filed on February18, 2014. The Amended Application 
proposed to modify the permitted use of the eastern portion of Site B, comprised 
of approximately 26 acres. Pursuant to the updated Application, the western  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

portion of Site B comprised of approximately 20 acres would have remained 
designated for commercial office and retail development per the Finding 
Statement issued by the Town Board on December 17, 2007. 

Subsequent to the issuance of an Amended Findings Statement by the Town 
Board on December 7, 2015, the Project Sponsor sought the required approvals 
and permits for the development of Sites C and D of the Project Site as a 133 lot 
residential subdivision that includes a roadway connection to Campbell Boulevard 
on 520 Campbell Boulevard. The Planning Board thoroughly considered the 
potential adverse environmental impacts associated with the subdivision and 
issued a negative declaration pursuant to SEQR on September 14, 2017 based on 
its determination that the 133 lot residential subdivision on Sites C and D would 
not result in any potentially significant adverse environmental impacts. On 
September 14, 2017, the Planning Board granted Site Plan Approval for the 
subdivision, and on June 21, 2018 granted Final Plat Approval for the 

subdivision. A map cover for the approved 133 residential subdivision was filed 
with the Ene County Clerk’s Office on July 24, 2018, and construction activities 
in furtherance of the construction of the subdivision began in the fall of 2018. 

Following the issuance of the Amended Findings Statement by the Town Board 
on December 7, 2015, the Project Sponsor sought and obtained extensions of the 

expiration dates of the wetland permits previously issued by the New York State 
Department of Environmental Conservation and the United States Army Corps of 
Engineers. 

In an effort to allow student housing to be developed on Site B while maintaining 
the intent of the New Community District zoning, the Project Sponsor submitted 
an Application to Amend the Findings Statement on April 15, 2019. The Project 
Sponsor sought an Amendment of the Findings Statement to expand the range of 
uses within Site B of the project site to specifically allow for student housing in 
addition to the previously approved multifamily housing on the western 20+ acres 
of Site B and the previously approved office/retail development on the eastern 
portion of Site B. 

In an effort to allow a mixed-use project to be developed on Site A while 
maintaining the intent of the New Community District zoning, the Project 
Sponsor submitted an Application to Amend the Findings Statement and the 
adopted Comprehensive Plan on June 24, 2020. The Project Sponsor sought an 
Amendment of the Findings Statement to modify the land use category within Site 
A of the project site to replace the previously proposed 237,000 sq. ft. maximum 
Flex office/R&D use with a mixed-use development including 2 four-story 
mixed-use buildings along the Dodge Road frontage of Site A, 45 two-family 
townhomes and 2 six-unit single-story multifamily buildings. The Project 
Sponsor sought to amend the Comprehensive Plan to designate Site A as 
appropmiate for Mixed Residential use. In connection with the proposed mixed-  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

use development of Site A, the Project Sponsor proposed to reduce previously 
approved impacts to the federal wetlands subject to the jurisdiction of the United 
States Army Corps of Engineers (“USACE”) and also to the NYSDEC 
Freshwater Wetland and its regulated 100 ft. Adjacent Area. 

On August 20, 2020, the Planning Board held public hearings in connection with 
its review of the Application to Amend the Findings Statement and the 
Comprehensive Plan as filed by the Project Sponsor on June 24, 2020. The 
Planning Board adopted resolutions during its meeting on August 20, 2020 by 
unanimous votes recommending that the Town Board issue the Amended 
Findings Statement and amend the Comprehensive Plan to designate Site A as 
appropriate for Mixed Residential use. 

On October 6, 2020, the Town Board held public hearings in connection with its 
review of the Application to Amend the Findings Statement and the 
Comprehensive Plan as filed by the Project Sponsor on June 24, 2020. On 
October 19, 2020, the Town Board adopted Resolution 2020-791 for the purpose 
of issuing an Amended Findings Statement to allow Site A of the Muir Woods 
Property to be developed as a mixed-use residential/commercial project instead of 
the previously proposed flex office/R&D buildings. Resolution 2020-791 as 
adopted by the Town Board on October 6, 2020 also authorized the acquisition of 
approximately 43 acres of Permanent Open Space via a donation by the property 
owner consisting of property to the west of Site B including the eastern portion of 
Site A consisting of approximately 9.81 acres of wetlands subject to the 
jurisdiction of both the NYSDEC and USACE. During its meeting on October 
19, 2020, the Town Board also adopted Resolution 2020-792 for the purpose of 
approving an amendment to the Comprehensive Plan to designate Site A as 
appropriate for a mixed-use residential/commercial use instead of the previously 
proposed flex office/R&D buildings 

On December 24, 2020, the New York State Department of Environmental 

Conservation (“NYSDEC”) issued an Amended Wetland Permit [Permit No. 9- 
1422-00398/0001] authorizing the impacts to NYSDEC Freshwater Wetlands and 
the associated regulated 100 ft. Adjacent Area in order to accommodate the 
mixed-use development of Site “A”. The Amended Wetland Permit reduced the 
impacts to jurisdictional freshwater wetlands associated with the development of 
Site A from 9.46 acres to 1.2 acres and reduced the impacts with the development 
of Site A to the regulated 100 ft. wide adjacent area from 4.2 acres to 3.65 acres. 

As a result of the Amended Wetland Permit issued by the NYSDEC on December 
24, 2020, the development of the Muir Woods Property will result in permanent 
impacts to approximately 2.39 acres of State regulated wetlands (TE-22, TE-23 
and TE-34), and 11.38 acres of State regulated 100 foot wide wetland adjacent 
area. As mitigation for those impacts the Project Sponsor is required to create 
19.58 acres of in-kind and out-of-kind wetlands on the overall Muir Woods  
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7 

Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Property, in six areas, to replace the functions and benefits of the impacted 
wetlands. Additionally, there will be 4.3 acres of stream channel enhancement 
on-site as mitigation for State wetland regulated adjacent area impacts. 

On February 25, 2021, the United States Army Corps of Engineers (“USACE”) 
issued an Amended Wetland Permit [LRB-2001-00067] authorizing impacts to 
6.09 acres of federal wetlands, which was a reduction of 6.92 acres of previously 
authorized impact of 13.01 acre to federal wetlands, in order to accommodate the 

mixed-use project on Site A. 

On July 7, 2021, Sawyers Landing LLC filed an Application to Amend the 
Findings Statement to accommodate an increase of the allowable density of the 
residential component of the mixed-use project on Site A from 202 units to 258 
units. 

A Supplemental! GEIS, an option that the SEQR regulations leaves to the 
discretion of the Lead Agency, was not required for this project due to the Town Board’s 
decision that the reduction in the project described in #6, above did not meet the criteria 
set forth in 6(NYCRR Part 617.9(a)(7). Although the changes proposed by the Project 
Sponsor reduced the development significantly, 1t was not determined that the amended 
project would encroach on any land not initially identified in the scope of the original 
development proposal. The project changes also did not result in newly discovered 
information, and would not result in any significant environmental impacts not addressed 
or inadequately addressed in the DGEIS. 

8. Traffic and Transportation (FGEIS Section 2.1) 
  

Site specific requirements shall be established by the Town, County and State, as 
appropriate, as development applications are reviewed. The developer shall be 
responsible for any traffic mitigation required for development of the project site. 

The potential traffic impacts associated with the original project proposal were 
clearly analyzed and identified within the Traffic Impact Study prepared by 
Stantec Consulting Services, Inc. dated March 2003 and updated August of 2005 
in association with the acceptance of the FGEIS. 

The Amended Findings Statement issued by the Town Board on August 5, 2019 

included the consideration of adding student housing to the authorized uses of Site 
B pursuant to the Amended Findings Statement issued by the Town Board on 
December 17, 2007. The Project Sponsor submitted a Traffic Impact Study for 
the purpose of evaluating the potential traffic impacts of the development of Site 
B as amaximum of 515 student housing units. It was determined that the 
potential traffic impacts associated with student housing on Site B will be less 
than the potential traffic impacts of the development of Site B in its entirety as a  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

maximum of 464,850 sq. ft. of commercial office and retail development pursuant 
to the Findings Statement issued by the Town Board on December 17, 2007. 

The Town Board, as Lead Agency, requires that the Project Sponsor comply with 
the following mitigation measures during the development of the project site: 
A. Provision for Future Extension of John James Audubon Parkway to North 

French Road 

The extension of John James Audubon Parkway through the project site and 
connecting to North French Road was proposed in the initial Concept Plan 
submitted for the Muir Woods project in 2002. This proposal was also 
incorporated into the DGEIS submitted to the Town in 2004. The connection was 
removed from the Concept Plan in response to the requirement from the NYS 
Department of Environmental Conservation to further reduce impacts to State and 
federal wetlands. The Town of Amherst may in the future be interested in the 

possibility of a future northerly extension of John James Audubon Parkway to 
North French Road while acknowledging such possible future extension would 
require approvals from both the NYS Department of Environmental Conservation 
and the United States Army Corps of Engineers. 

The rationale for the road connection was found in several planning documents, 
both historical and recent: 

° The Amherst Community Development Plan adopted by the Planning 
Board in 1975 includes the extension of the then-planned Lockport 
Expressway through the subject site as a future Minor Arterial road. 

° A report prepared by NYSDOT in 1976 anticipated the extension of the 
John James Audubon Parkway and forecast its use by 1,950 vehicles per 
hour. 

° The Amherst Bicentennial Comprehensive Plan, accepted by the Town 
Board in February 2004 and adopted by the Town Board in January 2007, 
identifies the “Audubon Parkway Extension” in the map showing the 
Future Thoroughfare System. 

The 30+ years of anticipating this roadway connection point to its significance in 
meeting the transportation goal of improving circulation within the Town and the 
role this connection would play in overall Town development. Given its 
importance, the Town Board is requiring that the future location of this connector 
be shown on site plans submitted for review, and that sufficient land be reserved 

by the Project Sponsor for the eventual connection to be constructed. The road 
construction and alignment will be subject to approval by the NYSDEC and the 
U.S. Army Corps of Engineers, as applicable. 

B. Residential Connection to Lynette Lane  
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

The residential component of the proposed Muir Woods development to occur on 
Sites C & D may have a direct road connection to Lynette Lane. There will be no 
direct roadway connection to Nancy Lane. Non-residential traffic will be 

discouraged from using Lynette Lane through the implementation of various 
traffic calming measures to be proposed during the site plan review process for 
the development of Sites C & D, subject to review of such traffic calming 
measures by the Town Traffic-Safety Board and Fire Chief's Association. These 
measures include: 

1, The lack of direct sight lmes for motorists to discourage non-residential 
traffic from utilizing Lynette Lane to access North French Road; 

2. Curvilinear road design; and 

3. Installation of signage posting the road for “resident and emergency traffic 
only” or other such measure to prohibit non-residential traffic from 
travelling on Lynette Lane and the proposed public roadways within the 
existing residential subdivision; 

If a problem is determined to exist based on the Phase 2 traffic study, further 
measures to discourage traffic of prohibit cut-through traffic will be considered. 

C. No Internal Roadway Connection to Dodge Road 

The internal connector road within the Muir Woods development is not proposed 
to have a westerly connection to Dodge Road; the only direct vehicular 
connection to Dodge Road will be from the portion of the project located in the 
western portion of the project site (Site A). If warranted at some future time by a 
traffic analysis, a connection to Dodge Road may be made from the internal 
connector road if required permits for such a roadway connection can be obtained 
from the NYSDEC and the US Army Corps of Engineers. 

D. Updated Traffic Impact Study 

The Traffic Impact Study will be updated when any of three established 
thresholds are met: 

1. Completion of Phase I development, defined as full build-out of Site B, or 

2. prior to approval of any site plan in Site C or Site D or any direct or 
indirect connection to any of the Sites with Lynette Lane, or 

3. when the number of combined vehicular trips entering and exiting the site 
during the AM weekday peak travel hour reaches 858 trips, or 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

4. when the number of combined vehicular trips entering and exiting the site 
during the PM weekday peak travel hour reaches 774 trips. 

If actual conditions exceed projections, this will be reflected in the updated TIS to 
be prepared by the Project Sponsor, and the Project Sponsor may be required to 
implement traffic related mitigation measure sooner than expected. 

Any mitigation measures, including off-site mitigation measures that are required 
as a result of the updated TIS, shall be the sole obligation of the Project Sponsor, 
if approved. Any off-site improvements, including the acquisition of private 
property required to make those improvements, shall be conditions of any site 
plan approval and treated as Public Improvement Permits (PIPs) for the purpose 
of final permitting. At no time shall the Town be required to make any off-site 
improvements or acquire private property, either by purchase or through its 
eminent domain powers, to mitigate the impact of this development project. 

E. Alternate Access to Campbell Boulevard 

During the original environmental review of the proposed project which 
concluded with the Town Board’s issuance of a Findings Statement on December 
17, 2007, the Project Sponsor attempted to seek a vehicular connection from the 
site to Campbell Boulevard through property located at 520 Campbell Boulevard 
which is owned by the Williamsville Central School District. Thé Town also 
participated in efforts to obtain access to Campbell Boulevard via this property. 
These attempts were not successful. 

The Project Sponsor eventually was successful in acquiring 520 Campbell 
Boulevard from the Williamsville Central School District on December 5, 2017 

and the approved 133 residential subdivision on Sites C and D includes a public 
roadway connection on 520 Campbell Boulevard to Campbel! Boulevard. 

F. Construction Vehicles 

As part of the public comment period for the project, concerns were raised 

regarding the use of construction vehicles on existing residential streets in the 
adjacent Franklin Heights Subdivision to access the project site during project 

construction. In order to avoid the adverse environmental impacts associated with 
construction vehicles, existing residential streets shall not be utilized by 

construction vehicles to access the project site. The infrastructure to be 
constructed for the project shall be appropriately sequenced so that construction 
vehicles can access the site via the northerly extension of John James Audubon 
Parkway and Doge Road only. 

Any future builder, owner or developer who purchases lots for development 
within Site C & D shall be prohibited from using Lynette Lane as a means of 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

access for construction vehicles. A deed restriction incorporating this restriction 
shall be a prerequisite of the sale of any lots within Sites C and D. and the Town 
shall be provided with a copy of the recorded deed restriction, which shall not be 
recorded at the Erie County Clerk’s Office until the content and form of the deed 
restriction has been reviewed and approved by the Building Department and 
Town Attorney’s Office. 

On June 21, 2018, a Declaration of Restrictions was recorded at the Erie County 

Clerk’s Office (Liber 11330 of Deeds at Page 8243) for the purpose of complying 
with the relevant portion of the Amended Findings Statement prohibiting 
construction vehicles from utilizing Lynette Lane for access by construction 

vehicles. 

G. Break in Access for Connection to Lockport Expressway (I-990) 

The proposed northerly extension of John James Audubon Parkway as a Town 
roadway to provide access to the project site requires a break in access to the 
Lockport Expressway (1-990). The NYSDOT has been aware of this requirement 
since the initial petition by the Project Sponsor in 2002. Prior to the granting of 
the break in access, several conditions must be met, including completion of any 
required environmental compliance. Once completed and inspected, the Project 
Sponsor will be required to dedicate the northern extension of John James 
Audubon Parkway to the Town for permanent use as a public roadway to be 
dedicated to the Town of Amherst. 

On May 20, 2019, the Town Board adopted a resolution stating the Town will 
serve as the applicant for the required Break-in-Access for the proposed northerly 
extension of John James Audubon Parkway as a public roadway to be dedicated 
to the Town of Amherst. 

The Town filed an Application for Break-in-Access with the New York State 
Department of Transportation on August 21,2019. The NYSDOT has not yet 
issued a decision on the pending request for Break-in-Access approval. 

The Break-in-Access for the proposed northerly extension of John James 
Audubon Parkway as a public roadway to be dedicated to the Town of Amherst 
will result in numerous public benefits including, but not limited to, 

accommodating the potential future extension of the NFTA light rail and a 
terminus for such light rail on Site B, publicly accessible parking for a 
recreational trail that will cross the overall Muir Woods Project Site and connect 
to the Town’s recreational trail (extending from Niagara Falls Boulevard to the 
trailhead near the intersection of North Forest Road and Maple Road), and a 
potential future extension of John James Audubon Parkway as a public roadway 
connecting to North French Road. 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

H. Traffic Mitigation Measures 

Dodge Road / Project Site Roadway. 
  

Phase I development: 

e Installation of a stop sign to the southbound (site driveway) approach 

e Construction of one shared left-right turn lane for southbound site 
driveway approach 
Full development: 

e No additional improvements 

  

  

John James Audubon Parkway / I-990 Ramps 
  

Phase | development: 
Upon the completion of Phase I development, (Phase I development 
defined in Section 8, Part D.1. of this Amended Findings Statement) the 
Project Sponsor shall be required to provide a current trip count Report for 
both the a.m. and p.m. peak travel hours. Subject to the findings of a 
warrant analysis prepared in accordance with appropriate traffic 
engineering standards as determined by the updated trip count Report and 
based on an analysis of the potential impacts upon existing Levels of 
Service at this intersection, the Project Sponsor may be required to work 
with the New York State Department of Transportation to provide the 
following mitigation measures: 

  

e Installation of traffic signals, each with their own controller, at both the 
northbound and southbound 1-990 to John James Audubon Parkway 

e Installation of a wire connection between these two new signals and the 
existing traffic signal at John James Audubon Parkway and Dodge Road 
in order to coordinate all three traffic signals 

e Widening of both the northbound and southbound I-990 off-ramps to 
provide one additional turing lane on each ramp approach to John James 
Audubon Parkway 

Full development: If any of the thresholds identified in ‘D’ above are met, 
the following improvements will be evaluated and may be required: 

¢ installation of a third lane to the northbound off-ramp in order to provide 
two left turn lanes and one right turn lane 

e add a free-flow southbound right tum lane at the southbound ramp, 
including a second receiving lane on the ramp to merge to one lane prior 
to the 1-990 mainline 

  

Dodge Road / John James Audubon Parkway 
  

Phase I development: 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

e Traffic signal timings will need to be adjusted periodically over time as 
warranted by changing travel patterns 

Full development: 

e Construction of a westbound right turn lane. It is anticipated that this 
improvement will be required when approximately 75% of the 
development is complete or when the number of westbound right turning 
vehicles from Dodge Road exceeds 300 vehicles per hour during the 
morning peak travel period. 

North French Road / Sweet Home Road 

  

  

Phase I development: 

*e Adjustments to traffic signal timing as travel patterns warrant modification 
  

Full Development: 

e Construction of an eastbound right turn lane. Traffic volumes turning 
right at this location currently exceed guidelines recommended in the 
Highway Capacity Manual for consideration of installing a separate right 
turn lane. While construction of this lane is currently warranted to address 
current existing traffic operations in the area, it will not be needed as a 
result of traffic to be generated by the proposed development of the project 
site until approximately 90% of the proposed development has been 
completed, since new traffic projected to be generated by the project will 
only add a few additional vehicular trips to this traffic movement. 

« Modify signal timings during both the morning and evening peak hours, as 
necessary. Recent improvements to this intersection to provide protected 
phasing for the left turns will reduce the number of left turn accidents at 
this location. Additionally, future planned improvements to be 
implemented by Erie County will assist in further reductions in the 
number of accidents at this intersection. 

  

North French Road / Campbell Boulevard 
  

Phase I development 

e Adjustments to traffic signal timing as travel patterns warrant modification 
  

Full development: 

« Add protected/permitted phasing for eastbound, northbound and 
southbound left turns when the traffic signal is upgraded in association 
with the improvement identified above. 

  

North French Road / J-990 Ramps 

Dodge Road / Sweet Home Road 

Dodge Road / Campbell Boulevard 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

be 4.3 acres of stream channe] enhancement on-site (totaling 
approximately 2,630 linear feet). 

° The development of the eastern portion of Site B for residential purposes, 
shall not include any owner occupied housing units within the State 
regulated wetland or the 100 ft. regulated Adjacent Area that do not 
involve oversight by either a homeowners or condominium association to 
ensure there will not be any impacts into the 100 ft. regulated wetland 
Adjacent Area that is to be preserved on Site B. 

Federal Wetlands: 

As stated in its letter dated August 27, 2007, the United States Army Corps of 
Engineers (USACE) has field verified that the federal wetland boundaries located 
on the Muir Woods project site as shown on the wetland delineation map prepared 
by Greenman-Pedersen, Inc. dated May 2007 are accurate. The wetland areas 
were delineated by Earth Dimensions, Inc. and summarized in a final wetland 
delineation report dated May 16, 2007. 

  

The Project Sponsor provided a complete Joint Application For Permit for 
wetland impacts associated with the project to the USACE and NYSDEC as of 
June, 2009. After thoroughly reviewing the complete application and associated 
wetland impacts, the USACE issued a Validated Department of the Army Permit 
for wetland impacts associated with the project as of May, 2012. Additionally, 
having thoroughly reviewed the complete application and associated wetland 
impacts, the NYSDEC officially issued a Freshwater Wetland Permit and Water 
Quality Certification for wetland impacts associated with the project as of 
November, 2009. 

On May 14, 2012, the United States Army Corps of Engineers (“USACE”) issued 
Department of Army Permit No. 2001-00067. The permit issued by the USACE 
permitted to impact 17.83 acres of Federal wetland, and 1.29 acres (approximately 
5227 linear feet) of jurisdictional tributaries for the construction of Muir Woods 
project. On May 6, 2016, the USACE extended the permit expiration dated from 
May 14, 2012 to November 30, 2019. The USACE issued a modification of 

Permit No. 2001-00067 on June 20, 2018 in connection with the development of 
Sites “C” and “D” as a residential subdivision. On Januaryl16, 2019, the USACE 
extended the expiration date of Department of Army Permit No. 2001-00067 to 
November 30, 2024. 

On February 25, 2021, the United States Army Corps of Engineers (“USACE”) 
issued an Amended Wetland Permit [LRB-2001-00067] authorizing impacts to 
6.089 acres of federal wetlands, which was a reduction of 6.921 acres of 

previously authorized impact of 13.01 acre to federal wetlands, in order to 
accommodate the mixed-use project on Site A. 
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10. 

Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Wildlife / Biological Resources (FGEIS Section 2.3) 
  

The NYSDEC’s Natural Heritage Program has reported no record of known 
occurrences of rare or state-listed animals or plants, significant natural 
communities, or other significant habitats, on or in the immediate vicinity of the 

project site. The Project Sponsor will be required to implement the following 
mitigation measures in order to minimize impacts to wildlife resources to the 
maximum extent practicable: 

° A comprehensive erosion contro! plan will be developed and implemented 
to protect vegetation and water quality. 

° Off-limit areas, including wetlands, will be delineated prior to 
construction to avoid or minimize impacts to vegetation. The construction 
workforce will be educated as to respecting and adhering to physical 
boundaries of off-limit areas. 

. Best Management Practices will be followed during construction. 

« The establishment of invasive vegetative species will be deterred through 
manual extraction and rapid establishment of desirable vegetation. 
Exposed and disturbed soils will be seeded, planted and mulched to 
prevent the colonization of invasive species. Volume 8 of the Appendix 
of the FGEIS at Exhibit F (S/WPA Appendix M) contains a discussion of 
the proposed on-site wetland mitigation including the protection of habitat 
areas. 

° Waterfowl activity will be deterred in the off-site wetland mitigation area 
located in the Town of Newstead through the use of mylar tape, snow 
fencing, 4-7 ft. tree plantings and the seeding of upland grassland areas 
with a cool season grass. 

° The proposed on-site wetland mitigation system will be designed to 
provide seasonal aquatic habitat for fish, waterfowl and amphibians; 
habitat for multiple covertypes of wetland plant species; and passerine bird 
nesting, feeding and resting habitat. 

e The project site historically has had an elevated number of deer-vehicle 
accidents on the roads surrounding the parcel. This parcel is a portion of a 
much larger habitat area which also includes Nature View Park to the 
north and is not a “closed” habitat area. The Planning Department, in 
conjunction with the Police Department, will continue to monitor the deer 
population throughout the Town and implement approved methods of 
reducing deer/vehicle accidents in accordance with the Deer-Vehicle 
Accident Management Plan. 
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11. 

Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Drainage and Flooding (FGEIS Section 2.4) 
  

The following measures shall be implemented by the Project Sponsor to mitigate 
drainage and flooding impacts to the maximum extent practicable: 

A. The Town Highway Department shall have access to all Town 
ditches that are on the subject property including Town ditches 4, 
4A, 4B and 4C. The Project Sponsor will be required to grant 
public easements to the Town to these ditches to ensure their 
proper maintenance. No aspect of the Muir Woods development 
will inhibit access to Town ditches or create undue burden to the 
Town for restoration of easement property used to access Town 
ditches. On June 28, 2018, the Project Sponsor recorded a 
Permanent Access and Drainage Easement at the Erie County 
Clerk’s Office (Liber 11331 of Deeds at Page 1521) for the 
purpose of granting the Town an easement to access town ditches 
and stormwater management facilities on the Project Site including 
the existing lake. 

The project site and the surrounding vicinity are known as locations for 
high amounts of beaver and mosquito activity. Access to the Town | 
Highway Department for control of this activity in Town ditches or other 
areas of the development shall be provided. 

The Project Sponsor shall be responsible for cleaning and debrushing of 
all Town ditches located on the project site during the initial construction 
phases of the project. The Project Sponsor will also be responsible for 
long-term maintenance of stream/drainage features and 

detention/stormwater basins; for maintenance of on-site wetland 

mitigation areas during the monitoring period; and for the construction of 
all drainage improvements required for development of the project site. 

The Project Sponsor shall be required to construct any ponds and sand 
filters required stormwater quality treatment. All ponds and sand filters to 

be constructed on the project site will be privately owned and maintained, 
with public drainage easement to be granted by the Project Sponsor to 
allow Town to properly maintain the inlet and outlet pipes of any wet 
ponds. 

All stormwater runoff will be treated to standards approved by the Town 
Engineering Department prior to discharging into the existing lake on the 

project site or Town ditches. No additional detention is being proposed for 
the Muir Woods development for stormwater quantity control. 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

All buildings in the west portion of the Muir Woods site located within the 
Ellicott Creek flood plain will be at a minimum elevation of 576.0 feet, or 

one foot above the base flood elevation as determined by the Town 
Building Commisstoner. 

As development is proposed, specific drainage plans will be reviewed and 
approved by the Town Highway and Engineering Departments and the 
NYS Department of Environmental Conservation/US Anny Corps of 
Engineers during site plan review, to ensure there is no adverse impact to 

the Ellicott Creek Flood Control system. 

Upon development, the existing 32+ acre lake in the southeast portion of 
the project site will be maintained with a normal lake level of 569.55 feet. 
The existing 42-inch CMP outlet at the west end of the lake will remain as 
itis. All stormwater from the east side of the development around the lake 
will pass through a stormwater quality treatment facility consistent with 
the NYS Stormwater Management Design Manual and Phase II 

Stormwater SPDES requirements prior to entering the lake. This system 
currently designed as sand filters may evolve into wet ponds, bio-retention 
filters, and/or other acceptable practices under the Design Manual and 
SPDES requirements. 

Backyard runoff from proposed residential units will be separated from 
wetland mitigation areas and wetlands either by a ditch or rear yard drains 
to preclude pollution of those areas by lawn chemicals, per NYSDEC 
letter dated October 26, 2007. 

A detailed Stormwater Pollution Prevention Plan (SWPPP), including a 
Sediment and Erosion Control Plan, for the various phases of the project 
including any related on-site drainage areas shall be submitted as specific 
site plans are submitted for review. The Stormwater Pollution Prevention 
Plan for each phase of the project will need to be reviewed and approved 
by the Town’s Engineering Department. 

The Project Sponsor shall be required to comply with the findings and 
recommendations of the Preliminary Drainage report prepared by 
Greenman-Pedersen, Inc. in August 2007 and any updated reports during 
the course of development. 

The Project Sponsor will provide backyard drainage for the existing 
homes that are directly adjacent to the portions of the project site that will 
be developed for residential use. This requirement pertains to Sites and D. 
Additional drainage improvements for the areas along the rear yards of the 
homeowners on Nancy Lane will also be installed by the Project Sponsor. 
The drainage pipe to be installed in the rear yards of the new residential 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

units that will be integrated with the new drainage swale behind the 
residents of Nancy Lane wil! be a minimum diameter of 12 inches. 

12. Character and Quality of Life Issues (FGEIS Section 2.5) 
  

A. Setbacks 

On those portions of the project site where commercial or student housing 
development will be directly adjacent to existing residential areas (i.e. 
Bucyrus Heights), setbacks will retain existing vegetation to a depth that 
provides an adequate buffer. The following minimum setbacks will be 
required: 

e The planting of additional trees and shrubs by the Project Sponsor 
within the minimum setback area may be required to supplement the 
existing vegetation in order to provide adequate buffers. 

e A combination of earthen berms and new vegetation will be required 
in those portions of the minimum setback area where there is not 
sufficient existing vegetation to provide an adequate buffer. The 
minimum height at the top of berms shall be three feet, and the 
maximum slope shall be 1 on 3 (33%) to promote the growth and long- 
term viability of trees and shrubs planted on the berms. Berms should 
have a natural appearance by varying their width and height. 

e Site A (westem portion of the project site) — This portion of the project 
site will be utilized for mixed-use; a portion of Site A is located 

directly south of the Bucyrus Heights subdivision. 

- 25 ft. minimum building setback from residential lot line for 
single-story residential buildings. 

« 90 ft. minimum building setback from residential Jot line for 
attached and detached two-family townhome style units. 

¢ 250 ft. minimum building setback from residential lot line for four- 
story mixed use buildings. 

« 250 ft. minimum building setback from residential lot line for four- 
story multifamily building. 

- 60 ft. parking setback from residential lot line 

* Site B (center portion of site) — This portion of the project site will be 
developed around the extended John James Audubon Parkway as a 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

public roadway to be dedicated to the Town of Amherst. Site B will 
be developed as student housing or for the land uses permitted 
pursuant to the Amended Findings Statement issued by the Town 
Board on December 17, 2015. The following setback standards apply 
to the development of Site B: 

* 60 ft. building setback from residential lot line. If the height of any 
proposed buildings exceeds 50 feet, the required minimum 
building setback shall be equal to the height of the proposed 
building. 

- 90 ft. parking setback to residential lot line 

Building Height 
  

The following maximum building heights will be observed for the 
proposed development: 

e Site A (western portion of the project site) — This portion of the project 
site will be the location of mixed-use and residential buildings and a 
portion of Site A is located directly south of the Bucyrus Heights 
subdivision. 

« Maximum. building height for mixed-use and multifamily buildings 
shall be four-stories and 55 ft. as measured from the finished grade 
to the top of any parapet (excluding any rooftop mechanical 
equipment). All mechanical equipment shall be properly screened 
in accordance with the standards contained in the Zoning Code 
adopted by the Town Board in May of 2006. 

- Maximum height of any residential buildings within 90 ft. of a 
residential lot shall be 25 ft. 

* Site B (center portion of the project site) — This site will be developed 

around the extended John James Audubon Parkway as a public 
roadway to be dedicated to the Town of Amherst. Site B will be 
developed as student housing or Site B will be developed as permitted 
to the Amended Findings Statement issued by the Town Board on 
December 17, 2015. 

e There will not be a maximum height for buildings to be 
constructed on Site B. All buildings will be required to comply 
with a minimum required setback that shall be the greater of 50 
feet or the height of the proposed building at the point of its 
maximum height (including rooftop mechanicals, etc.) 

22  

2.a

Packet Pg. 158

A
tt

ac
h

m
en

t:
 Z

-2
00

2-
09

_F
_a

p
p

lic
at

io
n

 p
ac

ke
t_

04
16

26
  (

31
57

2 
: 

Z
-2

00
2-

09
_F

, 7
70

 J
o

h
n

 J
am

es
 A

u
d

u
b

o
n

 P
kw

y)



13. 

14. 

Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Soil Stability and Foundation Issues (FGEIS Section 2.6) 
  

The Geotechnical Engineering Report prepared by McMahon & Mann Consulting 
Engineers, P.C. dated June 2005 includes findings and foundation considerations 
for future construction of the various components of the project. The report is 
included in Volume 6, Appendix I of the FGEIS. 

The Town shall not grant site plan, subdivision or Public Improvement Permit 
(PIP) approval for construction of any component of the project (buildings, 
parking areas or infrastructure) unless the identified limitations as discussed in the 
McMahon & Mann report are adequately accounted for. The applicant shall be 
required to provide documentation of site-specific soil characteristics and comply 
with all relevant Town building codes regarding soil conditions. 

Additional mitigation measures to be undertaken by the Project Sponsor, subject 
to determination by the Building Department, may include: 

¢ Perform individual soil borings for each proposed structure to accurately 
determine the specific geotechnical design perimeters. 

e Take measures to control the moisture content of the soils outside the 
structure. These may include installation of an irrigation system that would 
maintain near-saturated conditions in the soil around the structure during dry 
summer months, and/or installation of an exterior vapor barrier that extends 
out away from the structure around the perimeter. 

e Monitoring of soil moisture with supplemental foundation watering during dry 
months. 

e Use of a lower allowable bearing pressure for design of the spread footings. 

Placement of a minimum of two continuous #5 horizontal longitudinal 
reinforcing bars in each of the following locations: in the footing, at the base 
of the foundation wall, and at the top of the foundation wall. 

e Use of an isolation joint between the basement floor slab and the foundation 
wall. 

e Installation of a quality vapor barrier under the basement floor slab. 
Installation of a foundation drain system designed so that the floor elevation 
of the sump is above the elevation of the bottom of the footing. 

Economic Impacts (FGEIS Section 2.7) 
  

All infrastructure required to support the development of the project site will be 
installed at the Project Sponsor’s expense. Town-wide or localized special 
assessment districts (sewer, water, highway, etc.) are established so operating cost 
can be spread over many taxpayers who use specific services. 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

According to the “Cost of Servicing/Revenues Generated Land Use Study” in 
December 2006 commissioned by the Amherst Industrial Development Agency, 
for every $1.00 attributed to residential use, $1.11 is expended in providing 
government services, while just $0.48 is expended for commercial use and $0.60 
is expended for open land. As a predominantly commercial oriented mixed-use 
project, the estimated $3,500,000 in yearly tax revenue (2007 estimated) to the 
Town at full build out projected to be generated by the project is expected to 
cover the cost of any additional services including police and fire protection, 
snow plowing, maintenance of roads, water and sewer infrastructure, ditches, etc. 

An economic real estate study for the proposed Muir Woods project was 
completed by Northeast Appraisers in March, 2002 which analyzed residential 
demand and property values. A subsequent Economic Analysis was completed by 
Real Property Services, LLC in July 2006, which is included in Appendix K, 
Volume 8 of the FGEIS. The conclusions of those reports are: 

° There will be no negative impact on the marketability or values of nearby 
existing housing. The project may potentially have a positive impact on 
surrounding residential property values due to increased demand on 
desirability to live in close proximity to the development. 

° The proposed project development will add over $70 million to the Town 
of Amherst tax base when completed, and generate over $3.4 million in 
tax revenue per year at stabilized 2008 levels. 

e Over the first 10 years of development, the project is projected to generate 
over $21.4 million in tax revenue, as compared to total tax revenue of 
approximately $260,000 that would be generated if the project site 
remains as vacant land over the same period. 

° It appears that both the Sweet Home and Williamsville School Districts 
will be impacted minimally with regards to expenditures on a per student 
basis. This takes into account that more than 50% of the residential 
development will consist of patio homes, which primarily cater to “empty 
nesters” and typically generate less students per household. 

° The competitive advantages of the project site which are expected to 
support strong market absorption include its direct interchange access 
from the Lockport Expressway (1-990) and the high visibility of the site 
from expressway traffic. 

Noise and Light Issues (FGEIS Section 2.9) 

Noise — It is anticipated that the project site will be built-out in stages over many 
years and, as such, there is a need to impose mitigation measure for noise from 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

construction activities to minimize this identified adverse environmental impact to 
the maximum extent practicable. Both temporary and long terms noise impacts 
may result from the construction activities on the project site as well as from the 
proposed use of the project site. 

Noise from construction-related activities, which will exceed local ambient levels 
for noise outside of structures, may cause some temporary annoyance to nearby 
residents. It is expected that this impact, caused by heavy equipment, construction 
vehicles and power tools, will continue throughout the duration of construction. In 
order to reduce this noise, the following measures will be undertaken by the 
Project Sponsor: 

Limit major construction activities to daytime hours 

Use of construction equipment with mufflers 

The preservation of existing vegetation to the greatest extent 
practicable will provide a noise barrier to existing residential areas. 

e If blasting is required, the developer will follow all requirements of the 
Town Blasting Ordinance 

Noise resulting from the occupation and usage of the buildings constructed on the 
project site can be expected to result in sound levels that are characteristic of 
suburban office and residential developments and should not be significant. 

With the Lockport Expressway (I-990) forming the southern boundary of the 
project site, and its design as an elevated highway for a portion of this boundary, 
traffic is considered the largest source of existing noise. Levels from typical noise 
generators that may be expected to exist in the vicinity of the project site include: 

Distant traffic (45 mph) 45 — 50 decibels 
Passenger car pass-bys 70 decibels 
Accelerating trucks 85 decibels 
Distant aircraft noise 60 — 85 decibels 

The Transportation Project Report for the Lockport Expressway evaluated the 
potential noise impacts of the entire I-990 project, including the interchange that 
will be improved in connection with the proposed project. A copy of the Noise & 
Aur Pollution Study is found in Volume 6 of the Appendix of the DGEIS at 
Exhibit 30. In addition, there is not any development directly adjacent to the 
existing interchange that will be impacted by the proposed interchange 
improvements. To the south of the northbound off-ramp there are some 
residential units situated along Dodge Road. However, the planned improvements 
at the existing off-ramps will not result in a movement of traffic 50% or more 
closer to source receptors. 
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16. 

17. 

Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Light — To mitigate the light spillage from exterior lighting on adjacent residential 
properties, especially the Bucyrus Heights neighborhood, the following measures 
will be implemented: 

e Appropriately located lighting, downward-directed lighting fixtures or hooded 
lighting will be used to prevent off-site light spillage on adjacent residential 
areas. The light fixtures and their placement will follow all Town of Amherst 
code requirements for usage and design. The Town Zoning Code requires a 
lighting plan to be submitted during the site plan review process, and the 
standards contained in the relevant section of the Zoning Code regulate 
lighting spillover from commercial locations onto adjacent residential land 
uses. 

e¢ Screening of proposed commercial buildings and parking lots will be provided 
through the creation of berms or landscaping elements on the periphery of 
developed areas (see Section 10A above). 

Open Space and Recreation (FGEIS Section 2.10) 
  

The proposed internal trail system shall be installed (Sites C & D) of the “The 
Preserve at Muir Woods” development, provided it does not impact regulated 
wetlands or is permitted by permits issued by the NYSDEC and/or USACE. 
Public access to a portion of the existing lake will be provided. The majority of 
State Wetlands TE-22, TE-33, and TE-34 will remain as Major Open Space 

(MOS). As a result of the modifications to the project, approximately 224+ acres 
of the project site will be preserved as open space. 

The proposed recreational trail connecting sites A, B, C, and D of the Muir 

Woods Development shall connect to the Town’s existing trail system as shown 
in Figure 4 (Park, Open Space and Trail map) and Figure 2.1 (University Focal 
Planning Area Concept Plan) of the adopted Amherst Bicentennial 
Comprehensive Plan and shall be constructed by the Project Sponsor as part of the 
Muir Woods project. Each development site of the Muir Woods Development 
shall complete its portion of the trail system prior to the issuance of any certificate 
of occupancy by the Town of Amherst Building Department. 

The Project Sponsor will work with the Town toward achieving the trail 
connections. An opportunity for a future multi-use trail connection northerly to 
Nature View Park shall be maintained in accordance with the Town 
Comprehensive Plan. 

Other Issues (FGEIS Section 2.12) 

A. Reclassification of Land 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

The entire project site is zoned New Community District (NCD), and no 
changes aré proposed to remove the property from the NCD zoning 
district classification. 

The original request by Ciminelli Development Company, Inc. in 2002 
was to reclassify 326+ acres of land from NCD-ND and NCD-MOS to 
NCD-GC, NCD-RI and NCD-MOS. This request was reviewed and 

commented on over a five year period. As a result of discussions with the 
NYS Department of Environmental Conservation during that time, the 
petitioner amended the original Muir Woods Concept Plan by reducing the 

overall development from 144 acres to 110 acres in order to minimize 
wetland impacts. In addition, the various components of the development 

were altered so that the proposed size of the commercial office/R&D 
space was reduced from 1.8 million sq. ft. to 700,000 sq. ft. The proposed 
“village center” originally envisioned was also eliminated. The result is a | 

different land pattern from that initially proposed and one that is not 
consistent with the originally-requested reclassification districts. 

The following additional steps shall be undertaken as part of the Findings 
for this project: 

e The parcels to be reclassified to NCD-GC shall be deed restricted to 
prohibit the following uses: 

e Automobile sales and service facilities (except vehicles used 
primarily on the subject property) 

* veterinary clinics or kennels 

gasoline service station will be prohibited around the existing 
lake 

On June 21, 2018, a Declaration of Restrictions was recorded at 

the Erie County Clerk’s Office (Liber 11330 of Deeds at Page 
8243) for the purpose of prohibiting the above described uses on 
the portion of the Project Site reclassified to NCD-GC. 

e Atthe Town Board’s direction, the Town shall initiate a 

reclassification of the remainder of wetland areas contained in the 
original project proposal as Major Open Space (MOS). 

Land Use 

The proposed development will follow the program summarized below as 
depicted in the original Findings Statement concept plan for the project 
dated September 2007, as depicted in the Concept Plan for Site B dated 
August 14, 2015, as the Concept Plan for Site B dated April 2, 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

201 9showing a student housing project, or as the Concept Plan for Site A 
dated June 23, 2021 showing a mixed-use project: 

  

  

  

  

  

            

Development gemma 
. Land Use Developed Development Program 

Site 
Area 

Site A Mixed-Use 17.42 acres | Maximum of two mixed-use buildings with 
a maximum height of 60 ft. and maximum 
combined footprint of 50,000 sq. ft., one 
four-story multifamily building with a 
maximum height of 55 ft. (48 units), 49 

two-family attached and detached 
townhomes (98 units) and 12 standalone 
apartments with attached garages and 

maximum height of 25 ft. The overall 
maximum allowed residential density on 
Site A is 258 units. 

Site B Class A Corporate 46 acres | Maximum of 464,850 sq. ft. of office/retail 
(Option 1) office buildings space 
Site B ‘Residential/ 46 acres | Maximum of 192 residential units on the 
(Option 2) Commercial eastern portion of Site B (approximately 26 

acres) and a maximum of 205,000 sq. ft. of 
office and commercial space on the western 

portion of Site B (approximately 20 acres) 

Site B Residential - 46 acres | Maximum of 515 student housing units 
(Option 3) Student housing 

Sites C and Residential 37 acres | 133 lot residential subdivision consisting of 

D detached single-family homes on individual 
lots pursuant to the Map Cover filed at the 
Ene County Clerk’s Office on July 24, 

2018. 

General components of the proposed development that will minimize 
adverse environmental impacts include: 

e The maintenance of the remaining approximately 224+ acres of the 
development site as permanent open space. 

e Implementing a cluster pattern to maximize open space preservation. 

C. Utility Infrastructure - In accordance with the October 17, 2007 letter 
  

received from the Erie County Department of Environment & Planning, 
all proposed sanitary sewer lines to be constructed to service both the 
residential and commercial portions of the project will be subject to 
review and approval by the Erie County Health Department. All systems 
installed or improved for the project will be undertaken by the Project 
Sponsor at its cost and will be required to meet all Town, County and 
State requirements. 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (2-9-02) 

Archaeological/Cultural Resources — One prehistoric archaeological site 
was discovered on the project site, with a Stage 2 archaeological study 
determining that the identified prehistoric archaeological site did not meet 
the eligibility criteria for listing on the State or National Register of 
Historic Places. This finding was confirmed by the NYS Office of Parks, 
Recreation and Historic Preservation in its letter of October 10, 2001. No 

mitigation measures are needed for the subject development. 

  

Air Quality — Potential impacts to air quality resulting from fugitive dust 
generated during construction activities will be minimized by the 
following measures: 

e seeding and/or mulching exposed soils as soon as practicable and in 
accordance with the requirements and applicable regulations 
promulgated by the NYSDEC 

e grading roadways and covering them with gravel during construction, 
periodically regarding, compacting and replacing gravel as necessary 
as determined by the Town 

e wetting down temporary roads to be constructed on the project site 
during construction of the build-out of the project as needed 
throughout the duration of construction activities and as determined by 
the Town. 

Condominium Designation - As originally proposed, the residential 
portion of the project was not to include the development of any units that 
will be filed as condominiums. The Project Sponsor previously offered to 
place a deed restriction to this affect as a condition of sale to any future 
builder, developer or owner of any lot on the subject site. On June 21, 
2018, a Declaration of Restrictions was recorded at the Ere County 
Clerk’s Office (Liber 11330 of Deeds at Page 8243) for the purpose of 
prohibiting the residential uses on the Project Site from utilizing the 
condominium form of ownership. The Project Sponsor is requesting that 
the Declaration of Restrictions be modified to allow the condominium 
form of ownership for the attached residential units to be developed on 
Site A. 

  

Evaluation of Future Actions 
  

In accordance with SEQR regulations, upon application to the Town for development of 
the project site that requires the submittal of an Environmental Assessment Form, the 
Town will be required to determine if the potential adverse environmental impacts 
associated with the development have been adequately identified and evaluated in the 
DGEIS, FGEIS, and this Amended Findings Statement, and whether the proposed 
development exceeds any of the thresholds and/or requirements contained in this 
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Certification of Amended Findings 
Amendment #51 to the Audubon Development Plan (Z-9-02) 

Findings Statement. This determination must be made by the Town prior to the issuance 
of any discretionary land use approvals by the Town for the proposed development. 

The following scenarios are put forth in Section 617.10(c) & (d) of the SEQR 
regulations: 

A. If the Town determines that the proposed action is in conformance with the 
conditions and thresholds in the FGEIS or the Amended Findings Statement, then 
no further environmental review pursuant to SEQR will be required; 

B. If the Town determines that the proposed action is adequately addressed in the 
FGEIS, but is not addressed or not adequately addressed in the Amended Findings 
Statement, then an amendment to this Amended Findings Statement must be 
prepared; 

C. If the Town determines that the proposed action was not addressed, or was not 
adequately addressed, in the FGEIS, but it will not result in any significant 
environmental impacts, then a negative declaration must be prepared; or 

D. If the Town determines that the proposed action was not addressed, or was not 
adequately addressed, in the FGEIS, and the action may have one or more 
significant adverse environmental impacts, than a supplement to the FGEIS must 
be prepared. 
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EXHIBIT E 
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EXHIBIT F 
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Full Environmental Assessment Form 

Part I - Project and Setting 

Instructions for Completing Part 1 

Part | is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding, 
are subject to public review, and may be subject to further verification. 

Complete Part 1 based on information currently available. 1f additional research or investigation would be needed to fully respond to 
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist, 
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to 
update or fully develop that information. 

Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that 
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the 
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any 

additional information. Section G requires the name and signature of the applicant or project sponsor to verify that the information 
contained in Part lis accurate and complete. 

A. Project and Applicant/Sponsor Information. 

  

Name of Action or Project: 

Townhomes at Muir Woods 
  

Project Location (describe, and attach a general location map): 

770 John James Audubon Parkway, Amherst, New York 

  

Brief Description of Proposed Action (include purpose or need): 

This Project is a development of a 17.14-acre site located 770 John James Audubon Pkwy in the Town of Amherst. Construction will consist of 160 
townhouse units, 4 private roads, the relocation of the existing Town of Amherst bike trail, and will also include associated utility, lighting, and landscaping 
improvements. Currently the site is undeveloped. The proposed site development area to be disturbed for this project is approximately 14.5 acres when 
construction is completed. 

  

Name of Applicant/Sponsor: Telephone: 
  770 JJAP LLC 
E-Mail: 

  

Address: 59 Fountain Plaza, Suite 500 

  

City/PO: Buffalo State: New York Zip Code: 14202 

    

Project Contact (if not same as sponsor; give name and title/role): Telephone: 716.631.8000 xt 3073 
  Erik Wagner, Director of Development & Construction, Ciminelli Real Estate Corporation : —— 
E-Mail: ewagner@ciminelli.com 

  

  

    

  

  

  

Address: 
50 Fountain Plaza, Suite 500 

City/PO: State: Zip Code: 
Buffalo New York 14202 

Property Owner (if not same as sponsor): Telephone: 

770 JJAP LLC E-Mail: 

Address: 

50 Fountain Plaza, Suite 500 

ity/PO: State: i : City/PO: alo Ny Zip Codes, soo           
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B. Government Approvals 
  

B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial 
assistance. ) 
  

  

  

  

  

  

  

  

  

Government Entity If Yes: Identify Agency and Approval(s) Application Date 

Required (Actual or projected) 

a, City Counsel, Town Board, M]Yes[JNo | Amherst Town Board Rezoning Approval February 17, 2026 
or Village Board of Trustees 

b. City, Town or Village WlYesLINo Amherst Planning Board - Site Plan/Subdivision |Spring 2026 

Planning Board or Commission 

c. City, Town or CYeshZJNo 
Village Zoning Board of Appeals 

d. Other local agencies FYesLINo 

e. County agencies YesLINo Erie County Department of Health - Sewer Spring 2026 
ad Connection 

f. Regional agencies OlYesLNo 

g. State agencies WlYesNo NYSDEC Wetland Permitting 

h. Federal agencies WYes-]No ACOE Wetland Permitting     
  

i. Coastal Resources. 

  

  

  

  

  

  

  

  

  

  

  

i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway? CYesbZINo 

ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program? 1 YeskZINo 
ii. Is the project site within a Coastal Erosion Hazard Area? C1 YesLNo 

C. Planning and Zoning 

C.1, Planning and zoning actions. 

Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the [ZJYes[-JNo 

only approval(s) which must be granted to enable the proposed action to proceed? 

« If Yes, complete sections C, F and G. 

e If No, proceed to question C.2 and complete all remaining sections and questions in Part 1 

C.2. Adopted land use plans. 

a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site MZ1YesLINo 
where the proposed action would be located? 

If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action 1YesLINo 
would be located? 

b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway; h21YesL_JNo 
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan; 
or other?) 

If Yes, identify the plan(s): 
NYS Heritage Areas:West Erie Canal Corridor 

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, [JYeshZJNo 
or an adopted municipal farmland protection plan? 

If Yes, identify the plan(s): 
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C.3. Zoning 

  

  

  

  

  

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance. M1 YesLJNo 
If Yes, what is the zoning classification(s) including any applicable overlay district? 
NCD-GC 

b. Is the use permitted or allowed by a special or conditional use permit? 71 Yes] No 

c. Is a zoning change requested as part of the proposed action? 7] Yes]No 
If Yes, 

i. What is the proposed new zoning for the site? NCO-ND 
  

  

C.4. Existing community services. 

  

a. In what school district is the project site located? Williamsville Central Schools 
  

  

b. What police or other public protection forces serve the project site? 
Tawn of Amherst Police Department 
  

  

c. Which fire protection and emergency medical services serve the project site? 
Getzville Fire Protection District 
  

  

d. What parks serve the project site? 
Town of Amherst Bike Path 
  

  

  

D. Project Details 

  

D.1. Proposed and Potential Development 

  

a, What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational: if mixed, include all 
components)? Residential 

  

  

  

  
  

  

  

  

  

  

b. a. Total acreage of the site of the proposed action? 17.9 acres 
b. Total acreage to be physically disturbed? 14.5 acres 
c. Total acreage (project site and any contiguous properties) owned 

or controlled by the applicant or project sponsor? 163.3 acres 

c. Is the proposed action an expansion of an existing project or use? CI Yesh7] No 
i. If Yes, what ts the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units, 

square feet)? % Units: 

d. Is the proposed action a subdivision, or does it include a subdivision? WYes LINo 
If Yes, 

i Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types) 
Residential 

ii. Is a cluster/conservation layout proposed? DYes CLINo 

iii Number of lots proposed? 160 

iv. Minimum and maximum proposed lot sizes? Minimum _ 1,334.64 sf. Maximum 1,468.64 sf 

e. Will the proposed action be constructed in multiple phases? C1 Yesbh/jNo 
i. If No, anticipated period of construction: 48 months 

ii, If Yes: 

¢ Total number of phases anticipated 

e Anticipated commencement date of phase | (including demolition) month year 

¢ Anticipated completion date of final phase month year 

e Generally describe connections or relationships among phases, including any contingencies where progress of one phase may 
determine timing or duration of future phases: 
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f. Does the project include new residential uses? WlYesC]No 
If Yes, show numbers of units proposed. 

    

    

  

  

  

  

  

One Family Two Family Three Family Multiple Familv (four or more) 

Initial Phase 160 
At completion 

of all phases 

g. Does the proposed action include new non-residential construction (including expansions)? CYes¥]No 
If Yes, 

i. Total number of structures 

ii, Dimensions (in feet) of largest proposed structure: height; width; and length 
ii, Approximate extent of building space to be heated or cooled: square feet 

h. Does the proposed action include construction or other activities that will result in the impoundment of any L1Yes¥JNo 
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage? 

If Yes, 

i. Purpose of the impoundment: 

ii, Ifa water impoundment, the principal source of the water: [_] Ground water [] Surface water streams [_]Other specify: 

  

iii. If other than water, identify the type of impounded/contained liquids and their source. 

  

fv, Approximate size of the proposed impoundment. Volume: million gallons; surface area: acres 
v. Dimensions of the proposed dam or impounding structure: height; length 

vi, Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete): 

  

  

D.2. Project Operations 
  

a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? [_]Yesl¥]No 
(Not including general site preparation, grading or installation of utilities or foundations where all excavated 
materials will remain onsite) 

If Yes: 

i, What is the purpose of the excavation or dredging? 

it, How much material (inciuding rock, earth, sediments, etc.) is proposed to be removed from the site? 

¢ Volume (specify tons or cubic yards): 

* Over what duration of time? 

ui Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them. 

  

  

  

  

  

iv. Will there be onsite dewatering or processing of excavated materials? [_]Yes[_]No 
If yes, describe. 
  

  

  

  

v. What is the total area to be dredged or excavated? acres 
vi. What is the maximum area to be worked at any one time? acres 

vii, What would be the maximum depth of excavation or dredging? feet 
  

viii. Will the excavation require blasting? [Tyes[_]No 
ix. Summarize site reclamation goals and plan: 
  

  

  

    b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment [_]Yesl¥]JNo 

into any existing wetland, waterbody, shoreline, beach or adjacent area? 

If Yes: 

i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic 
description): 
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it Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or 

alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres: 

  

  

  

  

  

ii, Will the proposed action cause or result in disturbance to bottom sediments? ClYes(JNo 
If Yes, describe: 

iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation? CJ YesLJNo 
If Yes: 

* acres of aquatic vegetation proposed to be removed: 
  

e expected acreage of aquatic vegetation remaining after project completion: 

* purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): 
  

  

  

¢ proposed method of plant removal: 

¢ if chemical/herbicide treatment will be used, specify product(s): 
v. Describe any proposed reclamation/mitigation following disturbance: 

  

  

  

  

  

  

  

c. Will the proposed action use, or create a new demand for water? W1Yes [_JNo 
If Yes: 

i. Total anticipated water usage/demand per day: 38,720 gallons/day 

ii, Will the proposed action obtain water from an existing public water supply? WYes LINo 
If Yes: 

e Name of district or service area: Town of Amherst 

e Does the existing public water supply have capacity to serve the proposal? i] YesL] No 

e Is the project site in the existing district? 1 Yes[_] No 

e Is expansion of the district needed? C1 Yesb7] No 
¢ Do existing lines serve the project site? i] YesL] No 

iii, Will line extension within an existing district be necessary to supply the project? Yes CINo 
If Yes: 

e Describe extensions or capacity expansions proposed to serve this project: 

Approx. 49 LF of public main to the hotbox. Approx, 2,898 LF of new 8” private water main will be installed along the private roads after hotbox 
  

  

* Source(s) of supply for the district: public 

iv. Is a new water supply district or service area proposed to be formed to serve the project site? LI Yesi¥7INo 
If, Yes: 

«  Applicant/sponsor for new district: 

e Date application submitted or anticipated: 

¢ Proposed source(s) of supply for new district: 

v. Ifa public water supply will not be used, describe plans to provide water supply for the project: 

  

  

  

  

  

  

  

  
vi. Lf water supply will be from wells (public or private), what is the maximum pumping capacity: gallons/minute. 

d. Will the proposed action generate liquid wastes? 1 YesLINo 
If Yes: 

i Total anticipated liquid waste generation per day: 35,200 gallons/day   
ii, Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and 

approximate volumes or proportions of each): 
sanitary waste 
  

  

  

iii, Will the proposed action use any existing public wastewater treatment facilities? V1Yes[_JNo 
If Yes: 

¢ Name of wastewater treatment plant to be used: Town of Amherst Wastewater Treatment Facility 
« Name of district: Town of Amherst 
  

  

e Does the existing wastewater treatment plant have capacity to serve the project? M1] Yes(_JNo 

e Is the project site in the existing district? V1Yes[_JNo 

¢ — Is expansion of the district needed? ClYesVINo 
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e Do existing sewer lines serve the project site? MYesLJNo 

¢ Willa line extension within an existing district be necessary to serve the project? WlYesLJNo 

If Yes: 

e Describe extensions or capacity expansions proposed to serve this project: 
Approx. 215 LF of public forcemain connecting to a new public wastewater pump station. approx. 3,260 of 8" private sanitary sewer extension 
along proposed private roads connecting to the new public wastewater pump Station. 

  

  

  

iv. Will a new wastewater (sewage) treatment district be formed to serve the project site? [JYesJNo 
if Yes: 

e — Applicant/sponsor for new district: 

¢ Date application submitted or anticipated: 

e What is the receiving water for the wastewater discharge? 

v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed 
receiving water (name and classification if surface discharge or describe subsurface disposal plans): 

  

  

  

  

  

vi, Describe any plans or designs to capture, recycle or reuse liquid waste: 
  

  

  

  

e, Will the proposed action disturb more than one acre and create stormwater runoff, either from new point WlYes(JNo 
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point 
source (i.e. sheet flow) during construction or post construction? 

If Yes: 

i. How much impervious surface will the project create in relation to total size of project parcel? 
Square feet or ___7.3 acres (impervious surface) 
Square feet or 47.44 acres (parcel size) 

ii. Describe types of new point sources. New roadway, future townhouse family residences 
  

  

iti, Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties, 
groundwater, on-site surface water or off-site surface waters)? 

on site stormwater management facility/strutcures 
  

  

¢ Ifto surface waters, identify receiving water bodies or wetlands: 
  

  

  

e Will stormwater runoff flow to adjacent properties? C1YeshZ/] No 
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? []YesWINo 
  

f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel LIYesVINo 

combustion, waste incineration, or other processes or operations? 
If Yes, identify: 

i, Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles) 

  

ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers) 

  

iif. Stationary sources during operations (e.g., process emissions, large boilers, electric generation) 

  

    g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit, TYesVINo 

or Federal Clean Air Act Title IV or Title V Permit? 
If Yes: 

i Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet ClYes No 
ambient air quality standards for all or some parts of the year) 

ii. In addition to emissions as calculated in the application, the project will generate: 

. Tons/year (short tons) of Carbon Dioxide (CO2) 

Tons/year (short tons) of Nitrous Oxide (N30) 

e Tons/year (short tons) of Perfluorocarbons (PFCs) 

e Tons/year (short tons) of Sulfur Hexafluoride (SF¢) 

e Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs) 

° Tons/year (short tons) of Hazardous Air Pollutants (HAPs) 
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h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants, L]Yesl/] No 

landfills, composting facilities)? 
[f Yes: 

i Estimate methane generation in tons/year (metric): 
  

ii, Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or 
electricity, flaring): 
  

  

  

i, Will the proposed action result in the release of air pollutants from open-air operations or processes, such as LlYes] No 
quarry or landfill operations? 

If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust): 

  

  

  

J. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial [JYes[¥] No 
new demand for transportation facilities or services? 

If Yes: 

i. When is the peak traffic expected (Check all that apply): ©] Morning Evening LiWeekend 
EJ Randomly between hours of to 

  

it, For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks): 

  

iii, Parking spaces: Existing Proposed Net increase/decrease     
iv. Does the proposed action include any shared use parking? LlyYesINo 
¥. Ifthe proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe: 

  

vi. Are public/private transportation service(s) or facilities available within % mile of the proposed site? [TYes[_]No 
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric | []Yes[_]No 

or other alternative fueled vehicles? 
vidi, Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing L1Yes[_]No 

pedestrian or bicycle routes? 

  

k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand LTYesl/]No 
for energy? 

If Yes: 

i. Estimate annual electricity demand during operation of the proposed action: 
  

  

ii, Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or 
other): 

  

iit, Will the proposed action require a new, or an upgrade, to an existing substation? [TYes[_]No 

    1, Hours of operation. Answer all items which apply. 

    

  
  

    

i. During Construction: i, During Operations: 

¢ Monday - Friday: 7am - 7pm e Monday - Friday: N/A, subdivision 
e Saturday: as needed ° Saturday: N/A, subdivision 

e =Sunday: nla * Sunday: N/A, subdivision 

e Holidays: na e Holidays: N/A, subdivision     
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m, Will the proposed action produce noise that will exceed existing ambient noise levels during construction, ¥1 Yes LINo 
operation, or both? 

If yes: 

i. Provide details including sources, time of day and duration: 
Typical Construction noise during approved hours of construction in the Town. 
  

  

ii, Will the proposed action remove existing natural barriers that could act as a noise barrier or screen? LlYesWINo 
Describe: Existing trees/brush will be removed for construction of public infrastructure. 
  

  

  

n. Will the proposed action have outdoor lighting? VW] Yes(JNo 
If yes: 
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures: 

Street lighting along proposed private streets, 12' mounting height, standard light fixture, 150' +/- to nearest structure 
  

  

ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen? Li YesLINo 
Describe: existing trees/brush will be removed for construction of public infrastructure, this removal will be minimized as much as possible 
  

  

  

0. Does the proposed action have the potential to produce odors for more than one hour per day? C1 YesWINo 
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest 
occupied structures: 
  

  

  

  

p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons) O1Yes YINo 
or chemical products 185 gallons in above ground storage or any amount in underground storage? 

If Yes: 
i. Product(s) to be stored 
  

ii, Volume(s) per unit time (e.g., month, year) 
iii, Generally, describe the proposed storage facilities: 
  

  

  

q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.¢., herbicides, | [1] Yes [JNo 
insecticides) during construction or operation? 

If Yes: 
i. Describe proposed treatment(s): 

  

  

  

  

i, Will the proposed action use Integrated Pest Management Practices? CJ Yes LINo 
  

  
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal [] Yes LJNo 

of solid waste (excluding hazardous materials)? 

    

If Yes: 

i. Describe any solid waste(s) to be generated during construction or operation of the facility: 

¢ Construction: tons per (unit of time) 

¢ Operation : tons per (unit of time)     
if, Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste: 

¢ Construction: 
  

  

¢ Operation: 
  

  

ili. Proposed disposal methods/facilities for solid waste generated on-site: 

e¢ =©Construction: 
  

  

* Operation: 
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s. Does the proposed action include construction or modification of a solid waste management facility? O Yes YJ No 
If Yes: 

i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or 
other disposal activities): 
  

ii, Anticipated rate of disposal/processing: 

e Tons/month, if transfer or other non-combustion/thermal treatment, or 

e Tons/hour, if combustion or thermal treatment 

ii. Vf landfill, anticipated site life: years 
  

  

  

t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous Yes Y]No 
waste? 

If Yes: 

i Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: 
  

  

  

ii, Generally describe processes or activities involving hazardous wastes or constituents: 
  

  

  

iii. Specify amount to be handled or generated tons/month 

iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: 
  

  

  

v, Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? L}YesL]No 
If Yes: provide name and location of facility: 
  

  

If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility: 

  

  

  

E. Site and Setting of Proposed Action 
  

E.1. Land uses on and surrounding the project site 
  

a. Existing land uses. 

i. Check all uses that occur on, adjoining and near the project site. 

CL] Urban (1 Industrial [J Commercial WZ Residential (suburban) [Z] Rural (non-farm) 
LO Forest [J Agriculture [] Aquatic L] Other (specify): 

ii. If mix of uses, generally describe: 
  

  
  

  

  

b. Land uses and covertypes on the project site. 
  

  

  

  

  

  

  

  

    
Land use or Current Acreage After Change 
Covertype Acreage Project Completion (Acres +/-) 

* Roads, buildings, and other paved or impervious 
0.2 7.3 +7. surfaces 

e Forested 0.1 0 -0.1 

° Meadows, grasslands or brushlands (non- 16.84 9.84 70 

agricultural, including abandoned agricultural) 

e Agricultural 0.0 0.0 0.0 

(includes active orchards, field, greenhouse etc.) 

e Surface water features 0.0 0.0 0.0 

(lakes, ponds, streams, rivers, etc.) 

e Wetlands (freshwater or tidal) 0.0 0.0 0.0 

e Non-vegetated (bare rock, earth or fill) 0.0 0.0 0.0 

e Other 

Describe: 
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  c. Is the project site presently used by members of the community for public recreation? Ll Yesl¥]No 
i Hf Yes: explain: 
  
  d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed C1Yesi]No 

day care centers, or group homes) within 1500 feet of the project site? 
If Yes, 

i. Identify Facilities: 

  

  
  

  

  

  

e. Does the project site contain an existing dam? LJ Yes7INo 
If Yes: 

i Dimensions of the dam and impoundment: 

e Dam height: feet 

e Dam length: feet 

e Surface area: acres 

e Volume impounded: gallons OR acre-feet 
  

ii, Dam’s existing hazard classification: 
  iii. Provide date and summarize results of last inspection: 

  

  
  f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility, L1Yesl7]No 

or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility? 
If Yes: 

i. Has the facility been formally closed? O1YesL] No 
e = If yes, cite sources/documentation: 
  

ii. Describe the location of the project site relative to the boundaries of the solid waste management facility: 

  

  iii Describe any development constraints due to the prior solid waste activities: 
  

  
  g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin CYesWINo 

property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste? 
If Yes: 

i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred: 

  

  
  

  

h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any DYesh¥] No 
remedial actions been conducted at or adjacent to the proposed site? 

If Yes: 

i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site LI Yesl¥]No 
Remediation database? Check all that apply: 

CO Yes — Spills Incidents database Provide DEC ID number(s): 
L] Yes - Environmental Site Remediation database Provide DEC ID number(s): 

  

CJ Neither database 

  

ii. If site has been subject of RCRA corrective activities, describe control measures: 

  

  iii, Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database? LJ] Yes/No 

  

If yes, provide DEC ID number(s): 

iv. If yes to (i), (ii) or (iii) above, describe current status of site(s): 
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v. Is the project site subject to an institutional control limiting property uses? LC] Yesh7INo 

  

  

  

  

  

  

  

  

  

  

  

  
  

  

  

  

  

  

  

  

  

  

  

    

  
  

    

  

  

  

  

  

  

  

e §=6If yes, DEC site ID number: 

e Describe the type of institutional control (e.g., deed restriction or easement): 

e Describe any use limitations: 

e¢ Describe any engineering controls: 

e Will the project affect the institutional or engineering controls in place? CL) Yes[_JNo 

e = Explain: 

E.2. Natural Resources On or Near Project Site 

a. What is the average depth to bedrock on the project site? >40 feet 

b. Are there bedrock outcroppings on the project site? L) Yes/No 
If Yes, what proportion of the site is comprised of bedrock outcroppings? % 

c. Predominant soil type(s) present on project site: Cheektowaga fine sandy 2 

Cosad loamy fine sand tS] 

d. What is the average depth to the water table on the project site? Average: feet 

e. Drainage status of project site soils:_] Well Drained: % of site 

(CJ Moderately Well Drained: % of site 
i] Poorly Drained % of site 

f. Approximate proportion of proposed action site with slopes: [¥] 0-10%: 100 % of site 

[] 10-15%: % of site 
C1 15% or greater: % of site 

g. Are there any unique geologic features on the project site? LYes¥INo 
If Yes, describe: 

h. Surface water features. 

i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers, W]Yes[_]No 

ponds or lakes)? 

ii, Do any wetlands or other waterbodies adjoin the project site? VYesL]No 
If Yes to either / or #i, continue. If No, skip to E.2.i. 

iii, Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal, VW1YesLINo 
state or local agency? 

iv. For each identified regulated wetland and waterbody on the project site, provide the following information: 

e Streams: Name 837-27 Classification © 
* Lakes or Ponds: Name Classification 
© Wetlands: Name Federal Waters, Federal Waters, Federal Waters... Approximate Size 

* Wetland No. (if regulated by DEC) 

v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired V1Yes [No 
waterbodies? 

If yes, name of impaired water body/bodies and basis for listing as impaired: 
Narne - Pollutants - Uses:Ellicott Creek, Lower, and tribs - Total Phosphorus 

i. Is the project site in a designated Floodway? L1Yes[/JNo 

j. Is the project site in the 100-year Floodplain? VYes[_JNo 

k. Is the project site in the 500-year Floodplain? V]Yes[[JNo 

]. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer? LIYesINo 
If Yes: 

i. Name of aquifer: 
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m. Identify the predominant wildlife species that occupy or use the project site: 
Suburban species. 

  

    

    

  n. Does the project site contain a designated significant natural community? L)YesWINo 
If Yes: 

i. Describe the habitat/community (composition, function, and basis for designation): 
  

  

ii. Source(s) of description or evaluation: 
  

iii, Extent of community/habitat: 

  

  

  

  

e =6Currently: acres 

* Following completion of project as proposed: acres 

e Gain or loss (indicate + or -): acres 

0. Does project site contain any species of plant or animal that is listed by the federal government or NYS as CI Yes¥]No 
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species? 

If Yes: 

i. Species and listing (endangered or threatened): 
  

  

  

  

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of L]YeshZ}No 
special concern? 

If Yes: 

i. Species and listing: 
  

  

  

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing? VYes[_JNo 
If yes, give a brief description of how the proposed action may affect that use: 

  

Occasional fishing in the adjacent pond. This development will help increase access. 
  

  

E.3. Designated Public Resources On or Near Project Site 
  

a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to LlYesVINo 
Agriculture and Markets Law, Article 25-AA, Section 303 and 304? 

If Yes, provide county plus district name/number: 
  

  

b. Are agricultural lands consisting of highly productive soils present? L]YesINo 
i. If Yes: acreage(s) on project site? 
  

ii. Source(s) of soil rating(s): 
  

  

c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National L]Yes[ZINo 
Natural Landmark? 

If Yes: 

i. Nature of the natural landmark: ] Biological Community L] Geological Feature 

ii. Provide brief description of landmark, including values behind designation and approximate size/extent: 
  

  

  

  

d. [s the project site located in or does it adjoin a state listed Critical Environmental Area? C1 Yes7JNo 
If Yes: 

i CEA name: 
  

ii, Basis for designation: 
  

iii, Designating agency and date: 
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district ZC Yes] No 
which is listed on the National or State Register of Historic Places, or that has been determined by the Commissioner of the NYS 
Office of Parks, Recreation and Historic Preservation to be eligible for listing on the State Register of Historic Places? 

If Yes: 

i. Nature of historic/archaeological resource: [J Archaeological Site LJHistoric Building or District 
ii. Name: 
  

iii. Brief description of attributes on which listing is based: 

  

  

  

f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for VlYesLINo 
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory? 

g. Have additional archaeological or historic site(s) or resources been identified on the project site? LYes[ZJNo 
If Yes: 

i. Describe possible resource(s): 
  

ii. Basis for identification: 
  

  

h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local L]Yes[7JNo 
scenic or aesthetic resource? 

If Yes: 
i. Identify resource: 
  

ii, Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway. 
etc.): 
  

iii. Distance between project and resource: miles. 
  

    i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers (1 Yesl¥]No 
Program 6 NYCRR 666? 

If Yes: 

i. Identify the name of the river and its designation: 
  

ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666? LYes[JNo 

  

F. Additional Information 

Attach any additional information which may be needed to clarify your project. 

If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any 
measures which you propose to avoid or minimize them. 

G. Verification 

I certify that the information provided is true to the best of my knowledge. 

Applicant/Sponsor Name 779 JJAP LLC Date February 17, 2026 
  

~ yf /p 
Signature hfs : Title Marc A. Romanowski, Esq., Attorney for Applicant 
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EAF Mapper Summary Report Monday, February 16, 2026 1:31 PM 

  

    
  
  

SprINCRE RIE NPP NRCan, Est Japan, MET! Esri 

a Esri-thailand) NGCC, {c' Oper Streethtap cantributors, and 

the GIS User Community 

  

Disclaimer: The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 

answered by the EAF Mapper. Additional information on any EAF 

question can be obtained by consulting the EAF Workbooks. Although 

the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources to 

confirm data provided by the Mapper or to obtain data not provided by 
the Mapper. 
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| Bette hurnah f - : 

   

  

   

RRSOWSES Nps   “4 

l 
[ 

  

B.i.i [Coastal or Waterfront Area] 

B.i.ii [Local Waterfront Revitalization Area] No 

C.2.b. [Special Planning District] 

Refer to EAF Workbook. 

C.2.b. [Special Planning District - Name] 

E.1.h [DEC Spills or Remediation Site - 
Potential Contamination History] 

E.1.h.i [DEC Spills or Remediation Site - 
Listed] 

E.1.h.i [DEC Spills or Remediation Site - 

Workbook. 

Workbook. 

Environmental Site Remediation Database] | Workbook. 

E.1.h.iii [Within 2,000' of DEC Remediation No 
Site] 

E.2.g [Unique Geologic Features] No 

E.2.h.i [Surface Water Features] 

Yes - Digital mapping data are not available for all Special Planning Districts. 

NYS Heritage Areas:West Erie Canal Corridor 

Digital mapping data are not available or are incomplete. Refer to EAF 

Digital mapping data are not available or are incomplete. Refer to EAF 

Digital mapping data are not available or are incomplete. Refer to EAF 

Yes - Digital mapping information on local, New York State, and federal 
wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.ii [Surface Water Features] Yes - Digital mapping information on local, New York State, and federal 
wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.iii [Surface Water Features] Yes - Digital mapping information on local, New York State, and federal 

wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.iv [Surface Water Features - Stream 837-27 
Name] 

E.2.h.iv [Surface Water Features - Stream Cc 
Classification] 

E.2.h.iv [Surface Water Features - Wetlands 
Name] 

Federal Waters 

Full Environmental Assessment Form - EAF Mapper Summary Report 1

2.a

Packet Pg. 183

A
tt

ac
h

m
en

t:
 Z

-2
00

2-
09

_F
_a

p
p

lic
at

io
n

 p
ac

ke
t_

04
16

26
  (

31
57

2 
: 

Z
-2

00
2-

09
_F

, 7
70

 J
o

h
n

 J
am

es
 A

u
d

u
b

o
n

 P
kw

y)



E.2hv [Impaired Water Bodies] Yes 

E.2.h.v [impaired Water Bodies - Name and Name - Pollutants - Uses:Ellicott Creek, Lower, and tribs - Total Phosphorus 
Basis for Listing] 

E.2.i. [Floodway] No 

E.2.j. [100 Year Floodplain] Yes 

E.2.k. [500 Year Floodplain] Yes 

E.2.1. [Aquifers] . No 

E.2.n. [Natural Communities] No 

E.2.0. [Endangered or Threatened Species] No 

E.2.p. [Rare Plants or Animals] No 

E.3.a. [Agricultural District] No 

E.3.c. [National Natural Landmark] No 

E.3.d [Critical Environmental Area] No 

E.3.e. [National or State Register of Historic Digital mapping data are not available or are incomplete. Refer to EAF 
Places or State Eligible Sites] Workbook. 

E.3.f. [Archeological Sites] Yes 

E.3.i. [Designated River Corridor] No 

Full Environmental Assessment Form - EAF Mapper Summary Report 

te
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EXHIBIT G 
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Application for Rezoning 

  

  

  

  
  

  

  

For Official Use 

File #: Acreage Fee $ 

Address Verified by Application Received 
Assessor's Office by Planning Department 

VERIFIEDBY DATE ACCEPTED BY DATE 

Materials Checked by Materials & Fee Paid 
Zoning Enforcement to Town Clerk 
Officer ACCEPTED BY DATE 

CHECKED BY — DATE 

FillIn 
Applicable Fees 

2 ACRES OR LESS $1,250. 

2-20 ACRES 
$1,250 + $250/acre or fraction 

thereof over 2 acres (fractions of an acre 
to be counted as 1 acre) 

21 — 30 ACRES 
$5,700 + $150/acre or fraction 
thereof over 21 acres (fractions of an acre 
to be counted as 1 acre) 

OVER 30 ACRES 

$6,900 +$75/acre or fraction 
thereof over 30 acres (fractions of an acre 

to be counted as 1 acre) 

Request for Relief of / Change to Conditions 
of Zoning Approval $1,200. 1,200.00 

AFFIDAVIT FEE FOR PUBLIC HEARING . $15. 15.00 

TOTAL FEE: $1,215.00       

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
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APPLICATION FOR REZONING (con't) Page 2 
  

TO BE COMPLETED BY APPLICANT 
  

  

  

  

  

  

  

  

1. Petitioner: 

Name: 770 JJAP LLC 

Address: 50 Fountain Plaza, Suite 500 

Buffalo NY 14202 
City State Zip Code 

Phone: 716-631-8000 ext 3073 Fax 

E Mail: ewagner@ciminelli.com 

2. The undersigned hereby petitions the Honorable Town Board to rezone the following 
described property: The Property is properly zoned NCD-GC. 

cati-¢ Lhe Applicant is not seeking to amend the 
From: District zoning classification of the Project Site but to 
To: District accommodate the proposed use. 

3. Street address of land to be rezoned: (must be verified by Town Assessor's Office) 

770 John James Audubon Parkway, Amherst, NY 14228 

SBL #: 41.05-3-9 
  

  

  

  

  

  

  

4. Area of land to be rezoned (in acres): 17.493 

5. Owner of Land: 

Name: 770 JJAP LLC 

Address: 50 Fountain Plaza, Suite 500 

Buffalo NY 14202 

City State Zip Code 

Phone: 

6. Representative (Architect, Engineer, Landscape Architect, Surveyor or Attorney): 

Name: Marc Romanowski, Esq. 
  

Address: 1600 Liberty Building, 424 Main Street 
  

  

Buffalo NY 14202 
City State Zip Code 

Phone: _ 716-854-3400 Fax_716-332-0336 
  

E Mail: _ romanowski@rupppfalzeraf.com 
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APPLICATION FOR REZONING (con't) Page 3 
  

7. 

10. 

11. 

Petitioner's interest in property 

Option to purchase 
Xx Owner 

Other (explain) 
  

The following are all others having an interest in this application and join herein with the 
petitioner named above: (describe extent of interest; attach sheets as needed) 
N/A 
  

  

Attach Survey and Legat description of land to be rezoned. The Survey must be prepared 
by a New York State Licensed Land Surveyor. 

Said property has the following deed restrictions or covenants: (attach copy) 

Liber _See attached Page _See Attached 

Information on proposed project: 

A. Description of the character of the proposed development: _ This project is a development 
  

of a 17+ acre site located at 770 John James Audubon Parkway. Construction will consist of 160 

townhouse units, 4 private roads, the relocation of the existing Town of Amherst bike trail 
  

  

and will also include associated utility, lighting, and landscaping improvements. The Site 

is currently undeveloped and the total area to be disturbed for the project will be 14.5 acres 
  

  

B. Rationale for rezoning request: 

1. Why was this site chosen?_ This site was part of a larger development project. The west 
  

side of the project has already been developed into student housing unils known as Aspen 

Heights. 
  

  

  

2. Why cannot land be used with the existing zoning? _We are not seeking a rezoning of 

the Property but rather seeking a amendment of the previous zoning determination made 

by the Town Board as shown in Exhibit "D". 
  

  

3. How will this rezoning impact surrounding properties? _We are not seeking a rezoning of 
  

the Property but rather seeking a amendment of the previous zoning determination made 

by the Town Board as shown in Exhibit "D". 
  

  

4. How will this rezoning impact the schoo! system?_We are not seeking a rezoning of the 
  

Property but rather seeking a amendment of the previous zoning determination made by 

the Town Board as shown in Exhibit "D”. 
  

  

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
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APPLICATION FOR REZONING (con't) Page 4 
  

12, 

13. 

14. 

15, 

16. 

Quantitative Data: 

. Total # of dwelling units 160 
  

. Distribution of dwelling units by type __160 Town home units 
  

  

. Total amount of Open Space 10.6 acres 
  

A 

B 

C. Gross Residential Density per acre _ 9.3 units per acre 

D 

E . Proposed Non-Residential Floor Area. N/A 
  

Development Schedule: 

Start Summer/Fall 2026 
  

Finish Approximately 3-4 years 

Stages (# of)_2 

  

  

If any portion of the proposed development is planned to be sold or leased, please 
describe: 

The individual townhouses to be constructed will be sold to individual owners. 
  

  

  

Open Space ownership and maintenance provisions (if applicable): 
The open spaces will be owned and maintained by a Homeowners Association. 
  

  

Basis for Findings (Sec. 8-3-5 of the Town Zoning Code) (Attach sheets and 
supplemental materials as necessary.) 

A. The proposed zoning and development plan must be generally consistent with the 
policies of the Comprehensive Plan and the Town Zoning Ordinance. 
  

  

1. State in detail why the proposed zoning is consistent with the adopted Town of 
Amherst Bicentennial Comprehensive Plan. Cite specific sections, maps, and/or figures 
in the Plan that support the proposed zoning at this location (The Comprehensive Plan 
document ts available at the Planning Department, Town Clerk's Office, Amherst 
libraries, or at www.amherst.ny.us). Add sheets as needed. 

  

  

See Letter of Intent attached hereto 
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APPLICATION FOR REZONING (con't) Page § 
  

2. Pursuant to NYS Town Law Section 272a(11), “All Town land use regulations must be in 
accordance with a comprehensive plan adopted pursuant to this Section.” The Amherst 
Town Board adopted the Bicentennial Comprehensive Plan pursuant to NYS Town Law 
272 on January 2, 2007. If the rezoning is approved, the Town Board may require the 
Plan to be amended, as applicable. 

Cite all text, maps, or figures that must be amended to support the proposed zoning at 
this location (attach pages as necessary) and provide detailed suggested amendments. 
See Letter of Intent attached hereto 
  

  

  

  

3. State why the proposed zoning is consistent with intent and objectives (Sec. 1-2-2) of 
the Zoning Ordinance: 

See Letter of Intent attached hereto 
  

  

  

  

B. Adequate Services and Utilities are available or are proposed to be made available 
with the construction of the development: 
  

Sanitary Sewer _ Yes 
  

f 

2 Storm Sewer/Drainage _Yes 

3. Water _ Yes 

4 Other _ All standard Cable, Internet, Phone, etc. 

  

  

  

C. Compatibility with the present zoning and conforming uses of nearby property and 
with the character of the neighborhood: 

See Letter of Intent attached hereto 
  

  

D. Suitability of the subject property for uses permitted by the current versus the 
  

proposed district: See Letter of Intent attached hereto 
  

  

  

E. Whether the proposed change tends to improve the balance of uses, or meets a 
specific demand in the Town: 
See Letter of Intent attached hereto 
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APPLICATION FOR REZONING (con't) Page 6 
  

17. The petitioner encloses herewith the sum of $_1,215.0Q@o pay the fee, and consents to the 
placement of a sign(s) at the described location identifying this request for a period of time to be 
determined by the Town Clerk. 

18. The undersigned certifies that all information required to be disclosed pursuant to Section 809 of 
the General Municipal Law (see below) i follows: 

      

The undersigned swears or affirms that all statements\made herein are true, that all drawings submitted 
correctly show the situation involved in this p€f 

  

\s)gnature of Petitioner 

Subscribed and sworn to before me this aD \ day of reel ieee , 20 2s 
\ DENISE L. BORDEN 

\ ic, Eri Notary Public, State of New York 

\ ao My Gertrmiesion Gxpires Aug. 4, 2 

N.Y.S. General panicibateawe Section BOY Disclosure in certain applications: 

1. Every application, petition or request submitted for a variance, amendment, change of zoning, 
approval of a plat, exemption from a plat or official map, license or permit, pursuant to the provision of any 
ordinance, local law, rule or regulation constituting the zoning and planning regulations of a municipality 
shall state the name, residence and the nature and extent of the interest of any state office or any office or 
employee of such municipality or of a municipality of which such municipality is a part, in the person, 
partnership or association making such application, petition or request (hereinafter called the applicant) to 
the extent known to such applicant. 

  

  

  

  

2. For the purpose of this section an officer or employee shall be deemed to have an interest in the 
applicant when he, his spouse, or their brothers, sisters, parents, children, grandchildren, or the spouse of 
any of them 

(a) is the applicant, or 
(b) is an officer, director, partner or employee of the applicant, or 
(c) legally or beneficially owns or controls stock of a corporate applicant or is a member of a 

partnership or association applicant, or 
(d) is a party to an agreement with such an applicant, express or implied, whereby he may receive 

any payment or other benefit, whether or not for services rendered, dependent or contingent 
upon the favorable approval of such applicant, petition or request. 

3. In the county of Nassau the provisions of subdivisions one and two of this section shall also apply 
to a party officer. “Party Officer" shall mean any person holding any position or office, whether by 
election, appointment or otherwise, in any party as defined by subdivision four or section two of the 
election law. 

4. Ownership of less than five per cent of the stock of a corporation whose stock is listed on the New 
York or American Stock Exchanges shall not constitute an interest for the purposes of this section. 

5. A person who knowingly and intentionally violates this section shall be guilty of a misdemeanor. 

Current Planning/Files/Application Forms 2019/Rezoning Application Form 2019 

REVISED February 2021 

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7051; Fax: (716) 631-7153; Web: www.amherst.ny.us

2.a

Packet Pg. 191

A
tt

ac
h

m
en

t:
 Z

-2
00

2-
09

_F
_a

p
p

lic
at

io
n

 p
ac

ke
t_

04
16

26
  (

31
57

2 
: 

Z
-2

00
2-

09
_F

, 7
70

 J
o

h
n

 J
am

es
 A

u
d

u
b

o
n

 P
kw

y)



1600 Liberty Building, 424 Main Street, Buffalo, New York 14202 

P 716.854.3400  www.RuppPfalzgraf.com 

MARC A. ROMANOWSKI 
Romanowski@RuppPfalzgraf.com 

May 22, 2026 

Via E-Mail and Hand Delivery 

Town of Amherst Town Board  

5583 Main Street 

Williamsville, New York 14221 

ATTN: Daniel Ulatowski, Code Enforcement Officer 

Re: Revised Proposed Amendment to Finding Statement of  

770 John James Audubon Parkway, Amherst, New York 

14072  

Ladies and Gentlemen: 

On behalf of 770 JJAP LLC, (the “Applicant”), we are submitting this Letter of Intent along 

with the enclosed documentation for amending the previous Finding Statement approved by the 

Town Board for the Property known as 770 John James Audubon Parkway, Amherst, New York 

(SBL No. 41.05-3-9) (the “Property”) pursuant to the Town of Amherst Zoning Code (“Code”) 

Chapter 203-15-14. 

Exhibits 

The documentation being submitted with this Letter of Intent consists of the following: 

Exhibit “A” – Site B “East” Development Plan 

Exhibit “B” - Boundary Survey of Property and Legal Description 

Exhibit “C” - Existing Zoning Map 

Exhibit “D” – Prior SEQRA Finding Statement 

Exhibit “E” – Site B “West” Approved Development Plan 

Exhibit “F” - Completed Full Environmental Assessment Form (“FEAF”) prepared 

pursuant to the State Environmental Quality Review Act (“SEQRA”) 

Exhibit “G” - Application for Change of Conditions to Zoning Approval 

*The Application fees are enclosed with the original copies of this Letter of Intent.

Buffalo | Williamsville |Rochester | Saratoga Springs | Jamestown 

www.RuppPfalzgraf.com 
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2 

 

 

I.    PROJECT DETAILS 

 
 

Requestor: 

 

 
 

Contact: 

 

 

 

 

 

Project 

Location: 

 

Parcel ID No. 

Of Property:  

 

Landowner: 

 

 

 

Zoning District: 

 

770 JJAP LLC  

50 Fountain Plaza, Suite 500 

Buffalo, NY 14202 

 

Marc Romanowski, Esq. 

Rupp Pfalzgraf LLC 

Buffalo, New York 14202 

Tel: 716-854-3400 

Email: romanowski@RuppPfalzgraf.com 

770 John James Audubon Parkway 

Amherst, New York 14228 

 

41.05-3-9 

 

 
770 JJAP LLC 

50 Fountain Plaza, Suite 500 

Buffalo, NY 14202  

 

 

New Community District – General Commercial (“NCD-GC”)

II. PROJECT DESCRIPTION 

 

 

The Property is part of the 326‑acre Muir Woods Development Plan, a long‑standing, 

comprehensively reviewed initiative before both the Town Board and Planning Board over the past 

several years. Together with 775 John James Audubon Parkway, Amherst, New York, it comprises 

what is commonly referred to as “Site B” of the plan. In its most recent Amended Finding 

Statement issued on October 15, 2024 (Amended Finding Statement No. 51 & 77, which is attached 

hereto as Exhibit “D”), the Town evaluated multiple development scenarios for the overall Site B. 

Since then, the western portion of Site B (775 John James Audobon Audubon Parkway, Amherst, 

New York) has been successfully developed with 197 student housing units, demonstrating the 

viability and compatibility of residential uses on the corridor. 

 

The subject Property remains undeveloped at this time and the Applicant now proposes a 

residential community consisting of 160 townhome units as shown in Exhibit “A” attached. Due to 

previous conditions placed upon the Property from the Amended Finding Statement No. 51 & 77, 

the Amended Finding Statement must be amended to allow for a fourth option to allow the 

development of a 160 townhome development on this part of the Property. 
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3 

 

Importantly, the current proposal represents a significant reduction from prior development 

scenarios already reviewed and contemplated by the Town in Amended Finding Statement No. 51 

& 77. Under Option 2 of the Amended Finding Statement, the Town previously considered a plan 

allowing 192 residential units on this portion of Site B. The Applicant now proposes only 160 units, 

well below the density threshold analyzed and accepted by the Town. Similarly, on the western 

portion of Site B, the completed Aspen Heights project aligns with the Town’s review under Option 

3, which contemplated up to 515 student housing units on Site B as a whole. The existing 197‑unit 

development is substantially below that cap and complements the balanced residential character 

emerging in the area. 

 

The proposed townhouse community is entirely consistent with the Town’s established 

planning objectives (as discussed further below), the surrounding residential context, the 

development intensities, and environmental impact already evaluated under SEQRA. Approving the 

requested amending of the previous Finding Statement will advance a coherent land‑use pattern and 

support needed housing diversity in the Town. 

 

III. CODE ANALYSIS 

 

As the Property has already had a Finding Statement issued regarding restrictions on its use 

and the property falls within the Audubon Development Area, the Planning Board must review and 

the Town Board must amend its previous Finding Statement to allow the current proposed use. We 

provide the applicable Code provisions for approval of an amended plan along with our responses 

thereto below:  

 

8-1-1 (B) Powers and Duties of Town Board. he Town Board shall be responsible for 

final action regarding the following: 

(3) Amendments to the Audubon Development Plan; 

 

 

8-1-2 Power and Duties. Power and Duties. The Planning Board shall have the 

following powers and duties. 

(1) Review Authority. The Planning Board shall be responsible for reviewing 

and making recommendations regarding the following: 

(c) Amendments to the Audubon Development Plan; 

 

8-2-3 (C) Required Hearing. A public hearing shall be required for development 

review as shown in the table below. 

 

 

 

 

 

Applications for Approval ZBA Planning Board Town Board 

Amendment, Map (Rezoning) 
 

  

Amendment, Text 
 

  

Audubon Plan Amendment 
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RESPONSE: Because the previous development options were limited according to 

Amended Finding Statement No. 51, we would need the Planning Board to review the proposed 

amendment and the Town Board to amend the previous limitations and add a separate use, Option 4, 

to allow for a combination of Option 2 and Option 3 that were previously approved. The current 

layout of Site B is 197 Student Housing units on the West Side of Site B (which has already been 

built and are currently in use), see Exhibit “E”. The Applicant is proposing to construct 160 single-

family units on the East Side of Site B.  

 

The original restrictions called for either 197 Single-family units on the West Side of Site B 

(the Property subject to this request), and commercial development on the West Side of Site B under 

Option 2 or 515 student units on the entirety of Site B under Option 3. The Applicant is seeking a 

simple modification to the options outlined in the previous Finding Statement to combined two of 

the approved uses, which would be substantially under the original anticipated number or units as 

originally planned.  

 

We therefore seek approval from the Town Board of amendment of the Finding Statement to 

allow for an Option 4 to be added which would allow 197-unit student housing development on the 

West Side of Site B and 160 single-family residence on the East Side of Site B.  

 

IV. TOWN OF AMHERST NEW COMMUNITY DISTRICT GOALS 

 

The New Community District is a recently established overlay district intended to provide 

flexibility for new development and support targeted growth within the Town. As outlined in Section 

5-2-2 of the Town of Amherst Zoning Code, the proposed site plan meets several key objectives of 

the district, including: 

 

• Offering diverse housing options, with the project classified as Mixed Residential under the 

Town’s Comprehensive Plan. 

•  

• Enhancing open space and recreational amenities, including improvements to the Amherst Bike 

Path segment located on the Property. 

•  

• Protecting natural features by designing the project to avoid wetlands and minimize impacts on 

adjacent waterways and creeks. 

•  

• Improving multimodal safety, as the development will connect to the John James Boulevard 

extension, providing safe and efficient access to I-990 and surrounding arterial roads. 

 

Additionally, this application is mindful of the Town’s Bicentennial Comprehensive Plan and 

its goals for development in the Town of Amherst. The proposed use fits squarely within the 

Comprehensive Plan and relevant sections aet forth below for the Board’ Consideration: 

 

3.3.7 Recreation and Open Spaces 

 

The goal of the Town is to have open space linkage opportunities. This Property has a 

portion of the Amherst bike path on it which will be redone and coordinated into the design of the 
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5 

 

final project. There is a large property to the north of the subject Property that is part of the overall 

Muir Woods Project that is intended to remain open and natural space allowing enjoyment by the 

residents of the Property as well as bike path users.   

 

3.3.1 Residential Uses 

 

The Town has historically emphasized low‑density, single‑family residential development. 

At the same time, the community’s housing needs have evolved, with increasing demand for 

higher‑density options that serve retirees, empty nesters, single‑person households, and others 

seeking smaller, more flexible living arrangements. The proposed project meets the Town’s Mixed 

Residential classification at approximately 9.3 units per acre, consistent with the Town’s planning 

framework for moderate‑density neighborhoods. 

 

Mixed Residential development is most appropriate in transitional areas between commercial 

and residential uses and in locations served by collector or arterial roadways. The Property satisfies 

these criteria, positioned along the extension of John James Audobon Parkway and directly adjacent 

to Interstate 990. For these reasons, the proposed residential use aligns with the Town’s planning 

objectives and supports a balanced housing mix within the community. 

 

10.3 University Design Analysis, Concept Plan and Strategies  

 
The University at Buffalo – North Campus is a major staple of the Town of Amherst. 

Therefore, the Town has developed the University Focal Planning Area which is an area surrounding 

the University of Buffalo and intended to complement the University and provide vital connection 

between the University and surrounding areas. As noted in the Comprehensive Plan, John James 

Audubon Parkway is a main link into the University at Buffalo – North Campus. As shown in Figure 

21 of the Town of Amherst Comprehensive Plan, it shows the Muir Woods Development along with 

the subject Property. As shown on the Figure, according to the Comprehensive Plan, it was intended 

for the subject Property to be residential in nature, which is the intent of the Applicant herein. 

Amending the current Finding Statement to allow the construction of the 160 single-family 

residential units would not change the nature of the current neighborhood and would certainly 

comply with the thought process shown in the Town of Amherst Comprehensive Plan.  
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V. STATE ENVIRONMENTAL QUALITY REVIEW ACT “SEQRA”

Article 8 of New York Environmental Conservation Law and 6 NYCRR Part 617 

(collectively, “SEQRA”) requires state and local government agencies to consider environmental 

impacts of proposed actions during discretionary decision-making. The Town has made previous 

made determinations with regard to SEQRA in the previous Amended Finding Statement No. 51 & 

77. The current proposed project would be substantially under the original development proposed

and approved by the Town Board. However, to provide a thorough analysis of the Project to ensure

that this zoning change and current proposed project would not cause any additional environmental

impacts, the Applicant has prepared Part I the Full Environmental Assessment Form (“FEAF”),

which is attached hereto as Exhibit “F”.
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VI. CONCLUSION

The proposed action of amending the previous Finding Statement is both consistent and 

appropriate with the Town of Amherst’s long-term planning objectives, previous environmental 

determinations and policies regarding the Audubon Development Area. The requested amendment 

and addition of an Option 4 to the Finding Statement is a logical refinement of the previously 

approved development scenarios. The proposed 160-unit townhome community on the eastern 

portion of Site B complements the already completed 197-unit student housing project on the 

western portion and remains well within the development intensities already studied and accepted 

by the Town under SEQRA. 

Accordingly, the Applicant respectfully requests that the Planning Board recommends, and 

the Town Board approves, the proposed amendment to the existing Finding Statement to allow the 

addition of Option 4, thereby authorizing the residential use described herein. 

Please feel free to contact me at 716-854-3400 or via email at 

romanowski@RuppPflazgraf.com if you have any questions regarding this Letter of Intent, the 

enclosed project documentation, or the proposed amendment to the Finding Statement. 

Respectfully yours, 

Marc A. Romanowski,Esq. 

Encs. 
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Exhibit B - Legal Description 

JOB NO. 2013062 SITE B - PARCEL 2 
NOVEMBER 25, 2025 

ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Amherst, County of Erie, 

State of New York, being part of Lots 70 & 76, Township 12, Range 7 of the Holland Land 
Company’s Survey, bounded and described as follows: 

BEGINNING at the point on the northerly line of Lockport Expressway Section II, said 

point being the southeast corner of John James Audubon Parkway Extension described in a deed 

filed in the Erie County Clerk’s Office in liber 11435 of deeds at page 9814: 

THENCE: northwesterly along the easterly boundary of John James Audubon Parkway 
Extension the following eight (8) courses and distances: 

1) N-19°-51°-29”-W along the easterly boundary of John James Audubon Parkway 
Extension, a distance of 59.50 feet to 

2) N-58°-37’-36"-W, a distance of 52.08 feet to a point; 
3) N-15°-55’-54"-W, a distance of 226.72 feet to a point of curvature; 
4) Northwesterly, northerly, and northeasterly along a curve to the right having a radius of 

60.00 feet an arc distance of 96.27 feet to a point of tangency; 
5) N-75°-59’-49”-E, a distance of 10.91 feet to a point; 

6) N-14°-08’-19"-W, a distance of 60.00 feet to a point; 

7) S-76°-27°-34"-W, a distance of 13.07 feet to a point of curvature; 
8) Southwesterly, westerly, and northwesterly along a curve to the right having a radius of 

60.00 feet an arc distance of 93.59 feet to a point of tangency; 

THENCE: N-12°-40°-54"-W, a distance of 239.78 feet to a point; 

THENCE: S-77°-19°-06”-W, a distance of 70.23 feet to a point; 

THENCE: N-20°-49’-49”-E, a distance of 47.62 feet to a point; 

THENCE: N-15°-39°-45”-W, a distance of 101.72 feet to a point; 

THENCE: N-08°-37°-11”-E, a distance of 76.97 feet to a point; 

THENCE: S-89°-49°-30”-E, a distance of 100.76 feet to a point; 

THENCE: N-00°-10°-14"-W, a distance of 209.30 feet to a point; 

THENCE: S-89°-49’-30”-E, a distance of 271.66 feet to a point;  
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THENCE: $-78°-51°-417-E, a distance of 69.61 feet to a point; 

THENCE: S-23°-46’-20”-E, a distance of 181.16 feet to a point: 

THENCE: S-63°-26°-06"-E, a distance of 52.67 feet to a point; 

THENCE: S-03°-30’-13”-W, a distance of 172.77 feet to a point: 

THENCE: S-74°-27°-37"-E, a distance of 80.87 feet to a point: 

THENCE: N-64°-16°-09"-E, a distance of 431+ feet to the water’s edge of an existing lake; 

THENCE: Southerly along a water’s edge a distance of 1260+ feet to a point, having a tie 
bearing of S-27°-16°-47"-W and a tie distance of 955.90 feet to a point: 

THENCE: S-00°-48’-16"-W, a distance of 59+ feet to northerly line of Lockport Expressway 
Section II: 

THENCE: $-89°-19°-05” W, along the said northerly line of Lockport Expressway Section II. a 
distance of 283.28 feet to the POINT OR PLACE OF BEGINNING. 
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EXHIBIT C 
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EXHIBIT C- Existing Zoning Map 
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EXHIBIT D 
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Town of Amherst Planning Department Erie County, New York Brian J. Kulpa 
Supervisor 

  

Daniel C. Howard, AICP 
Planning Director 

Daniel J. Ulatowski, AICP 
Assistant Planning Director 

AMENDMENT #51 & #77 TO THE AUDUBON DEVELOPMENT PLAN 

TO RECLASSIFY A PORTION OF 3264 ACRES OF LAND 

FROM NCD-ND & NCD-MOS to NCD-GC, NCD-RI NCD-MOS & NCD-LC 

50 Dodge Road, 770 & 775 John James Audubon Parkway and The “Preserve at Muir Woods” 

subdivision (formerly1081 & 1121 North French Road) 

(Z-9-02) 

CERTIFICATION OF AMENDED FINDINGS 

  Having considered the Draft and-Final-Generic- EIS-documents,and-having considered the 

preceding written facts and conclusions relied upon to meet the requirements of 6 NYCRR 617, 

this Amended Statement of Findings certifies that: 

1, The requirements of 6 NYCRR Part 617 have been met; 

2. Consistent with the social, economic and other essential considerations from 

among the reasonable alternatives thereto, the action approved is one which minimizes or 

avoids adverse environmental effects to the maximum extent practicable; including the 

effects disclosed in the Generic Environmental Impact Statements, and the Application to 

Amend the Findings Statement, and 

3. Consistent with social, economic and other essential considerations, to the 

maximum extent practicable, adverse environmental effects revealed in the 

Environmental Impact Statement process and the Second Application to Amend the 

Findings Statement will be minimized or avoided by incorporating as conditions to the - 

decision those mitigative measures which were identified as practicable. 

  

  
    

  

TOWN OF AMHERST 

Name of Agency 

Zl BRIAN J. KULPA 
Sigrfature of Responsible Official Name of Responsible Official 

TOWN SUPERVISOR October 15, 2024 
Title of Responsible Official Date 

5583 MAIN STREET, WILLIAMSVILLE, NY 14221 

Address of Agency 
  

5583 Main Street e Williamsville e New York @ 14221 e (716) 631-7051 © Fax (716) 631-7153
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

PROJECT HISTORY 

Following the April 16, 2004 submittal of a Draft Generic Environmental Impact 
Statement (DGEIS) prepared by Ciminelli Development Company, Inc., the DGEIS was 
accepted by the Town Board on September 7, 2004. The DGEIS was submitted for the 

proposed rezoning from NCD-ND & NCD-MOS to NCD-GC, NCD-RI & NCD-MOS 

and development of 326+ acres of land located at1081 & 1121 North French Road. On 

October 28, 2004, the Planning Board held a public hearing on the DGEIS and rezoning 

request and recommended approval of the subject petition. Subsequently, a public 
hearing on the DGEIS and rezoning request was held by the Town Board on March 2, 

2005. A Final Generic Environmental Impact Statement (FGEIS) was accepted by the 
Town Board on November 5, 2007, and a Notice of Completion of the FGEIS was filed 
on November 14, 2007; and 

The Planning Board and the Town Board have considered the content of the 
DGEIS, the FGEIS, and all other documents and comments and submissions made during 
and after the hearings. 

On February 18, 2014, the Project Sponsor submitted an Application to Amend 

the Findings Statement and Audubon Development Plan along with supporting 
documentation. The Planning Board held a public hearing on the Application during its 
meeting on March 14, 2014 and it recommended approval of the Application. On June 

16, 2014, the Town Board held a public hearing on the Application but did not issue a 
decision on the Application. 

On August 17, 2015, the Project Sponsor submitted an Amended Application to 
Amend the Findings Statement and Audubon Development Plan for the purpose of 
modifying the Application filed on February18, 2014. 

The Planning Board held a public hearing on the Amended Application during its 
meeting on September 17, 2015 and the Planning Board recommended in favor of the 

Application. On November 16, 2015, the Town Board held a public hearing on the 
Application. On December 7, 2015, the Town Board voted to issue an Amended Findings 

Statement based on its determination that the potential modifications to the Muir Woods 

Project will not result in any potentially significant adverse environmental impacts that 
were not thoroughly evaluated in connection with the comprehensive environmental 

review of the Project that concluded with the original issuance of a Findings Statement on 
December 17, 2007. 

The Planning Board conducted a coordinated environmental review of the 

development of Sites C and D of the overall Project Site as a 133 lot residential 

subdivision. On September 14, 2017, the Planning Board issued a negative declaration 

pursuant to SEQRA for the subdivision based on its determination that the subdivision 

would not result in any potentially significant adverse environmental impacts.
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Pian (Z-9-02) 

On April 15, 2019, the Project Sponsor submitted an Application to Amend the 
Findings Statement and Audubon Development Plan along with supporting 

documentation. The requested amendment of the Findings Statement issued by the Town 
Board on December 17, 2017 was to allow student housing to be developed on Site B of 

the overall Muir Woods Project Site (‘Application to Amend the Findings Statement”). 
The Planning Board held public hearings on the Application to Amend the Findings 

Statement during its meeting on May 16, 2019 and June 20, 2019 it adopted a resolution 
recommended approval of the Application to Amend the Findings Statement during its 
meeting on June 20, 2019. 

On August 5, 2019, the Town Board held a public hearing on the Application to 
Amend the Findings Statement. On August 5, 2019, the Town Board voted three to one 
to amend the Findings Statement based on its determination that the potential 
modifications to the Muir Woods Project will not result in any potentially significant 
adverse environmental impacts that were not thoroughly evaluated in connection with the 

previous comprehensive environmental review of the Project that concluded with the 
issuance of a Findings Statement on December 7, 2007 and the issuance of an Amended 
Findings Statement on December 7, 2015. 

On June 24, 2020, the Project Sponsor submitted an Application to Amend the 
Findings Statement issued by the Town Board on December 17, 2017 and to Amend the 

Comprehensive Plan for Site A of the Muir Woods Project to allow a mixed-use project 
to be developed on Site A of the overall Muir Woods Project Site (hereinafter collectively 
the “Application to Amend the Findings Statement”). The Planning Board held a public 

hearing on the Application to Amend the Findings Statement during its meeting on 
August 20, 2020 and at the same meeting adopted a resolution recommending approval of 

the Application to Amend the Findings Statement by the Town Board. 

On October 6, 2020, the Town Board held a public hearing on the Application to 
Amend the Findings Statement. On October 19, 2020, the Town Board voted to issue 

the Amended Findings Statement based on its determination that the potential 
modifications to the Muir Woods Project will not result in any potentially significant 

adverse environmental impacts that were not thoroughly evaluated in connection with the 

previous comprehensive environmental review of the Project that concluded with the 
issuance of a Findings Statement on December 7, 2007, and the issuance of an Amended 

Findings Statements on December 7, 2015 and August 5, 2019. 

On July 7, 2021, Sawyers Landing LLC submitted an Application to Amend the 

Findings Statement issued by the Town Board on October 19, 2020 in order to seek to 
increase the allowable residential density from 202 units to 258 units. The Planning 

Board held a public hearing on the Application to Amend the Findings Statement during 
its meeting on August 19, 2021 and at the same meeting adopted a resolution 

recommending approval of the Application to Amend the Findings Statement by the 
Town Board.
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

On September 27 2021, the Town Board held a public hearing on the Application 
to Amend the Findings Statement. On September 27 2021, the Town Board voted to 
issue the Amended Findings Statement based on its determination that the potential 

modifications to the Muir Woods Project will not result in any potentially significant 
adverse environmental impacts that were not thoroughly evaluated in connection with the 
previous comprehensive environmental review of the Project that concluded with the 

issuance of a Findings Statement on December 7, 2007, and the issuance of an Amended 
Findings Statements on December 7, 2015 and August 5, 2019 and October 19, 2020. 

On June 24, 2024, Sawyers Landing LLC submitted an Application to Amend the 
Findings Statement issued by the Town Board on September 27, 2021 in order to modify 

the allowable uses on Site A of the overall Muir Woods Project Site [50 Dodge Road] to 
include a four-story climate controlled storage building and also to reclassify 13.452 
acres of 50 Dodge Road from NCD-RI to NCD-LC. 

On August 14, 2024, Sawyers Landing LLC amend the Application referred to in 
the preceding paragraph to include a request to amend a Declaration of Restrictions 
recorded at the Erie County Clerk’s Office on June 18, 2018 at Liber 11330 of Deeds at 
Page 8243. 

The Planning Board held a public hearing on the Application to Amend the 

Findings Statement during its meeting on August 27, 2024 and adopted a resolution 

recommending that the Town Board approve the Application to Amend the Findings 

Statement and to reclassify 13.452 acres of 50 Dodge Road from NCD-RI to NCD-LC. 

On September 3, 2024, the Town Board held a public hearing on the Application 

to Amend the Findings Statement and to reclassify 13.452 acres of 50 Dodge Road from 
NCD-RI to NCD-LC. 

On October 15, 2024, the Town Board voted to issue the Amended Findings 

Statement based on its determination that the potential modifications to mixed-use project 

at 50 Dodge Road will not result in any potentially significant adverse environmental 
impacts that were not thoroughly evaluated in connection with the previous 
comprehensive environmental review of the Project that concluded with the issuance of 

an Amended Findings Statement pursuant to SEQRA on September 27, 2021. 

On October 15, 2024, the Town Board adopted a resolution to approve the 

reclassification of 13.452 acres of 50 Dodge Road from NCD-RI to NCD-LC and to 
approve the amendment of a Declaration of Restrictions. 

NOW THEREFORE THE TOWN BOARD FINDS AND DETERMINES THAT: 

1. These Amended Findings set forth specific conditions and criteria consistent with 

6 NYCRR Sections 617.7, 617.9, 617.11, and 617.12 under which the site plan 

process can proceed. This process provides procedures to supplement the FGEIS 
if necessary and for public notice and opportunity to participate in hearings before 

the Town Planning Board before it approves a site plan. An Environmental
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

Assessment Form will be required with site plan application for environmental 
review. If the proposed development does not conform with these Amended 
Findings, a Supplemental Findings Statement, a supplement to the FGEIS, or a 
Negative Declaration shall be prepared to comply with 6 NYCRR Section 617.9. 

The proposed mixed-use, student housing and residential development as 
presented in the FGEIS and the Application to Amend the Findings Statement 
submitted to the Planning Department on June 24, 2024 is consistent with the 
intent and objectives of the Zoning Ordinance. 

Adequate services and utilities must be available prior to occupancy. Review and 
approval of services and utilities by the Town agencies will be required for site 
plan approval. 

Development will be consistent with all other applicable laws, rules and 
regulations. 

As provided in 6NYCRR Part 617.10, the Town Board chose to require the 
preparation of a draft Generic Environmental Impact Statement (DGEIS) instead 
of a draft Environmental Impact Statement (DEIS) for this project. This decision 
was based on the scope and timetable of the development described by the Project 
Sponsor and depicted in the Conceptual Master Plan, which showed a multi-use 
development on 330+ acres of land, to be built out over a 15-20 year period. The 
Board’s decision is also based on the following reasons: 

« ADGEIS provides a lead agency with the framework for properly evaluating 
a conceptual master plan while identifying the important elements of the 
environmental setting associated with the project site. A DGEIS assesses a 
broad scope of a group of actions or a combination of effects from a single 
action, 

e The utilization of a DGEIS provides the Town Board with the authority to 
establish specific criteria and thresholds by which future actions such as site 
plan and subdivision applications will be reviewed, including requirements for 
ensuring subsequent compliance with SEQR. 

e The Town Board’s decision to require the Project Sponsor to prepare a DGEIS 
acknowledges that the specific layout and appearance of the development 
cannot be determined at this time but rather will be decided over a period of 
several years and subject to market demands, and the development of the 
project will occur in stages. 

¢ The SEQR regulations state that a DGEIS is appropriate for a series or 
sequence of separate actions and/or projects that have wide application or 
restrict the range of future alternative policies... 

¢ The Town Board’s utilization of a DGEIS affords it the opportunity to 
evaluate a broad range of anticipated impacts, and it also ensures that related 
actions will not be segmented in order to avoid the required analysis of the 
proposed development of the overall project site.
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

By the time the Findings Statement was issued by the Town Board on December 
17, 2007, the proposed Muir Woods development had been significantly revised 
since its initial submittal in 2002, resulting in a reduction in the commercial/office 
component of the project from 1.8+ million sq. ft. to 700,000+ sq. ft. and in the 
residential component from 200+ units to 136+ units. These changes were made 
in response to the NYS Department of Environmental Conservation, the U.S. 
Army Corps of Engineers and the public to minimize impacts to wetland areas to 
the greatest extent possible. 

Following the issuance of the Findings Statement by the Town Board on 
December 17, 2007, the Project Sponsor obtained the required wetland permits 
from the New York State Department of Environmental Conservation and the 
United State Army Corps of Engineers. In an effort to address current market 
needs while maintaining the intent of the project site New Community District 

zoning, the Project Sponsor submitted an Application to Amend the Findings 

Statement in February of 2014 to expand the range of uses within Site B of the 
project site to specifically allow for multi-family housing in addition to the 
previously approved office/retail development. 

Based on input received during the review of the Application to Amend the 
Findings Statement to allow for multi-family housing on Site B, the Project 

Sponsor submitted an Amended Application to Amend the Findings Statement 
and Audubon Development Plan on August 17, 2015 for the purpose of 
modifying the Application filed on February18, 2014. The Amended Application 

proposed to modify the permitted use of the eastern portion of Site B, comprised 

of approximately 26 acres. Pursuant to the updated Application, the western 
portion of Site B comprised of approximately 20 acres would have remained 

designated for commercial office and retail development per the Finding 
Statement issued by the Town Board on December 17, 2007. 

Subsequent to the issuance of an Amended Findings Statement by the Town 
Board on December 7, 2015, the Project Sponsor sought the required approvals 

and permits for the development of Sites C and D of the Project Site as a 133 lot 
residential subdivision that includes a roadway connection to Campbell Boulevard 
on 520 Campbell Boulevard. The Planning Board thoroughly considered the 
potential adverse environmental impacts associated with the subdivision and 
issued a negative declaration pursuant to SEQR on September 14, 2017 based on 

its determination that the 133 lot residential subdivision on Sites C and D would 
not result in any potentially significant adverse environmental impacts: On 
September 14, 2017, the Planning Board granted Site Plan Approval for the 
subdivision, and on June 21, 2018 granted Final Plat Approval for the 

subdivision. A map cover for the approved 133 residential subdivision was filed 
with the Erie County Clerk’s Office on July 24, 2018, and construction activities 
in furtherance of the construction of the subdivision began in the fall of 2018.
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- Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

Following the issuance of the Amended Findings Statement by the Town Board 
on December 7, 2015, the Project Sponsor sought and obtained extensions of the 
expiration dates of the wetland permits previously issued by the New York State 
Department of Environmental Conservation and the United States Army Corps of 
Engineers. 

In an effort to allow student housing to be developed on Site B while maintaining 
the intent of the New Community District zoning, the Project Sponsor submitted 
an Application to Amend the Findings Statement on April 15, 2019. The Project 

Sponsor sought an Amendment of the Findings Statement to expand the range of 
uses within Site B of the project site to specifically allow for student housing in 

addition to the previously approved multifamily housing on the western 20+ acres 
of Site B and the previously approved office/retail development on the eastern 
portion of Site B. 

In an effort to allow a mixed-use project to be developed on Site A while 
maintaining the intent of the New Community District zoning, the Project 

Sponsor submitted an Application to Amend the Findings Statement and the 

adopted Comprehensive Plan on June 24, 2020. The Project Sponsor sought an 
Amendment of the Findings Statement to modify the land use category within Site 
A of the project site to replace the previously proposed 237,000 sq. ft. maximum 
Flex office/R&D use with a mixed-use development including 2 four-story 

mixed-use buildings along the Dodge Road frontage of Site A, 45 two-family 
townhomes and 2 six-unit single-story multifamily buildings. The Project 

Sponsor sought to amend the Comprehensive Plan to designate Site A as 
appropriate for Mixed Residential use. In connection with the proposed mixed- 
use development of Site A, the Project Sponsor proposed to reduce previously 

approved impacts to the federal wetlands subject to the jurisdiction of the United 
States Army Corps of Engineers (“USACE”) and also to the NYSDEC 
Freshwater Wetland and its regulated 100 ft. Adjacent Area. 

On August 20, 2020, the Planning Board held public hearings in connection with 
its review of the Application to Amend the Findings Statement and the 

Comprehensive Plan as filed by the Project Sponsor on June 24, 2020. The 
Planning Board adopted resolutions during its meeting on August 20, 2020 by 
unanimous votes recommending that the Town Board issue the Amended 

Findings Statement and amend the Comprehensive Plan to designate Site A as 
appropriate for Mixed Residential use. 

On October 6, 2020, the Town Board held public hearings in connection with its 
review of the Application to Amend the Findings Statement and the 

Comprehensive Plan as filed by the Project Sponsor on June 24, 2020. On 
October 19, 2020, the Town Board adopted Resolution 2020-791 for the purpose 

of issuing an Amended Findings Statement to allow Site A of the Muir Woods 

Property to be developed as a mixed-use residential/commercial project instead of 
the previously proposed flex office/R&D buildings. Resolution 2020-791 as 
adopted by the Town Board on October 6, 2020 also authorized the acquisition of 

7

2.b

Packet Pg. 214

A
tt

ac
h

m
en

t:
 Z

-2
02

-0
9_

F
_a

p
p

lic
at

io
n

_0
61

82
6 

 (
31

57
2 

: 
Z

-2
00

2-
09

_F
, 7

70
 J

o
h

n
 J

am
es

 A
u

d
u

b
o

n
 P

kw
y)



Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

approximately 43 acres of Permanent Open Space via a donation by the property 
owner consisting of property to the west of Site B including the eastern portion of 

Site A consisting of approximately 9.81 acres of wetlands subject to the 
jurisdiction of both the NYSDEC and USACE. During its meeting on October 
19, 2020, the Town Board also adopted Resolution 2020-792 for the purpose of 

approving an amendment to the Comprehensive Plan to designate Site A as 
appropriate for a mixed-use residential/commercial use instead of the previously 
proposed flex office/R&D buildings 

On December 24, 2020, the New York State Department of Environmental 
Conservation (“NYSDEC”) issued an Amended Wetland Permit [Permit No. 9- 
1422-00398/0001] authorizing the impacts to NYSDEC Freshwater Wetlands and 
the associated regulated 100 ft. Adjacent Area in order to accommodate the 
mixed-use development of Site “A”. The Amended Wetland Permit reduced the 

impacts to jurisdictional freshwater wetlands associated with the development of 

Site A from 9.46 acres to 1.2 acres and reduced the impacts with the development 
of Site A to the regulated 100 ft. wide adjacent area from 4.2 acres to 3.65 acres. 

As a result of the Amended Wetland Permit issued by the NYSDEC on December 
24, 2020, the development of the Muir Woods Property will result in permanent 

impacts to approximately 2.39 acres of State regulated wetlands (TE-22, TE-23 
and TE-34), and 11.38 acres of State regulated 100 foot wide wetland adjacent 

area. As mitigation for those impacts the Project Sponsor is required to create 

19.58 acres of in-kind and out-of-kind wetlands on the overall Muir Woods 
Property, in six areas, to replace the functions and benefits of the impacted 

wetlands. Additionally, there will be 4.3 acres of stream channel enhancement 
on-site as mitigation for State wetland regulated adjacent area impacts. 

On February 25, 2021, the United States Army Corps of Engineers (“USACE”) 
issued an Amended Wetland Permit [LRB-2001-00067] authorizing impacts to 

6.09 acres of federal wetlands, which was a reduction of 6.92 acres of previously 
authorized impact of 13.01 acre to federal wetlands, in order to accommodate the 
mixed-use project on Site A. 

On July 7, 2021, Sawyers Landing LLC filed an Application to Amend the 

Findings Statement to accommodate an increase of the allowable density of the 
residential component of the mixed-use project on Site A from 202 units to 258 
units. 

On September 27 2021, the Town Board voted to issue the Amended Findings 
Statement based on its determination that the potential modifications to the Muir 

Woods Project will not result in any potentially significant adverse environmental 

impacts that were not thoroughly evaluated in connection with the previous 

comprehensive environmental review of the Project that concluded with the 

issuance of a Findings Statement on December 7, 2007, and the issuance of an 

Amended Findings Statements on December 7, 2015 and August 5, 2019 and 
October 19, 2020. ,
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7. 

Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

On June 24, 2024, Sawyers Landing LLC submitted an Application to Amend the 
Findings Statement issued by the Town Board on September 27, 2021 in order to 
modify the allowable uses on Site A of the overall Muir Woods Project Site [50 
Dodge Road] to include a four-story climate controlled storage building and also 

to reclassify 13.452 acres of 50 Dodge Road from NCD-RI to NCD-LC. 

On August 14, 2024, Sawyers Landing LLC amend the Application referred to in 
the preceding paragraph to include a request to amend a Declaration of 

Restrictions recorded at the Erie County Clerk’s Office on June 18, 2018 at Liber 
11330 of Deeds at Page 8243. 

On September 27, 2024, the Town Board adopted Resolution No. 2021-818 for 

the purpose of approving the issuance of an Amended Findings Statement 
pursuant to SEQRA. 

A Supplemental GEIS, an option that the SEQR regulations leaves to the 
discretion of the Lead Agency, was not required for this project due to the Town Board’s 

decision that the reduction in the project described in #6, above did not meet the criteria 
set forth in 6NYCRR Part 617.9(a)(7). Although the changes proposed by the Project 
Sponsor reduced the development significantly, it was not determined that the amended 

project would encroach on any land not initially identified in the scope of the original 

development proposal. The project changes also did not result in newly discovered 

information, and would not result in any significant environmental impacts not addressed 
or inadequately addressed in the DGEIS. . 

8. Traffic and Transportation (FGEIS Section 2.1)   

Site specific requirements shall be established by the Town, County and State, as 

appropriate, as development applications are reviewed. The developer shall be 

responsible for any traffic mitigation required for development of the project site. 

The potential traffic impacts associated with the original project proposal were 

clearly analyzed and identified within the Traffic Impact Study prepared by 

Stantec Consulting Services, Inc. dated March 2003 and updated August of 2005 
in association with the acceptance of the FGEIS. 

The Amended Findings Statement issued by the Town Board on August 5, 2019 
included the consideration of adding student housing to the authorized uses of Site 

B pursuant to the Amended Findings Statement issued by the Town Board on 

December 17, 2007. The Project Sponsor submitted a Traffic Impact Study for 

the purpose of evaluating the potential traffic impacts of the development of Site 
B as amaximum of 515 student housing units. It was determined that the 

potential traffic impacts associated with student housing on Site B will be less 
than the potential traffic impacts of the development of Site B in its entirety as a 

. maximum of 464,850 sq. ft. of commercial office and retail development pursuant 

to the Findings Statement issued by the Town Board on December 17, 2007.
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

The Town Board, as Lead Agency, requires that the Project Sponsor comply with 

the following mitigation measures during the development of the project site: 

A. Provision for Future Extension of John James Audubon Parkway to North 
French Road 

The extension of John James Audubon Parkway through the project site and 

connecting to North French Road was proposed in the initial Concept Plan 
submitted for the Muir Woods project in 2002. This proposal was also 
incorporated into the DGEIS submitted to the Town in 2004. The connection was 

removed from the Concept Plan in response to the requirement from the NYS 

Department of Environmental Conservation to further reduce impacts to State and 
federal wetlands. The Town of Amherst may in the future be interested in the 
possibility of a future northerly extension of John James Audubon Parkway to 
North French Road while acknowledging such possible future extension would 

require approvals from both the NYS Department of Environmental Conservation 
and the United States Army Corps of Engineers. 

The rationale for the road connection was found in several planning documents, 
both historical and recent: 

e The Amherst Community Development Plan adopted by the Planning 

Board in 1975 includes the extension of the then-planned Lockport 
Expressway through the subject site as a future Minor Arterial road. 

° A report prepared by NYSDOT in 1976 anticipated the extension of the 

John James Audubon Parkway and forecast its use by 1,950 vehicles per 
hour. 

° The Amherst Bicentennial Comprehensive Plan, accepted by the Town 

Board in February 2004 and adopted by the Town Board in January 2007, 
identifies the “Audubon Parkway Extension” in the map showing the 
Future Thoroughfare System. 

The 30+ years of anticipating this roadway connection point to its significance in 
meeting the transportation goal of improving circulation within the Town and the 
role this connection would play in overall Town development. Given its 

importance, the Town Board is requiring that the future location of this connector 

be shown on site plans submitted for review, and that sufficient land be reserved 
by the Project Sponsor for the eventual connection to be constructed. The road 
construction and alignment will be subject to approval by the NYSDEC and the 
U.S. Army Corps of Engineers, as applicable. 

B. Residential Connection to Lynette Lane 

The residential component of the proposed Muir Woods development to occur on 
Sites C & D may have a direct road connection to Lynette Lane. There will be no 
direct roadway connection to Nancy Lane. Non-residential traffic will be 

discouraged from using Lynette Lane through the implementation of various 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

traffic calming measures to be proposed during the site plan review process for 
the development of Sites C & D, subject to review of such traffic calming 

measures by the Town Traffic-Safety Board and Fire Chief’s Association. These 
measures include: 

1. The lack of direct sight lines for motorists to discourage non-residential 
traffic from utilizing Lynette Lane to access North French Road; 

2. Curvilinear road design; and 

3. Installation of signage posting the road for “resident and emergency traffic 

only” or other such measure to prohibit non-residential traffic from - 
travelling on Lynette Lane and the proposed public roadways within the 
existing residential subdivision; 

Ifa problem is determined to exist based on the Phase 2 traffic study, further 

measures to discourage traffic of prohibit cut-through traffic will be considered. 

C. No Internal Roadway Connection to Dodge Road 

The internal connector road within the Muir Woods development is not proposed 

to have a westerly connection to Dodge Road; the only direct vehicular 

connection to Dodge Road will be from the portion of the project located in the 

western portion of the project site (Site A). If warranted at some future time by a 
traffic analysis, a connection to Dodge Road may be made from the internal 
connector road if required permits for such a roadway connection can be obtained 
from the NYSDEC and the US Army Corps of Engineers. 

D. Updated Traffic Impact Study 

The Traffic Impact Study will be updated when any of three established 
thresholds are met: 

1. Completion of Phase I development, defined as full build-out of Site B, or 

2. prior to approval of any site plan in Site C or Site D or any direct or 
indirect connection to any of the Sites with Lynette Lane, or 

3. when the number of combined vehicular trips entering and exiting the site 
during the AM weekday peak travel hour reaches 858 trips, or 

4. when the number of combined vehicular trips entering and exiting the site 
during the PM weekday peak travel hour reaches 774 trips. 

If actual conditions exceed projections, this will be reflected in the updated TIS to 

be prepared by the Project Sponsor, and the Project Sponsor may be required to 

implement traffic related mitigation measure sooner than expected. 

Any mitigation measures, including off-site mitigation measures that are required 

as a result of the updated TIS, shall be the sole obligation of the Project Sponsor, 
if approved. Any off-site improvements, including the acquisition of private 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

property required to make those improvements, shall be conditions of any site 

plan approval and treated as Public Improvement Permits (PIPs) for the purpose 
of final permitting. At no time shall the Town be required to make any off-site 

improvements or acquire private property, either by purchase or through its 
eminent domain powers, to mitigate the impact of this development project. 

E. Alternate Access to Campbell Boulevard 

During the original environmental review of the proposed project which 
concluded with the Town Board’s issuance of a Findings Statement on December 

17, 2007, the Project Sponsor attempted to seek a vehicular connection from the 
site to Campbell Boulevard through property located at 520 Campbell Boulevard 
which is owned by the Williamsville Central School District. The Town also 
participated in efforts to obtain access to Campbell Boulevard via this property. 

These attempts were not successful. 

The Project Sponsor eventually was successful in acquiring 520 Campbell 

Boulevard from the Williamsville Central School District on December 5, 2017 
and the approved 133 residential subdivision on Sites C and D includes a public 

roadway connection on 520 Campbell Boulevard to Campbell Boulevard. 

F, Construction Vehicles 

As part of the public comment period for the project, concerns were raised 

regarding the use of construction vehicles on existing residential streets in the 
adjacent Franklin Heights Subdivision to access the project site during project 
construction. In order to avoid the adverse environmental impacts associated with 

construction vehicles, existing residential streets shall not be utilized by 
construction vehicles to access the project site. The infrastructure to be 
constructed for the project shall be appropriately sequenced so that construction 

vehicles can access the site via the northerly extension of John James Audubon 

Parkway and Doge Road only. 

Any future builder, owner or developer who purchases lots for development 

within Site C & D shall be prohibited from using Lynette Lane as a means of 
access for construction vehicles. A deed restriction incorporating this restriction 

shall be a prerequisite of the sale of any lots within Sites C and D. and the Town 
shall be provided with a copy of the recorded deed restriction, which shall not be 

recorded at the Erie County Clerk’s Office until the content and form of the deed 

restriction has been reviewed and approved by the Building Department and 

Town Attorney’s Office. 

On June 21, 2018, a Declaration of Restrictions was recorded at the Erie County 

Clerk’s Office (Liber 11330 of Deeds at Page 8243) for the purpose of complying 
with the relevant portion of the Amended Findings Statement prohibiting 

construction vehicles from utilizing Lynette Lane for access by construction 

vehicles. 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

G. Break in Access for Connection to Lockport Expressway (1-990) 

The proposed northerly extension of John James Audubon Parkway as a Town 

roadway to provide access to the project site requires a break in access to the 
Lockport Expressway (1-990). The NYSDOT has been aware of this requirement 
since the initial petition by the Project Sponsor in 2002. Prior to the granting of 
the break in access, several conditions must be met, including completion of any 

required environmental compliance. Once completed and inspected, the Project 

Sponsor will be required to dedicate the northern extension of John James 
Audubon Parkway to the Town for permanent use as a public roadway to be 
dedicated to the Town of Amherst. 

On May 20, 2019, the Town Board adopted a resolution stating the Town will 
serve as the applicant for the required Break-in-Access for the proposed northerly 

extension of John James Audubon Parkway as a public roadway to be dedicated 
to the Town of Amherst. 

The Town filed an Application for Break-in-Access with the New York State 
Department of Transportation on August 21, 2019. The NYSDOT has not yet 

issued a decision on the pending request for Break-in-Access approval. 

The Break-in-Access for the proposed northerly extension of John James 
Audubon Parkway as a public roadway to be dedicated to the Town of Amherst 
will result in numerous public benefits including, but not limited to, 

accommodating the potential future extension of the NFTA light rail and a 
terminus for such light rail on Site B, publicly accessible parking for a 

recreational trail that will cross the overall Muir Woods Project Site and connect 

to the Town’s recreational trail (extending from Niagara Falls Boulevard to the 
trailhead near the intersection of North Forest Road and Maple Road), and a 

potential future extension of John James Audubon Parkway as a public roadway 
connecting to North French Road. 

H. Traffic Mitigation Measures 

Dodge Road / Project Site Roadway 
  

Phase I development: 

e Installation of a stop sign to the southbound (site driveway) approach 

e Construction of one shared left-right turn lane for southbound site 

driveway approach 

Full development: 

e No additional improvements 

  

  

John James Audubon Parkway / I-990 Ramps. 
  

Phase I development: 

Upon the completion of Phase I development, (Phase I development 
defined in Section 8, Part D.1. of this Amended Findings Statement) the 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

Project Sponsor shall be required to provide a current trip count Report for 
both the a.m. and p.m. peak travel hours. Subject to the findings of a 
warrant analysis prepared in accordance with appropriate traffic 

engineering standards as determined by the updated trip count Report and 
based on an analysis of the potential impacts upon existing Levels of 
Service at this intersection, the Project Sponsor may be required to work 
with the New York State Department of Transportation to provide the 
following mitigation measures: 

Installation of traffic signals, each with their own controller, at both the 

northbound and southbound I-990 to John James Audubon Parkway 

Installation of a wire connection between these two new signals and the 

existing traffic signal at John James Audubon Parkway and Dodge Road 
in order to coordinate all three traffic signals 

Widening of both the northbound and southbound I-990 off-ramps to 
provide one additional turning lane on each ramp approach to John James 
Audubon Parkway 

Full development: If any of the thresholds identified in ‘D’ above are met, 
the following improvements will be evaluated and may be required: 

installation of a third lane to the northbound off-ramp in order to provide 
two left turn lanes and one right turn lane 

add a free-flow southbound right turn lane at the southbound ramp, 
including a second receiving lane on the ramp to merge to one lane prior 

to the I-990 mainline 

  

Dodge Road / John James Audubon Parkway 
  

Phase I development: 

Traffic signal timings will need to be adjusted periodically over time as 
warranted by changing travel patterns 

  

Full development: 

Construction of a westbound right turn lane. It is anticipated that this 
improvement will be required when approximately 75% of the 
development is complete or when the number of westbound right turning 

vehicles from Dodge Road exceeds 300 vehicles per hour during the 
morning peak travel period. 

  

North French Road / Sweet Home Road 
  

Phase I development: 

Adjustments to traffic signal timing as travel patterns warrant modification 
  

Full Development: 

Construction of an eastbound right turn lane. Traffic volumes turning 
right at this location currently exceed guidelines recommended in the 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

Highway Capacity Manual for consideration of installing a separate right 

turn lane. While construction of this lane is currently warranted to address 
current existing traffic operations in the area, it will not be needed as a 
result of traffic to be generated by the proposed development of the project 

site until approximately 90% of the proposed development has been 

completed, since new traffic projected to be generated by the project will 
only add a few additional vehicular trips to this traffic movement. 

Modify signal timings during both the morning and evening peak hours, as 

necessary. Recent improvements to this intersection to provide protected 
phasing for the left turns will reduce the number of left turn accidents at 
this location. Additionally, future planned improvements to be 

implemented by Erie County will assist in further reductions in the 
number of accidents at this intersection. 

North French Road / Campbell Boulevard 
  

Phase I development 

Adjustments to traffic signal timing as travel patterns warrant modification 
  

Full development: 

Add protected/permitted phasing for eastbound, northbound and 
southbound left turns when the traffic signal is upgraded in association 

with the improvement identified above. 

  

North French Road / 1-990 Ramps 
  

Dodge Road / Sweet Home Road 
  

Dodge Road / Campbell Boulevard 
  

Phase I development: 

Modify signal timings for both the morning and evening peak travel hours 

as traffic patterns change. 

  

Full development: 

Modify signal timings for both the morning and evening peak travel hours 

as traffic patterns change. , 

  

North Forest Road / John James Audubon Parkway 
  

Phase I and/or Full development: 

Add protected/permitted phasing for the southbound left turn movement 
when warranted 

Modify signal timings during both peak travel periods, as traffic patterns 

change 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

North French Road / Lynette Lane 
  

Phase I development:   

Based on the most current Traffic Impact Study addressing the impact on 

Lynette Lane and its intersection with North French Road, Lynette Lane as 
currently constructed may not be adequate to support the traffic associated 
with full build-out of the proposed development plan. Consequently, the 
Project Sponsor acknowledges its potential obligation to make off-site 
improvements to Lynette Lane and its intersection with North French 
Road, should any site plan be approved. See Section 8.D of this 

Certification of Findings. 

e Ifthe updated TIS identifies traffic mitigation measures reasonably 
necessary to accommodate traffic from development of the project site, 

and such mitigation measures cannot be mitigated by the Project Sponsor, 
then the scope of the project may be limited. 

Route 62 / East Robinson Road 

Campbell Boulevard / Tonawanda Creek Road 

Millersport Highway / Campbell Boulevard / Stahl Road 

  

  

  

Phase I and Full development: 

¢ Modify signal timings for both the morning and evening peak travel hours 
as traffic patterns change. 

  

Wetland Issues (FGEIS Section 2.2)   

The proposed Muir Woods project will result in permanent impacts to 
approximately 10.98 acres of State regulated wetlands (TE-22, TE-33 and TE-34), 
13.46 acres of State regulated 100-foot wide wetland adjacent area, and 19.12 

acres of federal wetlands. According to the Permit Transmittal Letter dated 

November 30, 2009, the NYSDEC has officially issued a Freshwater Wetlands 
Permit (Permit ID 9-1422-00398/00001) and Water Quality Certification (Permit 
ID 9-1422-00398/00002) for the permanent wetland impacts as identified. 

On June 1, 2018, the NYSDEC issued a modification of Permit No. 9-1422- 
00398/00002 (Modification No. 1 of Permit No. 9-1422-00398/00002) that 

applies to the development of Sites C and D as a 133 lot residential subdivision. 
On August 29, 2018, the NYSDEC issued a modification of Permit No. 9-1422- 

00398/00001 and Permit No. 9-1422-00398/00002 (Modification No. 1 of Permit 
No. 9-1422-00398/00001 and Modification No. 2 of Permit No. 9-1422- 
00398/00002”). On January 10, 2019, the NYSDEC issued Modification No. 3 of 

Permit No. Permit No. 9-1422-00398/00001 to extend the expiration date of the 
wetland permit to November 30, 2024. 

On December 24, 2020, the New York State Department of Environmental 

Conservation (“NYSDEC”) issued an Amended Wetland Permit [Permit No. 9- 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

1422-00398/0001] authorizing impacts to NYSDEC Freshwater Wetlands and the 
associated regulated 100 ft. Adjacent Area in order to accommodate the mixed- 

use development of Site “A”. The Amended Wetland Permit reduced the impacts 
to jurisdictional freshwater wetlands associated with the development of Site A 

from 9.46 acres to 1.2 acres and reduced the impacts with the development of Site 
A to the regulated 100 ft. wide adjacent area from 4.2 acres to 3.65 acres. 

As a result of the Amended Wetland Permit issued by the NYSDEC on December 
24, 2020, for the development of the Muir Woods Property will result in 

permanent impacts to approximately 2.39 acres of State regulated wetlands (TE- 
22, TE-23 and TE-34), and 11.38 acres of State regulated 100 foot wide wetland 

adjacent area. As mitigation for those impacts the Project Sponsor is required to 
create 19.58 acres of in-kind and out-of-kind wetlands on the overall Muir Woods 
Property in six areas, to replace the functions and benefits of the impacted 
wetlands. Additionally, there will be 4.3 acres of stream channel enhancement 

on-site as mitigation for State wetland regulated adjacent area impacts. 

Additional wetland findings include the following: 

e The project will not create a regulated 100-ft. wetland buffer area that 

crosses any property line adjacent to the project site. The on-site 
mitigation areas will be designed so that they will be located at least 100 
ft. from neighboring properties. 

e As mitigation for the impacts as identified, the project includes creation of 

of in-kind and out-of-kind wetland on-site, in several areas, to replace the 
functions and benefits of the impacted wetlands per the terms and 

conditions contained in the wetland permits issued by the NYSDEC. 

° The development of the eastern portion of Site B for residential purposes, 
shall not include any owner occupied housing units within the State 
regulated wetland or the 100 ft. regulated Adjacent Area that do not 

involve oversight by either a homeowners or condominium association to 

ensure there will not be any impacts into the 100 ft. regulated wetland 
Adjacent Area that is to be preserved on Site B. 

Federal Wetlands: 

As stated in its letter dated August 27, 2007, the United States Army Corps of 
Engineers (USACE) has field verified that the federal wetland boundaries located 

on the Muir Woods project site as shown on the wetland delineation map prepared 
by Greenman-Pedersen, Inc. dated May 2007 are accurate. The wetland areas 

were delineated by Earth Dimensions, Inc. and summarized in a final wetland 
delineation report dated May 16, 2007. 

  

The Project Sponsor provided a complete Joint Application For Permit for 

wetland impacts associated with the project to the USACE and NYSDEC as of 

June, 2009. After thoroughly reviewing the complete application and associated 
wetland impacts, the USACE issued a Validated Department of the Army Permit 
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10. 

Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

for wetland impacts associated with the project as of May, 2012. Additionally, 

having thoroughly reviewed the complete application and associated wetland 
impacts, the NYSDEC officially issued a Freshwater Wetland Permit and Water 

Quality Certification for wetland impacts associated with the project as of 
November, 2009. 

On May 14, 2012, the United States Army Corps of Engineers (“USACE”) issued 

Department of Army Permit No. 2001-00067. The permit issued by the USACE 
permitted to impact 17.83 acres of Federal wetland, and 1.29 acres (approximately 

5227 linear feet) of jurisdictional tributaries for the construction of Muir Woods 
project. On May 6, 2016, the USACE extended the permit expiration dated from 
May 14, 2012 to November 30, 2019. The USACE issued a modification of 
Permit No. 2001-00067 on June 20, 2018 in connection with the development of 
Sites “C” and “D” as a residential subdivision. On January16, 2019, the USACE 

extended the expiration date of Department of Army Permit No. 2001-00067 to 
November 30, 2024. 

On February 25, 2021, the United States Army Corps of Engineers (“USACE”) 

issued an Amended Wetland Permit [LRB-2001-00067] authorizing impacts to 
6.089 acres of federal wetlands, which was a reduction of 6.921 acres of 

previously authorized impact of 13.01 acre to federal wetlands, in order to 
accommodate the mixed-use project on Site A. 

Wildlife / Biological Resources (FGEIS Section 2.3) 
  

The NYSDEC’s Natural Heritage Program has reported no record of known 
occurrences of rare or state-listed animals or plants, significant natural 
communities, or other significant habitats, on or in the immediate vicinity of the 
project site. The Project Sponsor will be required to implement the following 

mitigation measures in order to minimize impacts to wildlife resources to the 
maximum extent practicable: 

e A comprehensive erosion control plan will be developed and implemented — 
to protect vegetation and water quality. 

° Off-limit areas, including wetlands, will be delineated prior to 

construction to avoid or minimize impacts to vegetation. The construction 
workforce will be educated as to respecting and adhering to physical 

boundaries of off-limit areas. 

° Best Management Practices will be followed during construction. 

° The establishment of invasive vegetative species will be deterred through — 

manual extraction and rapid establishment of desirable vegetation. 
Exposed and disturbed soils will be seeded, planted and mulched to 

prevent the colonization of invasive species. Volume 8 of the Appendix 

of the FGEIS at Exhibit F (SYWPA Appendix M) contains a discussion of 

the proposed on-site wetland mitigation including the protection of habitat 

areas, 
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11. 

Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

Waterfowl activity will be deterred in the off-site wetland mitigation area 

located in the Town of Newstead through the use of mylar tape, snow 
fencing, 4-7 ft. tree plantings and the seeding of upland grassland areas 
with a cool season grass. 

The proposed on-site wetland mitigation system will be designed to 

provide seasonal aquatic habitat for fish, waterfowl and amphibians; 
habitat for multiple covertypes of wetland plant species; and passerine bird 
nesting, feeding and resting habitat. 

The project site historically has had an elevated number of deer-vehicle 

accidents on the roads surrounding the parcel. This parcel is a portion of a 
much larger habitat area which also includes Nature View Park to the 
north and is not a “closed” habitat area. The Planning Department, in 
conjunction with the Police Department, will continue to monitor the deer 

population throughout the Town and implement approved methods of 

reducing deer/vehicle accidents in accordance with the Deer-Vehicle 
Accident Management Plan. 

Drainage and Flooding (FGEIS Section 2.4) 
  

The following measures shall be implemented by the Project Sponsor to mitigate 
drainage and flooding impacts to the maximum extent practicable: 

A, The Town Highway Department shall have access to all Town 
ditches that are on the subject property including Town ditches 4, 

4A, 4B and 4C. The Project Sponsor will be required to grant 
public easements to the Town to these ditches to ensure their 

proper maintenance. No aspect of the Muir Woods development 

will inhibit access to Town ditches or create undue burden to the 
Town for restoration of easement property used to access Town 
ditches. On June 28, 2018, the Project Sponsor recorded a. 

Permanent Access and Drainage Easement at the Erie County 

Clerk’s Office (Liber 11331 of Deeds at Page 1521) for the 

purpose of granting the Town an easement to access town ditches 
and stormwater management facilities on the Project Site including 
the existing lake. 

The project site and the surrounding vicinity are known as locations for 
high amounts of beaver and mosquito activity. Access to the Town 

Highway Department for control of this activity in Town ditches or other 
areas of the development shall be provided. 

The Project Sponsor shall be responsible for cleaning and debrushing of 

all Town ditches located on the project site during the initial construction 

phases of the project. The Project Sponsor will also be responsible for 
long-term maintenance of stream/drainage features and 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

detention/stormwater basins; for maintenance of on-site wetland 

mitigation areas during the monitoring period; and for the construction of 

all drainage improvements required for development of the project site. 

The Project Sponsor shall be required to construct any ponds and sand 
filters required stormwater quality treatment. All ponds and sand filters to 

be constructed on the project site will be privately owned and maintained, 

with public drainage easement to be granted by the Project Sponsor to 
allow Town to properly maintain the inlet and outlet pipes of any wet 
ponds. 

All stormwater runoff will be treated to standards approved by the Town 

Engineering Department prior to discharging into the existing lake on the 
project site or Town ditches. No additional detention is being proposed for 

the Muir Woods development for stormwater quantity control. 

All buildings in the west portion of the Muir Woods site located within the 
Ellicott Creek flood plain will be at a minimum elevation of 576.0 feet, or 

one foot above the base flood elevation as determined by the Town 
Building Commissioner. 

As development is proposed, specific drainage plans will be reviewed and 
approved by the Town Highway and Engineering Departments and the 

NYS Department of Environmental Conservation/US Army Corps of 

Engineers during site plan review, to ensure there is no adverse impact to 
the Ellicott Creek Flood Control system. 

Upon development, the existing 32+ acre lake in the southeast portion of 

the project site will be maintained with a normal lake level of 569.55 feet. 

The existing 42-inch CMP outlet at the west end of the lake will remain as 
itis. All stormwater from the east side of the development around the lake 

will pass through a stormwater quality treatment facility consistent with 
the NYS Stormwater Management Design Manual and Phase II 

Stormwater SPDES requirements prior to entering the lake. This system 
currently designed as sand filters may evolve into wet ponds, bio-retention 
filters, and/or other acceptable practices under the Design Manual and 

SPDES requirements. 

Backyard runoff from proposed residential units will be separated from 
wetland mitigation areas and wetlands either by a ditch or rear yard drains 

to preclude pollution of those areas by lawn chemicals, per NYSDEC 
letter dated October 26, 2007. 

A detailed Stormwater Pollution Prevention Plan (SWPPP), including a 

Sediment and Erosion Control Plan, for the various phases of the project 
including any related on-site drainage areas shall be submitted as specific 

site plans are submitted for review. The Stormwater Pollution Prevention 

Plan for each phase of the project will need to be reviewed and approved 

by the Town’s Engineering Department. 

20

2.b

Packet Pg. 227

A
tt

ac
h

m
en

t:
 Z

-2
02

-0
9_

F
_a

p
p

lic
at

io
n

_0
61

82
6 

 (
31

57
2 

: 
Z

-2
00

2-
09

_F
, 7

70
 J

o
h

n
 J

am
es

 A
u

d
u

b
o

n
 P

kw
y)



Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

The Project Sponsor shall be required to comply with the findings and - 
recommendations of the Preliminary Drainage report prepared by 

Greenman-Pedersen, Inc. in August 2007 and any updated reports during 
the course of development. 

The Project Sponsor will provide backyard drainage for the existing 

homes that are directly adjacent to the portions of the project site that will 

be developed for residential use. This requirement pertains to Sites and D. 
Additional drainage improvements for the areas along the rear yards of the 

homeowners on Nancy Lane will also be installed by the Project Sponsor. 
The drainage pipe to be installed in the rear yards of the new residential 
units that will be integrated with the new drainage swale behind the 
residents of Nancy Lane will be a minimum diameter of 12 inches. 

  

12. Character and Quality of Life Issues (FGEIS Section 2.5) 

A. Setbacks 

On those portions of the project site where commercial or student housing 

development will be directly adjacent to existing residential areas (i.e. 
Pleasant Acres Part II & III Subdivision), setbacks will retain existing 

vegetation to a depth that provides an adequate buffer. The following 
minimum setbacks will be required: 

e The planting of additional trees and shrubs by the Project Sponsor 

within the minimum setback area may be required to supplement the 
existing vegetation in order to provide adequate buffers. 

e A combination of earthen berms and new vegetation will be required 

in those portions of the minimum setback area where there is not 

sufficient existing vegetation to provide an adequate buffer. The 
minimum height at the top of berms shall be three feet, and the 
maximum slope shall be 1 on 3 (33%) to promote the growth and long- 
term viability of trees. and shrubs planted on the berms. Berms should 

have a natural appearance by varying their width and height. 

e Site A (western portion of the project site — 50 Dodge Road) — This 

‘portion of the project site will be utilized for mixed-use; a portion of 
Site A is located directly south of the Pleasant Acres Part II & III 
Subdivision (Bucyrus Heights neighborhood) 

- 30 ft. minimum building setback from-residential lot line for 

attached and detached two-family townhome style units. 

« 400 ft. minimum building setback from residential lot line for four- 

story mixed use buildings. 

« 500 ft. minimum building setback from residential lot line for 

four-story multifamily buildings. 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

« 450 ft. minimum setback from residential lot line for four-story 
climate controlled storage building. 

+ 60 ft. parking setback from residential lot line 

Site B (center portion of site) — This portion of the project site will be 
developed around the extended John James Audubon Parkway as a 
public roadway to be dedicated to the Town of Amherst. Site B will 

be developed as student housing or for the land uses permitted 
pursuant to the Amended Findings Statement issued by the Town 

Board on December 17, 2015. The following setback standards apply 

to the development of Site B: 

* 60 ft. building setback from residential lot line. If the height of any 

proposed buildings exceeds 50 feet, the required minimum 
building setback shall be equal to the height of the proposed 

building. 

« 90 ft. parking setback to residential lot line 

Building Height 
  

The following maximum building heights will be observed for the 

proposed development: 

Site A (western portion of the project site — 50 Dodge Road) — This 

portion of the project site will be the location of mixed-use buildings, a 

climate controlled storage building and residential buildings and a 

portion of Site A (50 Dodge Road) is located directly south of the 
Pleasant Acres Part I & II Subdivision (Bucyrus Heights 

neighborhood). 

« Maximum building height for mixed-use buildings, multifamily 

buildings and climate controlled storage building shall be four- 

stories and 60 ft. as measured from the finished grade to the top of 

any parapet (excluding any rooftop mechanical equipment). All 
mechanical equipment shall be properly screened in accordance 

with the standards contained in the Zoning Code adopted by the 

Town Board in May of 2006. : 

« Maximum height of any residential buildings within 500 ft. ofa 

residential lot shall be 35 ft. 

Site B (center portion of the project site) — This site will be developed 

around the éxtended John James Audubon Parkway as a public 

roadway to be dedicated to the Town of Amherst. Site B will be 

developed as student housing or Site B will be developed as permitted 

to the Amended Findings Statement issued by the Town Board on 

December 17, 2015. 
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13. 

14. 

Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

e There will not be a maximum height for buildings to be 
constructed on Site B. All buildings will be required to comply 

with a minimum required setback that shall be the greater of 50 
feet or the height of the proposed building at the point of its 
maximum height (including rooftop mechanicals, etc.) 

Soil Stability and Foundation Issues (FGEIS Section 2.6) 
  

The Geotechnical Engineering Report prepared by McMahon & Mann Consulting 

Engineers, P.C. dated June 2005 includes findings and foundation considerations 
for future construction of the various components of the project. The report is 
included in Volume 6, Appendix I of the FGEIS. 

The Town shall not grant site plan, subdivision or Public Improvement Permit 
(PIP) approval for construction of any component of the project (buildings, 

parking areas or infrastructure) unless the identified limitations as discussed in the 
McMahon & Mann report are adequately accounted for. The applicant shall be 
required to provide documentation of site-specific soil characteristics and comply 

with all relevant Town building codes regarding soil conditions. 

Additional mitigation measures to be undertaken by the Project Sponsor, subject 

to determination by the Building Department, may include: 

e Perform individual soil borings for each proposed structure to accurately 
determine the specific geotechnical design perimeters. 

_ © Take measures to control the moisture content of the soils outside the 
structure. These may include installation of an irrigation system that would 
maintain near-saturated conditions in the soil around the structure during dry 

summer months, and/or installation of an exterior vapor barrier that extends 
out away from the structure around the perimeter. 

e Monitoring of soil moisture with supplemental foundation watering during dry 
months. 

e Use ofa lower allowable bearing pressure for design of the spread footings. 

« Placement of a minimum of two continuous #5 horizontal longitudinal 

reinforcing bars in each of the following locations: in the footing, at the base 
of the foundation wall, and at the top of the foundation wall. 

e Use of an isolation joint between the basement floor slab and the foundation 
wall. 

e Installation of a quality vapor barrier under the basement floor slab. 

e Installation of a foundation drain system designed so that the floor elevation 
of the sump is above the elevation of the bottom of the footing. 

Economic Impacts (FGEIS Section 2.7)   

All infrastructure required to support the development of the project site will be 
installed at the Project Sponsor’s expense. Town-wide or localized special 
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15. 

Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

assessment districts (sewer, water, highway, etc.) are established so operating cost 
can be spread over many taxpayers who use specific services. 

According to the “Cost of Servicing/Revenues Generated Land Use Study” in 

December 2006 commissioned by the Amherst Industrial Development Agency, 
for every $1.00 attributed to residential use, $1.11 is expended in providing 
government services, while just $0.48 is expended for commercial use and $0.60 

is expended for open land. As a predominantly commercial oriented mixed-use 
project, the estimated $3,500,000 in yearly tax revenue (2007 estimated) to the 
Town at full build out projected to be generated by the project is expected to 
cover the cost of any additional services including police and fire protection, 

snow plowing, maintenance of roads, water and sewer infrastructure, ditches, etc. 

An economic real estate study for the proposed Muir Woods project was 

completed by Northeast Appraisers in March, 2002 which analyzed residential 

demand and property values. A subsequent Economic Analysis was completed by 
Real Property Services, LLC in July 2006, which is included in Appendix K, 
Volume 8 of the FGEIS. The conclusions of those reports are: 

° There will be no negative impact on the marketability or values of nearby 

existing housing. The project may potentially have a positive impact on 

surrounding residential property values due to increased demand on 
desirability to live in close proximity to the development. 

° The proposed project development will add over $70 million to the Town 

of Amherst tax base when compléted, and generate over $3.4 million in 
tax revenue per year at stabilized 2008 levels. 

° Over the first 10 years of development, the project is projected to generate 

over $21.4 million in tax revenue, as compared to total tax revenue of 

approximately $260,000 that would be generated if the project site 
remains as vacant land over the same period. 

e It appears that both the Sweet Home and Williamsville School Districts 
will be impacted minimally with regards to expenditures on a per student 

basis. This takes into account that more than 50% of the residential 
development will consist of patio homes, which primarily cater to “empty 
nesters” and typically generate less students per household. 

e The competitive advantages of the project site which are expected to 

support strong market absorption include its direct interchange access 
from the Lockport Expressway (I-990) and the high visibility of the site 

from expressway traffic. 

Noise and Light Issues (FGEIS Section 2.9) 
  

Noise — It is anticipated that the project site will be built-out in stages over many 

years and, as such, there is a need to impose mitigation measure for noise from 
construction activities to minimize this identified adverse environmental impact to 
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Certification of Amended Findings 
Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

the maximum extent practicable. Both temporary and long terms noise impacts 

may result from the construction activities on the project site as well as from the 
proposed use of the project site. 

Noise from construction-related activities, which will exceed local ambient levels 
for noise outside of structures, may cause some temporary annoyance to nearby 

residents. It is expected that this impact, caused by heavy equipment, construction 
vehicles and power tools, will continue throughout the duration of construction. In 
order to reduce this noise, the following measures will be undertaken by the 
Project Sponsor: 

e Limit major construction activities to daytime hours 

Use of construction equipment with mufflers 

e The preservation of existing vegetation to the greatest extent 
practicable will provide a noise barrier to existing residential areas. 

e If blasting is required, the developer will follow all requirements of the 
Town Blasting Ordinance 

Noise resulting from the occupation and usage of the buildings constructed on the 

project site can be expected to result in sound levels that are characteristic of 

suburban office and residential developments and should not be significant. 

With the Lockport Expressway (1-990) forming the southern boundary of the 
project site, and its design as an elevated highway for a portion of this boundary, 
traffic is considered the largest source of existing noise. Levels from typical noise 

generators that may be expected to exist in the vicinity of the project site include: 

Distant traffic (45 mph) 45 — 50 decibels 
Passenger car pass-bys 70 decibels 

Accelerating trucks 85 decibels 

Distant aircraft noise 60 — 85 decibels 

The Transportation Project Report for the Lockport Expressway evaluated the. 

potential noise impacts of the entire I-990 project, including the interchange that 
will be improved in connection with the proposed project. A copy of the Noise & 
Air Pollution Study is found in Volume 6 of the Appendix of the DGEIS at 

Exhibit 30. In addition, there is not any development directly adjacent to the 
existing interchange that will be impacted by the proposed interchange 
improvements. To the south of the northbound off-ramp there are some 
residential units situated along Dodge Road. However, the planned improvements 

at the existing off-ramps will not result in a movement of traffic 50% or more 

closer to source receptors. 

Light — To mitigate the light spillage from exterior lighting on adjacent residential 
properties, especially the Pleasant Acres Part II & III Subdivision (Bucyrus 

Heights neighborhood), the following measures will be implemented: 
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16. 

17. 

Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

e Appropriately located lighting, downward-directed lighting fixtures or hooded 

lighting will be used to prevent off-site light spillage on adjacent residential 
areas. The light fixtures and their placement will follow all Town of Amherst 

code requirements for usage and design. The Town Zoning Code requires a 
lighting plan to be submitted during the site plan review process, and the 
standards contained in the relevant section of the Zoning Code regulate 
lighting spillover from commercial locations onto adjacent residential land 
uses. 

e Screening of proposed commercial buildings and parking lots will be provided 
through the creation of berms or landscaping elements on the periphery of 
developed areas (see Section 10A above). 

Open Space and Recreation (FGEIS Section 2.10) 
  

The proposed internal trail system shall be installed (Sites C & D) of the “The 
Preserve at Muir Woods” development, provided it does not impact regulated 

wetlands or is permitted by permits issued by the NYSDEC and/or USACE. 
Public access to a portion of the existing lake will be provided. The majority of 

State Wetlands TE-22, TE-33, and TE-34 will remain as Major Open Space 
(MOS). As a result of the modifications to the project, approximately 224+ acres 
of the project site will be preserved as open space. 

The proposed recreational trail connecting sites A, B, C, and D of the Muir 

Woods Development shall connect to the Town’s existing trail system as shown 

in Figure 4 (Park, Open Space and Trail map) and Figure 2.1 (University Focal 
Planning Area Concept Plan) of the adopted Amherst Bicentennial 

Comprehensive Plan and shall be constructed by the Project Sponsor as part of the 
Muir Woods project. Each development site of the Muir Woods Development 

shall complete its portion of the trail system prior to the issuance of any certificate 
of occupancy by the Town of Amherst Building Department. 

Other Issues (FGEIS Section 2.12) 

A, Reclassification of Land 
  

The entire project site is zoned New Community District (NCD), and no 
changes are proposed to remove the property from the NCD zoning 
district classification. 

The original request by Ciminelli Development Company, Inc. in 2002 
was to reclassify 326+ acres of land from NCD-ND and NCD-MOS to 

NCD-GC, NCD-RI and NCD-MOS. This request was reviewed and 
commented on over a five year period. As a result of discussions with the 

NYS Department of Environmental Conservation during that time, the 

petitioner amended the original Muir Woods Concept Plan by reducing the 
overall development from 144 acres to 110 acres in order to minimize 

wetland impacts. In addition, the various components of the development 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

were altered so that the proposed size of the commercial office/R&D 
space was reduced from 1.8 million sq. ft. to 700,000 sq. ft. The proposed 
“village center” originally envisioned was also eliminated. The result is a 
different land pattern from that initially proposed and one that is not 
consistent with the originally-requested reclassification districts. 

The following additional steps shall be undertaken as part of the Findings 
for this project: 

e The parcels to be reclassified to NCD-GC shall be deed restricted to 
prohibit the following uses: 

e Automobile sales and service facilities (except vehicles used 
primarily on the subject property) 

e veterinary clinics or kennels 

¢ gasoline service station will be prohibited around the existing 
lake 

On June 21, 2018, a Declaration of Restrictions was recorded at 

the Erie County Clerk’s Office (Liber 11330 of Deeds at Page 

8243) for the purpose of prohibiting the above described uses on 
the portion of the Project Site reclassified to NCD-GC. 

e Atthe Town Board’s direction, the Town shall initiate a 

reclassification of the remainder of wetland areas contained in the 
original project proposal as Major Open Space (MOS). 

Land Use 

The proposed development will follow the program summarized below as 
depicted in the original Findings Statement concept plan for the project 
dated September 2007, as depicted in the Concept Plan for Site B dated 
August 14, 2015, as the Concept Plan for Site B dated April 2, 

2019showing a student housing project, or as the Concept Plan for Site A 
dated June 23, 2021 showing a mixed-use project: 

  

  

        

Development Maximum 
Site Land Use Developed Development Program 

rea 
Site A (50 Mixed-Use 17.42 acres | Maximum of two mixed-use buildings with 
Dodge Road) | including mixed- a maximum height of 60 ft. and maximum 

use buildings, combined footprint of 50,000 sq. ft., one- 

climate controlled four story climate controlled storage 
storage building building with a maximum footprint of 
and residential 35,000 sq. ft.; one-family and two-family 
buildings attached and detached townhomes and 

maximum height of 35 ft. The overall 

maximum allowed residential density on 

Site A is 258 units. 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

  

  

  

  

  

Site B Class A Corporate 46 acres | Maximum of 464,850 sq. ft. of office/retail 
Option 1) office buildings space 

Site B Residential/ 46 acres | Maximum of 192 residential units on the 

(Option 2) Commercial eastern portion of Site B (approximately 26 
acres) and a maximum of 205,000 sq. ft. of 
office and commercial space on the western 

portion of Site B (approximately 20 acres) 

Site B Residential - 46 acres | Maximum of 515 student housing units 
(Option 3) Student housing 

Sites C and Residential 37 acres | 133 lot residential subdivision consisting of 

D detached single-family homes on individual 

lots pursuant to the Map Cover filed at the 

Erie County Clerk’s Office on July 24, 

2018.         
General components of the proposed development that will minimize 
adverse environmental impacts include: 

e The maintenance of the remaining approximately 224+ acres of the 
development site as permanent open space. 

e Implementing a cluster pattern to maximize open space preservation. 

Utility Infrastructure - In accordance with the October 17, 2007 letter 
received from the Erie County Department of Environment & Planning, 

all proposed sanitary sewer lines to be constructed to service both the 

residential and commercial portions of the project will be subject to 

review and approval by the Erie County Health Department. All systems 
installed or improved for the project will be undertaken by the Project 
Sponsor at its cost and will be required to meet all Town, County and 
State requirements. 

  

Archaeological/Cultural Resources — One prehistoric archaeological site 
was discovered on the project site, with a Stage 2 archaeological study 

determining that the identified prehistoric archaeological site did not meet 
the eligibility criteria for listing on the State or National Register of 
Historic Places. This finding was confirmed by the NYS Office of Parks, 

Recreation and Historic Preservation in its letter of October 10, 2001. No 
mitigation measures are needed for the subject development. 

  

Air Quality — Potential impacts to air quality resulting from fugitive dust 

generated during construction activities will be minimized by the 
following measures: 

e seeding and/or mulching exposed soils as soon as practicable and in 

accordance with the requirements and applicable regulations 
promulgated by the NYSDEC 

e grading roadways and covering them with gravel during construction, 
periodically regarding, compacting and replacing gravel as necessary 
as determined by the Town 
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Certification of Amended Findings 

Amendment #51 & #77 to the Audubon Development Plan (Z-9-02) 

e wetting down temporary roads to be constructed on the project site 

during construction of the build-out of the project as needed 
throughout the duration of construction activities and as determined by 
the Town. 

F, Condominium Designation - As originally proposed, the residential 
portion of the project was not to include the development of any units that 

will be filed as condominiums. The Project Sponsor previously offered to 
place a deed restriction to this affect as a condition of sale to any future 
builder, developer or owner of any lot on the subject site. On June 21, 
2018, a Declaration of Restrictions was recorded at the Erie County 
Clerk’s Office (Liber 11330 of Deeds at Page 8243) for the purpose of 

prohibiting the residential uses on the Project Site from utilizing the 
condominium form of ownership. The Project Sponsor is requesting that 
the Declaration of Restrictions be modified to allow the condominium 
form of ownership for the attached residential units to be developed on 

Site A. 

  

18. Evaluation of Future Actions   

In accordance with SEQR regulations, upon application to the Town for development of 

the project site that requires the submittal of an Environmental Assessment Form, the 
Town will be required to determine if the potential adverse environmental impacts 

associated with the development have been adequately identified and evaluated in the 
DGEIS, FGEIS, and this Amended Findings Statement, and whether the proposed 

development exceeds any of the thresholds and/or requirements contained in this 
Findings Statement. This determination must be made by the Town prior to the issuance 
of any discretionary land use approvals by the Town for the proposed development. 

The following scenarios are put forth in Section 617.10(c) & (d) of the SEQR 

regulations: 

A. If the Town determines that the proposed action is in conformance with the 

conditions and thresholds in the FGEIS or the Amended Findings Statement, then no 

further environmental review pursuant to SEQR will be required; 

B. If the Town determines that the proposed action is adequately addressed in the 

FGEIS, but is not addressed or not adequately addressed in the Amended Findings 
Statement, then an amendment to this Amended Findings Statement must be 

prepared; 

C. If the Town determines that the proposed action was not addressed, or was not 
adequately addressed, in the FGEIS, but it will not result in any significant 

environmental impacts, then a negative declaration must be prepared; or 

D. If the Town determines that the proposed action was not addressed, or was not 

adequately addressed, in the FGEIS, and the action may have one or more significant 

adverse environmental impacts, than a supplement to the FGEIS must be prepared. 
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EXHIBIT E 
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Full Environmental Assessment Form 

Part I - Project and Setting 

Instructions for Completing Part 1 

Part | is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding, 
are subject to public review, and may be subject to further verification. 

Complete Part 1 based on information currently available. 1f additional research or investigation would be needed to fully respond to 
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist, 
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to 
update or fully develop that information. 

Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that 
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the 
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any 

additional information. Section G requires the name and signature of the applicant or project sponsor to verify that the information 
contained in Part lis accurate and complete. 

A. Project and Applicant/Sponsor Information. 

  

Name of Action or Project: 

Townhomes at Muir Woods 
  

Project Location (describe, and attach a general location map): 

770 John James Audubon Parkway, Amherst, New York 

  

Brief Description of Proposed Action (include purpose or need): 

This Project is a development of a 17.14-acre site located 770 John James Audubon Pkwy in the Town of Amherst. Construction will consist of 160 
townhouse units, 4 private roads, the relocation of the existing Town of Amherst bike trail, and will also include associated utility, lighting, and landscaping 
improvements. Currently the site is undeveloped. The proposed site development area to be disturbed for this project is approximately 14.5 acres when 
construction is completed. 

  

Name of Applicant/Sponsor: Telephone: 
  770 JJAP LLC 
E-Mail: 

  

Address: 59 Fountain Plaza, Suite 500 

  

City/PO: Buffalo State: New York Zip Code: 14202 

    

Project Contact (if not same as sponsor; give name and title/role): Telephone: 716.631.8000 xt 3073 
  Erik Wagner, Director of Development & Construction, Ciminelli Real Estate Corporation : —— 
E-Mail: ewagner@ciminelli.com 

  

  

    

  

  

  

Address: 
50 Fountain Plaza, Suite 500 

City/PO: State: Zip Code: 
Buffalo New York 14202 

Property Owner (if not same as sponsor): Telephone: 

770 JJAP LLC E-Mail: 

Address: 

50 Fountain Plaza, Suite 500 

ity/PO: State: i : City/PO: alo Ny Zip Codes, soo           
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B. Government Approvals 
  

B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial 
assistance. ) 
  

  

  

  

  

  

  

  

  

Government Entity If Yes: Identify Agency and Approval(s) Application Date 

Required (Actual or projected) 

a, City Counsel, Town Board, M]Yes[JNo | Amherst Town Board Rezoning Approval February 17, 2026 
or Village Board of Trustees 

b. City, Town or Village WlYesLINo Amherst Planning Board - Site Plan/Subdivision |Spring 2026 

Planning Board or Commission 

c. City, Town or CYeshZJNo 
Village Zoning Board of Appeals 

d. Other local agencies FYesLINo 

e. County agencies YesLINo Erie County Department of Health - Sewer Spring 2026 
ad Connection 

f. Regional agencies OlYesLNo 

g. State agencies WlYesNo NYSDEC Wetland Permitting 

h. Federal agencies WYes-]No ACOE Wetland Permitting     
  

i. Coastal Resources. 

  

  

  

  

  

  

  

  

  

  

  

i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway? CYesbZINo 

ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program? 1 YeskZINo 
ii. Is the project site within a Coastal Erosion Hazard Area? C1 YesLNo 

C. Planning and Zoning 

C.1, Planning and zoning actions. 

Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the [ZJYes[-JNo 

only approval(s) which must be granted to enable the proposed action to proceed? 

« If Yes, complete sections C, F and G. 

e If No, proceed to question C.2 and complete all remaining sections and questions in Part 1 

C.2. Adopted land use plans. 

a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site MZ1YesLINo 
where the proposed action would be located? 

If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action 1YesLINo 
would be located? 

b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway; h21YesL_JNo 
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan; 
or other?) 

If Yes, identify the plan(s): 
NYS Heritage Areas:West Erie Canal Corridor 

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, [JYeshZJNo 
or an adopted municipal farmland protection plan? 

If Yes, identify the plan(s): 
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C.3. Zoning 

  

  

  

  

  

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance. M1 YesLJNo 
If Yes, what is the zoning classification(s) including any applicable overlay district? 
NCD-GC 

b. Is the use permitted or allowed by a special or conditional use permit? 71 Yes] No 

c. Is a zoning change requested as part of the proposed action? 7] Yes]No 
If Yes, 

i. What is the proposed new zoning for the site? NCO-ND 
  

  

C.4. Existing community services. 

  

a. In what school district is the project site located? Williamsville Central Schools 
  

  

b. What police or other public protection forces serve the project site? 
Tawn of Amherst Police Department 
  

  

c. Which fire protection and emergency medical services serve the project site? 
Getzville Fire Protection District 
  

  

d. What parks serve the project site? 
Town of Amherst Bike Path 
  

  

  

D. Project Details 

  

D.1. Proposed and Potential Development 

  

a, What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational: if mixed, include all 
components)? Residential 

  

  

  

  
  

  

  

  

  

  

b. a. Total acreage of the site of the proposed action? 17.9 acres 
b. Total acreage to be physically disturbed? 14.5 acres 
c. Total acreage (project site and any contiguous properties) owned 

or controlled by the applicant or project sponsor? 163.3 acres 

c. Is the proposed action an expansion of an existing project or use? CI Yesh7] No 
i. If Yes, what ts the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units, 

square feet)? % Units: 

d. Is the proposed action a subdivision, or does it include a subdivision? WYes LINo 
If Yes, 

i Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types) 
Residential 

ii. Is a cluster/conservation layout proposed? DYes CLINo 

iii Number of lots proposed? 160 

iv. Minimum and maximum proposed lot sizes? Minimum _ 1,334.64 sf. Maximum 1,468.64 sf 

e. Will the proposed action be constructed in multiple phases? C1 Yesbh/jNo 
i. If No, anticipated period of construction: 48 months 

ii, If Yes: 

¢ Total number of phases anticipated 

e Anticipated commencement date of phase | (including demolition) month year 

¢ Anticipated completion date of final phase month year 

e Generally describe connections or relationships among phases, including any contingencies where progress of one phase may 
determine timing or duration of future phases: 
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f. Does the project include new residential uses? WlYesC]No 
If Yes, show numbers of units proposed. 

    

    

  

  

  

  

  

One Family Two Family Three Family Multiple Familv (four or more) 

Initial Phase 160 
At completion 

of all phases 

g. Does the proposed action include new non-residential construction (including expansions)? CYes¥]No 
If Yes, 

i. Total number of structures 

ii, Dimensions (in feet) of largest proposed structure: height; width; and length 
ii, Approximate extent of building space to be heated or cooled: square feet 

h. Does the proposed action include construction or other activities that will result in the impoundment of any L1Yes¥JNo 
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage? 

If Yes, 

i. Purpose of the impoundment: 

ii, Ifa water impoundment, the principal source of the water: [_] Ground water [] Surface water streams [_]Other specify: 

  

iii. If other than water, identify the type of impounded/contained liquids and their source. 

  

fv, Approximate size of the proposed impoundment. Volume: million gallons; surface area: acres 
v. Dimensions of the proposed dam or impounding structure: height; length 

vi, Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete): 

  

  

D.2. Project Operations 
  

a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? [_]Yesl¥]No 
(Not including general site preparation, grading or installation of utilities or foundations where all excavated 
materials will remain onsite) 

If Yes: 

i, What is the purpose of the excavation or dredging? 

it, How much material (inciuding rock, earth, sediments, etc.) is proposed to be removed from the site? 

¢ Volume (specify tons or cubic yards): 

* Over what duration of time? 

ui Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them. 

  

  

  

  

  

iv. Will there be onsite dewatering or processing of excavated materials? [_]Yes[_]No 
If yes, describe. 
  

  

  

  

v. What is the total area to be dredged or excavated? acres 
vi. What is the maximum area to be worked at any one time? acres 

vii, What would be the maximum depth of excavation or dredging? feet 
  

viii. Will the excavation require blasting? [Tyes[_]No 
ix. Summarize site reclamation goals and plan: 
  

  

  

    b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment [_]Yesl¥]JNo 

into any existing wetland, waterbody, shoreline, beach or adjacent area? 

If Yes: 

i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic 
description): 
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it Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or 

alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres: 

  

  

  

  

  

ii, Will the proposed action cause or result in disturbance to bottom sediments? ClYes(JNo 
If Yes, describe: 

iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation? CJ YesLJNo 
If Yes: 

* acres of aquatic vegetation proposed to be removed: 
  

e expected acreage of aquatic vegetation remaining after project completion: 

* purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): 
  

  

  

¢ proposed method of plant removal: 

¢ if chemical/herbicide treatment will be used, specify product(s): 
v. Describe any proposed reclamation/mitigation following disturbance: 

  

  

  

  

  

  

  

c. Will the proposed action use, or create a new demand for water? W1Yes [_JNo 
If Yes: 

i. Total anticipated water usage/demand per day: 38,720 gallons/day 

ii, Will the proposed action obtain water from an existing public water supply? WYes LINo 
If Yes: 

e Name of district or service area: Town of Amherst 

e Does the existing public water supply have capacity to serve the proposal? i] YesL] No 

e Is the project site in the existing district? 1 Yes[_] No 

e Is expansion of the district needed? C1 Yesb7] No 
¢ Do existing lines serve the project site? i] YesL] No 

iii, Will line extension within an existing district be necessary to supply the project? Yes CINo 
If Yes: 

e Describe extensions or capacity expansions proposed to serve this project: 

Approx. 49 LF of public main to the hotbox. Approx, 2,898 LF of new 8” private water main will be installed along the private roads after hotbox 
  

  

* Source(s) of supply for the district: public 

iv. Is a new water supply district or service area proposed to be formed to serve the project site? LI Yesi¥7INo 
If, Yes: 

«  Applicant/sponsor for new district: 

e Date application submitted or anticipated: 

¢ Proposed source(s) of supply for new district: 

v. Ifa public water supply will not be used, describe plans to provide water supply for the project: 

  

  

  

  

  

  

  

  
vi. Lf water supply will be from wells (public or private), what is the maximum pumping capacity: gallons/minute. 

d. Will the proposed action generate liquid wastes? 1 YesLINo 
If Yes: 

i Total anticipated liquid waste generation per day: 35,200 gallons/day   
ii, Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and 

approximate volumes or proportions of each): 
sanitary waste 
  

  

  

iii, Will the proposed action use any existing public wastewater treatment facilities? V1Yes[_JNo 
If Yes: 

¢ Name of wastewater treatment plant to be used: Town of Amherst Wastewater Treatment Facility 
« Name of district: Town of Amherst 
  

  

e Does the existing wastewater treatment plant have capacity to serve the project? M1] Yes(_JNo 

e Is the project site in the existing district? V1Yes[_JNo 

¢ — Is expansion of the district needed? ClYesVINo 
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e Do existing sewer lines serve the project site? MYesLJNo 

¢ Willa line extension within an existing district be necessary to serve the project? WlYesLJNo 

If Yes: 

e Describe extensions or capacity expansions proposed to serve this project: 
Approx. 215 LF of public forcemain connecting to a new public wastewater pump station. approx. 3,260 of 8" private sanitary sewer extension 
along proposed private roads connecting to the new public wastewater pump Station. 

  

  

  

iv. Will a new wastewater (sewage) treatment district be formed to serve the project site? [JYesJNo 
if Yes: 

e — Applicant/sponsor for new district: 

¢ Date application submitted or anticipated: 

e What is the receiving water for the wastewater discharge? 

v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed 
receiving water (name and classification if surface discharge or describe subsurface disposal plans): 

  

  

  

  

  

vi, Describe any plans or designs to capture, recycle or reuse liquid waste: 
  

  

  

  

e, Will the proposed action disturb more than one acre and create stormwater runoff, either from new point WlYes(JNo 
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point 
source (i.e. sheet flow) during construction or post construction? 

If Yes: 

i. How much impervious surface will the project create in relation to total size of project parcel? 
Square feet or ___7.3 acres (impervious surface) 
Square feet or 47.44 acres (parcel size) 

ii. Describe types of new point sources. New roadway, future townhouse family residences 
  

  

iti, Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties, 
groundwater, on-site surface water or off-site surface waters)? 

on site stormwater management facility/strutcures 
  

  

¢ Ifto surface waters, identify receiving water bodies or wetlands: 
  

  

  

e Will stormwater runoff flow to adjacent properties? C1YeshZ/] No 
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? []YesWINo 
  

f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel LIYesVINo 

combustion, waste incineration, or other processes or operations? 
If Yes, identify: 

i, Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles) 

  

ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers) 

  

iif. Stationary sources during operations (e.g., process emissions, large boilers, electric generation) 

  

    g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit, TYesVINo 

or Federal Clean Air Act Title IV or Title V Permit? 
If Yes: 

i Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet ClYes No 
ambient air quality standards for all or some parts of the year) 

ii. In addition to emissions as calculated in the application, the project will generate: 

. Tons/year (short tons) of Carbon Dioxide (CO2) 

Tons/year (short tons) of Nitrous Oxide (N30) 

e Tons/year (short tons) of Perfluorocarbons (PFCs) 

e Tons/year (short tons) of Sulfur Hexafluoride (SF¢) 

e Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs) 

° Tons/year (short tons) of Hazardous Air Pollutants (HAPs) 
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h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants, L]Yesl/] No 

landfills, composting facilities)? 
[f Yes: 

i Estimate methane generation in tons/year (metric): 
  

ii, Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or 
electricity, flaring): 
  

  

  

i, Will the proposed action result in the release of air pollutants from open-air operations or processes, such as LlYes] No 
quarry or landfill operations? 

If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust): 

  

  

  

J. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial [JYes[¥] No 
new demand for transportation facilities or services? 

If Yes: 

i. When is the peak traffic expected (Check all that apply): ©] Morning Evening LiWeekend 
EJ Randomly between hours of to 

  

it, For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks): 

  

iii, Parking spaces: Existing Proposed Net increase/decrease     
iv. Does the proposed action include any shared use parking? LlyYesINo 
¥. Ifthe proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe: 

  

vi. Are public/private transportation service(s) or facilities available within % mile of the proposed site? [TYes[_]No 
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric | []Yes[_]No 

or other alternative fueled vehicles? 
vidi, Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing L1Yes[_]No 

pedestrian or bicycle routes? 

  

k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand LTYesl/]No 
for energy? 

If Yes: 

i. Estimate annual electricity demand during operation of the proposed action: 
  

  

ii, Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or 
other): 

  

iit, Will the proposed action require a new, or an upgrade, to an existing substation? [TYes[_]No 

    1, Hours of operation. Answer all items which apply. 

    

  
  

    

i. During Construction: i, During Operations: 

¢ Monday - Friday: 7am - 7pm e Monday - Friday: N/A, subdivision 
e Saturday: as needed ° Saturday: N/A, subdivision 

e =Sunday: nla * Sunday: N/A, subdivision 

e Holidays: na e Holidays: N/A, subdivision     
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m, Will the proposed action produce noise that will exceed existing ambient noise levels during construction, ¥1 Yes LINo 
operation, or both? 

If yes: 

i. Provide details including sources, time of day and duration: 
Typical Construction noise during approved hours of construction in the Town. 
  

  

ii, Will the proposed action remove existing natural barriers that could act as a noise barrier or screen? LlYesWINo 
Describe: Existing trees/brush will be removed for construction of public infrastructure. 
  

  

  

n. Will the proposed action have outdoor lighting? VW] Yes(JNo 
If yes: 
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures: 

Street lighting along proposed private streets, 12' mounting height, standard light fixture, 150' +/- to nearest structure 
  

  

ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen? Li YesLINo 
Describe: existing trees/brush will be removed for construction of public infrastructure, this removal will be minimized as much as possible 
  

  

  

0. Does the proposed action have the potential to produce odors for more than one hour per day? C1 YesWINo 
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest 
occupied structures: 
  

  

  

  

p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons) O1Yes YINo 
or chemical products 185 gallons in above ground storage or any amount in underground storage? 

If Yes: 
i. Product(s) to be stored 
  

ii, Volume(s) per unit time (e.g., month, year) 
iii, Generally, describe the proposed storage facilities: 
  

  

  

q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.¢., herbicides, | [1] Yes [JNo 
insecticides) during construction or operation? 

If Yes: 
i. Describe proposed treatment(s): 

  

  

  

  

i, Will the proposed action use Integrated Pest Management Practices? CJ Yes LINo 
  

  
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal [] Yes LJNo 

of solid waste (excluding hazardous materials)? 

    

If Yes: 

i. Describe any solid waste(s) to be generated during construction or operation of the facility: 

¢ Construction: tons per (unit of time) 

¢ Operation : tons per (unit of time)     
if, Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste: 

¢ Construction: 
  

  

¢ Operation: 
  

  

ili. Proposed disposal methods/facilities for solid waste generated on-site: 

e¢ =©Construction: 
  

  

* Operation: 
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s. Does the proposed action include construction or modification of a solid waste management facility? O Yes YJ No 
If Yes: 

i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or 
other disposal activities): 
  

ii, Anticipated rate of disposal/processing: 

e Tons/month, if transfer or other non-combustion/thermal treatment, or 

e Tons/hour, if combustion or thermal treatment 

ii. Vf landfill, anticipated site life: years 
  

  

  

t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous Yes Y]No 
waste? 

If Yes: 

i Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: 
  

  

  

ii, Generally describe processes or activities involving hazardous wastes or constituents: 
  

  

  

iii. Specify amount to be handled or generated tons/month 

iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: 
  

  

  

v, Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? L}YesL]No 
If Yes: provide name and location of facility: 
  

  

If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility: 

  

  

  

E. Site and Setting of Proposed Action 
  

E.1. Land uses on and surrounding the project site 
  

a. Existing land uses. 

i. Check all uses that occur on, adjoining and near the project site. 

CL] Urban (1 Industrial [J Commercial WZ Residential (suburban) [Z] Rural (non-farm) 
LO Forest [J Agriculture [] Aquatic L] Other (specify): 

ii. If mix of uses, generally describe: 
  

  
  

  

  

b. Land uses and covertypes on the project site. 
  

  

  

  

  

  

  

  

    
Land use or Current Acreage After Change 
Covertype Acreage Project Completion (Acres +/-) 

* Roads, buildings, and other paved or impervious 
0.2 7.3 +7. surfaces 

e Forested 0.1 0 -0.1 

° Meadows, grasslands or brushlands (non- 16.84 9.84 70 

agricultural, including abandoned agricultural) 

e Agricultural 0.0 0.0 0.0 

(includes active orchards, field, greenhouse etc.) 

e Surface water features 0.0 0.0 0.0 

(lakes, ponds, streams, rivers, etc.) 

e Wetlands (freshwater or tidal) 0.0 0.0 0.0 

e Non-vegetated (bare rock, earth or fill) 0.0 0.0 0.0 

e Other 

Describe: 
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  c. Is the project site presently used by members of the community for public recreation? Ll Yesl¥]No 
i Hf Yes: explain: 
  
  d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed C1Yesi]No 

day care centers, or group homes) within 1500 feet of the project site? 
If Yes, 

i. Identify Facilities: 

  

  
  

  

  

  

e. Does the project site contain an existing dam? LJ Yes7INo 
If Yes: 

i Dimensions of the dam and impoundment: 

e Dam height: feet 

e Dam length: feet 

e Surface area: acres 

e Volume impounded: gallons OR acre-feet 
  

ii, Dam’s existing hazard classification: 
  iii. Provide date and summarize results of last inspection: 

  

  
  f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility, L1Yesl7]No 

or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility? 
If Yes: 

i. Has the facility been formally closed? O1YesL] No 
e = If yes, cite sources/documentation: 
  

ii. Describe the location of the project site relative to the boundaries of the solid waste management facility: 

  

  iii Describe any development constraints due to the prior solid waste activities: 
  

  
  g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin CYesWINo 

property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste? 
If Yes: 

i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred: 

  

  
  

  

h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any DYesh¥] No 
remedial actions been conducted at or adjacent to the proposed site? 

If Yes: 

i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site LI Yesl¥]No 
Remediation database? Check all that apply: 

CO Yes — Spills Incidents database Provide DEC ID number(s): 
L] Yes - Environmental Site Remediation database Provide DEC ID number(s): 

  

CJ Neither database 

  

ii. If site has been subject of RCRA corrective activities, describe control measures: 

  

  iii, Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database? LJ] Yes/No 

  

If yes, provide DEC ID number(s): 

iv. If yes to (i), (ii) or (iii) above, describe current status of site(s): 
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v. Is the project site subject to an institutional control limiting property uses? LC] Yesh7INo 

  

  

  

  

  

  

  

  

  

  

  

  
  

  

  

  

  

  

  

  

  

  

  

    

  
  

    

  

  

  

  

  

  

  

e §=6If yes, DEC site ID number: 

e Describe the type of institutional control (e.g., deed restriction or easement): 

e Describe any use limitations: 

e¢ Describe any engineering controls: 

e Will the project affect the institutional or engineering controls in place? CL) Yes[_JNo 

e = Explain: 

E.2. Natural Resources On or Near Project Site 

a. What is the average depth to bedrock on the project site? >40 feet 

b. Are there bedrock outcroppings on the project site? L) Yes/No 
If Yes, what proportion of the site is comprised of bedrock outcroppings? % 

c. Predominant soil type(s) present on project site: Cheektowaga fine sandy 2 

Cosad loamy fine sand tS] 

d. What is the average depth to the water table on the project site? Average: feet 

e. Drainage status of project site soils:_] Well Drained: % of site 

(CJ Moderately Well Drained: % of site 
i] Poorly Drained % of site 

f. Approximate proportion of proposed action site with slopes: [¥] 0-10%: 100 % of site 

[] 10-15%: % of site 
C1 15% or greater: % of site 

g. Are there any unique geologic features on the project site? LYes¥INo 
If Yes, describe: 

h. Surface water features. 

i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers, W]Yes[_]No 

ponds or lakes)? 

ii, Do any wetlands or other waterbodies adjoin the project site? VYesL]No 
If Yes to either / or #i, continue. If No, skip to E.2.i. 

iii, Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal, VW1YesLINo 
state or local agency? 

iv. For each identified regulated wetland and waterbody on the project site, provide the following information: 

e Streams: Name 837-27 Classification © 
* Lakes or Ponds: Name Classification 
© Wetlands: Name Federal Waters, Federal Waters, Federal Waters... Approximate Size 

* Wetland No. (if regulated by DEC) 

v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired V1Yes [No 
waterbodies? 

If yes, name of impaired water body/bodies and basis for listing as impaired: 
Narne - Pollutants - Uses:Ellicott Creek, Lower, and tribs - Total Phosphorus 

i. Is the project site in a designated Floodway? L1Yes[/JNo 

j. Is the project site in the 100-year Floodplain? VYes[_JNo 

k. Is the project site in the 500-year Floodplain? V]Yes[[JNo 

]. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer? LIYesINo 
If Yes: 

i. Name of aquifer: 
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m. Identify the predominant wildlife species that occupy or use the project site: 
Suburban species. 

  

    

    

  n. Does the project site contain a designated significant natural community? L)YesWINo 
If Yes: 

i. Describe the habitat/community (composition, function, and basis for designation): 
  

  

ii. Source(s) of description or evaluation: 
  

iii, Extent of community/habitat: 

  

  

  

  

e =6Currently: acres 

* Following completion of project as proposed: acres 

e Gain or loss (indicate + or -): acres 

0. Does project site contain any species of plant or animal that is listed by the federal government or NYS as CI Yes¥]No 
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species? 

If Yes: 

i. Species and listing (endangered or threatened): 
  

  

  

  

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of L]YeshZ}No 
special concern? 

If Yes: 

i. Species and listing: 
  

  

  

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing? VYes[_JNo 
If yes, give a brief description of how the proposed action may affect that use: 

  

Occasional fishing in the adjacent pond. This development will help increase access. 
  

  

E.3. Designated Public Resources On or Near Project Site 
  

a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to LlYesVINo 
Agriculture and Markets Law, Article 25-AA, Section 303 and 304? 

If Yes, provide county plus district name/number: 
  

  

b. Are agricultural lands consisting of highly productive soils present? L]YesINo 
i. If Yes: acreage(s) on project site? 
  

ii. Source(s) of soil rating(s): 
  

  

c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National L]Yes[ZINo 
Natural Landmark? 

If Yes: 

i. Nature of the natural landmark: ] Biological Community L] Geological Feature 

ii. Provide brief description of landmark, including values behind designation and approximate size/extent: 
  

  

  

  

d. [s the project site located in or does it adjoin a state listed Critical Environmental Area? C1 Yes7JNo 
If Yes: 

i CEA name: 
  

ii, Basis for designation: 
  

iii, Designating agency and date: 
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district ZC Yes] No 
which is listed on the National or State Register of Historic Places, or that has been determined by the Commissioner of the NYS 
Office of Parks, Recreation and Historic Preservation to be eligible for listing on the State Register of Historic Places? 

If Yes: 

i. Nature of historic/archaeological resource: [J Archaeological Site LJHistoric Building or District 
ii. Name: 
  

iii. Brief description of attributes on which listing is based: 

  

  

  

f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for VlYesLINo 
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory? 

g. Have additional archaeological or historic site(s) or resources been identified on the project site? LYes[ZJNo 
If Yes: 

i. Describe possible resource(s): 
  

ii. Basis for identification: 
  

  

h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local L]Yes[7JNo 
scenic or aesthetic resource? 

If Yes: 
i. Identify resource: 
  

ii, Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway. 
etc.): 
  

iii. Distance between project and resource: miles. 
  

    i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers (1 Yesl¥]No 
Program 6 NYCRR 666? 

If Yes: 

i. Identify the name of the river and its designation: 
  

ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666? LYes[JNo 

  

F. Additional Information 

Attach any additional information which may be needed to clarify your project. 

If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any 
measures which you propose to avoid or minimize them. 

G. Verification 

I certify that the information provided is true to the best of my knowledge. 

Applicant/Sponsor Name 779 JJAP LLC Date February 17, 2026 
  

~ yf /p 
Signature hfs : Title Marc A. Romanowski, Esq., Attorney for Applicant 

    

  

    
PRINT FORM Page 13 of 13 
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EAF Mapper Summary Report Monday, February 16, 2026 1:31 PM 

  

    
  
  

SprINCRE RIE NPP NRCan, Est Japan, MET! Esri 

a Esri-thailand) NGCC, {c' Oper Streethtap cantributors, and 

the GIS User Community 

  

Disclaimer: The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 

answered by the EAF Mapper. Additional information on any EAF 

question can be obtained by consulting the EAF Workbooks. Although 

the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources to 

confirm data provided by the Mapper or to obtain data not provided by 
the Mapper. 

Scund § Brtckile ; 

Bartie . 1 ‘ 
7 Kingston | | = Montpe 

oo a ¢ 

f Vomont J } 

Toronto eins \ Jai 

amilfa sara Rochester 
a *Buftalo— ~ thaw Fark — | 

re 

— , j Hacnechu 

Sources: Esr, HERE Garmin, USGS, Intermao, INCREMENT © 
Ran, Esri Japan; METI, Esri China fHona-Kore ofea, Est 

ThelaNa WGSC, [c) Openstresthlap 

WEstPKe 

: User CSARMarith, Esri-HERE. ¢ 
| Bette hurnah f - : 

   

  

   

RRSOWSES Nps   “4 

l 
[ 

  

B.i.i [Coastal or Waterfront Area] 

B.i.ii [Local Waterfront Revitalization Area] No 

C.2.b. [Special Planning District] 

Refer to EAF Workbook. 

C.2.b. [Special Planning District - Name] 

E.1.h [DEC Spills or Remediation Site - 
Potential Contamination History] 

E.1.h.i [DEC Spills or Remediation Site - 
Listed] 

E.1.h.i [DEC Spills or Remediation Site - 

Workbook. 

Workbook. 

Environmental Site Remediation Database] | Workbook. 

E.1.h.iii [Within 2,000' of DEC Remediation No 
Site] 

E.2.g [Unique Geologic Features] No 

E.2.h.i [Surface Water Features] 

Yes - Digital mapping data are not available for all Special Planning Districts. 

NYS Heritage Areas:West Erie Canal Corridor 

Digital mapping data are not available or are incomplete. Refer to EAF 

Digital mapping data are not available or are incomplete. Refer to EAF 

Digital mapping data are not available or are incomplete. Refer to EAF 

Yes - Digital mapping information on local, New York State, and federal 
wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.ii [Surface Water Features] Yes - Digital mapping information on local, New York State, and federal 
wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.iii [Surface Water Features] Yes - Digital mapping information on local, New York State, and federal 

wetlands and waterbodies is known to be incomplete. Refer to the EAF 
Workbook. 

E.2.h.iv [Surface Water Features - Stream 837-27 
Name] 

E.2.h.iv [Surface Water Features - Stream Cc 
Classification] 

E.2.h.iv [Surface Water Features - Wetlands 
Name] 

Federal Waters 

Full Environmental Assessment Form - EAF Mapper Summary Report 1
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E.2hv [Impaired Water Bodies] Yes 

E.2.h.v [impaired Water Bodies - Name and Name - Pollutants - Uses:Ellicott Creek, Lower, and tribs - Total Phosphorus 
Basis for Listing] 

E.2.i. [Floodway] No 

E.2.j. [100 Year Floodplain] Yes 

E.2.k. [500 Year Floodplain] Yes 

E.2.1. [Aquifers] . No 

E.2.n. [Natural Communities] No 

E.2.0. [Endangered or Threatened Species] No 

E.2.p. [Rare Plants or Animals] No 

E.3.a. [Agricultural District] No 

E.3.c. [National Natural Landmark] No 

E.3.d [Critical Environmental Area] No 

E.3.e. [National or State Register of Historic Digital mapping data are not available or are incomplete. Refer to EAF 
Places or State Eligible Sites] Workbook. 

E.3.f. [Archeological Sites] Yes 

E.3.i. [Designated River Corridor] No 

Full Environmental Assessment Form - EAF Mapper Summary Report 
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EXHIBIT G 
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Application for Rezoning 

  

  

  

  
  

  

  

For Official Use 

File #: Acreage Fee $ 

Address Verified by Application Received 
Assessor's Office by Planning Department 

VERIFIEDBY DATE ACCEPTED BY DATE 

Materials Checked by Materials & Fee Paid 
Zoning Enforcement to Town Clerk 
Officer ACCEPTED BY DATE 

CHECKED BY — DATE 

FillIn 
Applicable Fees 

2 ACRES OR LESS $1,250. 

2-20 ACRES 
$1,250 + $250/acre or fraction 

thereof over 2 acres (fractions of an acre 
to be counted as 1 acre) 

21 — 30 ACRES 
$5,700 + $150/acre or fraction 
thereof over 21 acres (fractions of an acre 
to be counted as 1 acre) 

OVER 30 ACRES 

$6,900 +$75/acre or fraction 
thereof over 30 acres (fractions of an acre 

to be counted as 1 acre) 

Request for Relief of / Change to Conditions 
of Zoning Approval $1,200. 1,200.00 

AFFIDAVIT FEE FOR PUBLIC HEARING . $15. 15.00 

TOTAL FEE: $1,215.00       

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7051 Fax (716) 631-7153 Web www.amherst.ny.us  
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APPLICATION FOR REZONING (con't) Page 2 
  

TO BE COMPLETED BY APPLICANT 
  

  

  

  

  

  

  

  

1. Petitioner: 

Name: 770 JJAP LLC 

Address: 50 Fountain Plaza, Suite 500 

Buffalo NY 14202 
City State Zip Code 

Phone: 716-631-8000 ext 3073 Fax 

E Mail: ewagner@ciminelli.com 

2. The undersigned hereby petitions the Honorable Town Board to rezone the following 
described property: The Property is properly zoned NCD-GC. 

cati-¢ Lhe Applicant is not seeking to amend the 
From: District zoning classification of the Project Site but to 
To: District accommodate the proposed use. 

3. Street address of land to be rezoned: (must be verified by Town Assessor's Office) 

770 John James Audubon Parkway, Amherst, NY 14228 

SBL #: 41.05-3-9 
  

  

  

  

  

  

  

4. Area of land to be rezoned (in acres): 17.493 

5. Owner of Land: 

Name: 770 JJAP LLC 

Address: 50 Fountain Plaza, Suite 500 

Buffalo NY 14202 

City State Zip Code 

Phone: 

6. Representative (Architect, Engineer, Landscape Architect, Surveyor or Attorney): 

Name: Marc Romanowski, Esq. 
  

Address: 1600 Liberty Building, 424 Main Street 
  

  

Buffalo NY 14202 
City State Zip Code 

Phone: _ 716-854-3400 Fax_716-332-0336 
  

E Mail: _ romanowski@rupppfalzeraf.com 
  

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7054 Fax (716) 631-7153 Web www.ambherst.ny.us  
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APPLICATION FOR REZONING (con't) Page 3 
  

7. 

10. 

11. 

Petitioner's interest in property 

Option to purchase 
Xx Owner 

Other (explain) 
  

The following are all others having an interest in this application and join herein with the 
petitioner named above: (describe extent of interest; attach sheets as needed) 
N/A 
  

  

Attach Survey and Legat description of land to be rezoned. The Survey must be prepared 
by a New York State Licensed Land Surveyor. 

Said property has the following deed restrictions or covenants: (attach copy) 

Liber _See attached Page _See Attached 

Information on proposed project: 

A. Description of the character of the proposed development: _ This project is a development 
  

of a 17+ acre site located at 770 John James Audubon Parkway. Construction will consist of 160 

townhouse units, 4 private roads, the relocation of the existing Town of Amherst bike trail 
  

  

and will also include associated utility, lighting, and landscaping improvements. The Site 

is currently undeveloped and the total area to be disturbed for the project will be 14.5 acres 
  

  

B. Rationale for rezoning request: 

1. Why was this site chosen?_ This site was part of a larger development project. The west 
  

side of the project has already been developed into student housing unils known as Aspen 

Heights. 
  

  

  

2. Why cannot land be used with the existing zoning? _We are not seeking a rezoning of 

the Property but rather seeking a amendment of the previous zoning determination made 

by the Town Board as shown in Exhibit "D". 
  

  

3. How will this rezoning impact surrounding properties? _We are not seeking a rezoning of 
  

the Property but rather seeking a amendment of the previous zoning determination made 

by the Town Board as shown in Exhibit "D". 
  

  

4. How will this rezoning impact the schoo! system?_We are not seeking a rezoning of the 
  

Property but rather seeking a amendment of the previous zoning determination made by 

the Town Board as shown in Exhibit "D”. 
  

  

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7051; Fax: (716) 631-7153; Web: www.amherst.ny.us  
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APPLICATION FOR REZONING (con't) Page 4 
  

12, 

13. 

14. 

15, 

16. 

Quantitative Data: 

. Total # of dwelling units 160 
  

. Distribution of dwelling units by type __160 Town home units 
  

  

. Total amount of Open Space 10.6 acres 
  

A 

B 

C. Gross Residential Density per acre _ 9.3 units per acre 

D 

E . Proposed Non-Residential Floor Area. N/A 
  

Development Schedule: 

Start Summer/Fall 2026 
  

Finish Approximately 3-4 years 

Stages (# of)_2 

  

  

If any portion of the proposed development is planned to be sold or leased, please 
describe: 

The individual townhouses to be constructed will be sold to individual owners. 
  

  

  

Open Space ownership and maintenance provisions (if applicable): 
The open spaces will be owned and maintained by a Homeowners Association. 
  

  

Basis for Findings (Sec. 8-3-5 of the Town Zoning Code) (Attach sheets and 
supplemental materials as necessary.) 

A. The proposed zoning and development plan must be generally consistent with the 
policies of the Comprehensive Plan and the Town Zoning Ordinance. 
  

  

1. State in detail why the proposed zoning is consistent with the adopted Town of 
Amherst Bicentennial Comprehensive Plan. Cite specific sections, maps, and/or figures 
in the Plan that support the proposed zoning at this location (The Comprehensive Plan 
document ts available at the Planning Department, Town Clerk's Office, Amherst 
libraries, or at www.amherst.ny.us). Add sheets as needed. 

  

  

See Letter of Intent attached hereto 
  

  

  

  

  

  

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7051; Fax: (716) 631-7153; Web: www.amherst.ny.us  
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APPLICATION FOR REZONING (con't) Page § 
  

2. Pursuant to NYS Town Law Section 272a(11), “All Town land use regulations must be in 
accordance with a comprehensive plan adopted pursuant to this Section.” The Amherst 
Town Board adopted the Bicentennial Comprehensive Plan pursuant to NYS Town Law 
272 on January 2, 2007. If the rezoning is approved, the Town Board may require the 
Plan to be amended, as applicable. 

Cite all text, maps, or figures that must be amended to support the proposed zoning at 
this location (attach pages as necessary) and provide detailed suggested amendments. 
See Letter of Intent attached hereto 
  

  

  

  

3. State why the proposed zoning is consistent with intent and objectives (Sec. 1-2-2) of 
the Zoning Ordinance: 

See Letter of Intent attached hereto 
  

  

  

  

B. Adequate Services and Utilities are available or are proposed to be made available 
with the construction of the development: 
  

Sanitary Sewer _ Yes 
  

f 

2 Storm Sewer/Drainage _Yes 

3. Water _ Yes 

4 Other _ All standard Cable, Internet, Phone, etc. 

  

  

  

C. Compatibility with the present zoning and conforming uses of nearby property and 
with the character of the neighborhood: 

See Letter of Intent attached hereto 
  

  

D. Suitability of the subject property for uses permitted by the current versus the 
  

proposed district: See Letter of Intent attached hereto 
  

  

  

E. Whether the proposed change tends to improve the balance of uses, or meets a 
specific demand in the Town: 
See Letter of Intent attached hereto 
  

  

  

  

Town of Amherst Planning Department 5583 Main Street Williamsvilie New York 14221 
(716) 631-7051; Fax: (716) 631-7153; Web: www.amherst.ny.us  
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APPLICATION FOR REZONING (con't) Page 6 
  

17. The petitioner encloses herewith the sum of $_1,215.0Q@o pay the fee, and consents to the 
placement of a sign(s) at the described location identifying this request for a period of time to be 
determined by the Town Clerk. 

18. The undersigned certifies that all information required to be disclosed pursuant to Section 809 of 
the General Municipal Law (see below) i follows: 

      

The undersigned swears or affirms that all statements\made herein are true, that all drawings submitted 
correctly show the situation involved in this p€f 

  

\s)gnature of Petitioner 

Subscribed and sworn to before me this aD \ day of reel ieee , 20 2s 
\ DENISE L. BORDEN 

\ ic, Eri Notary Public, State of New York 

\ ao My Gertrmiesion Gxpires Aug. 4, 2 

N.Y.S. General panicibateawe Section BOY Disclosure in certain applications: 

1. Every application, petition or request submitted for a variance, amendment, change of zoning, 
approval of a plat, exemption from a plat or official map, license or permit, pursuant to the provision of any 
ordinance, local law, rule or regulation constituting the zoning and planning regulations of a municipality 
shall state the name, residence and the nature and extent of the interest of any state office or any office or 
employee of such municipality or of a municipality of which such municipality is a part, in the person, 
partnership or association making such application, petition or request (hereinafter called the applicant) to 
the extent known to such applicant. 

  

  

  

  

2. For the purpose of this section an officer or employee shall be deemed to have an interest in the 
applicant when he, his spouse, or their brothers, sisters, parents, children, grandchildren, or the spouse of 
any of them 

(a) is the applicant, or 
(b) is an officer, director, partner or employee of the applicant, or 
(c) legally or beneficially owns or controls stock of a corporate applicant or is a member of a 

partnership or association applicant, or 
(d) is a party to an agreement with such an applicant, express or implied, whereby he may receive 

any payment or other benefit, whether or not for services rendered, dependent or contingent 
upon the favorable approval of such applicant, petition or request. 

3. In the county of Nassau the provisions of subdivisions one and two of this section shall also apply 
to a party officer. “Party Officer" shall mean any person holding any position or office, whether by 
election, appointment or otherwise, in any party as defined by subdivision four or section two of the 
election law. 

4. Ownership of less than five per cent of the stock of a corporation whose stock is listed on the New 
York or American Stock Exchanges shall not constitute an interest for the purposes of this section. 

5. A person who knowingly and intentionally violates this section shall be guilty of a misdemeanor. 

Current Planning/Files/Application Forms 2019/Rezoning Application Form 2019 

REVISED February 2021 

  

Town of Amherst Planning Department 5583 Main Street Williamsville New York 14221 
(716) 631-7051; Fax: (716) 631-7153; Web: www.amherst.ny.us
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AMENDMENT #51 & #77 TO THE AUDUBON 
DEVELOPMENT PLAN TO RECLASSIFY A PORTION OF 

326± ACRES OF LAND FROM NCD-ND & NCD-MOS to NCD-
GC, NCD-RI, NCD-MOS & NCD-LC 50 Dodge Road, 770 & 

775 John James Audubon Parkway and The "Preserve at Muir 
Woods" subdivision (formerly 1081 & 1121 North French Road) 

(Z-9-02) 

CERTIFICATION OF AMENDED FINDINGS 

Having considered the Draft and Final Generic EIS documents, and having considered the preceding 
written facts and conclusions relied upon to meet the requirements of 6 NYCRR 617, this Amended 
Statement of Findings certifies that: 

 

1. The requirements of 6 NYCRR Part 617 have been met; 

 

2. Consistent with the social, economic and other essential considerations from among the 
reasonable alternatives thereto, the action approved is one which minimizes or avoids 
adverse environmental effects to the maximum extent practicable; including the effects 
disclosed in the Generic Environmental Impact Statements, and the Application to Amend the 
Findings Statement, and 

 

3. Consistent with social, economic and other essential considerations, to the maximum extent 
practicable, adverse environmental effects revealed in the Environmental Impact Statement 
process and the Application to Amend the Findings Statement will be minimized or avoided by 
incorporating as conditions to the decision those mitigative measures which were identified as 
practicable. 

 

 

 

TOWN OF AMHERST 

Name of Agency 

 

                                                                           ___________________________ 
    Signature of Responsible Official          Name of Responsible Official 

 

       TOWN SUPERVISOR                         
 Title of Responsible Official                               Date 

 

5583 MAIN STREET, WILLIAMSVILLE, NY 14221 

Address of Agency 
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PROJECT HISTORY 

Following the April 16, 2004 submittal of a Draft Generic Environmental Impact 

Statement (DGEIS) prepared by Ciminelli Development Company, Inc., the DGEIS was 

accepted by the Town Board on September 7, 2004. The DGEIS was submitted for the 

proposed rezoning from NCD-ND & NCD-MOS to NCD-GC, NCD-RI & NCD-MOS and 

development of 326 acres of land located at 1081 & 1121 North French Road. On October 

28, 2004, the Planning Board held a public hearing on the DGEIS and rezoning request and 

recommended approval of the subject petition. Subsequently, a public hearing on the DGEIS 

and rezoning request was held by the Town Board on March 2, 2005. A Final Generic 

Environmental Impact Statement (FGEIS) was accepted by the Town Board on November 5, 

2007, and a Notice of Completion of the FGEIS was filed on November 14, 2007.  

 

The Planning Board and the Town Board have considered the content of the DGEIS, 

the FGEIS, and all other documents and comments and submissions made during and after 

the hearings.  

 

On February 18, 2014, the Project Sponsor submitted an Application to Amend the 

Findings Statement and Audubon Development Plan along with supporting documentation. 

The Planning Board held a public hearing on the Application during its meeting on March 14, 

2014 and it recommended approval of the Application. On June 16, 2014, the Town Board 

held a public hearing on the Application but did not issue a decision on the Application.  

On August 17, 2015, the Project Sponsor submitted an Amended Application to Amend the 

Findings Statement and Audubon Development Plan for the purpose of modifying the 

Application filed on February 18, 2014.  

 

The Planning Board held a public hearing on the Amended Application during its 

meeting on September 17, 2015 and the Planning Board recommended in favor of the 

Application. On November 16, 2015, the Town Board held a public hearing on the 

Application. On December 7, 2015, the Town Board voted to issue an Amended Findings 

Statement based on its determination that the potential modifications to the Muir Woods 

Project will not result in any potentially significant adverse environmental impacts that were 

not thoroughly evaluated in connection with the comprehensive environmental review of the 

Project that concluded with the original issuance of a Findings Statement on December 17, 

2007.  

 

The Planning Board conducted a coordinated environmental review of the 

development of Sites C and D of the overall Project Site as a 133 lot residential subdivision. 

On September 14, 2017, the Planning Board issued a negative declaration pursuant to 

SEQRA for the subdivision based on its determination that the subdivision would not result 

in any potentially significant adverse environmental impacts.  

 

On April 15, 2019, the Project Sponsor submitted an Application to Amend the 

Findings Statement and Audubon Development Plan along with supporting documentation. 

The requested amendment of the Findings Statement issued by the Town Board on December 

17, 2017 was to allow student housing to be developed on Site B of the overall Muir Woods 

Project Site. The Planning Board held public hearings on the Application to Amend the 

Findings Statement during its meeting on May 16, 2019 and June 20, 2019 and it adopted a 
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resolution recommending approval of the Application to Amend the Findings Statement 

during its meeting on June 20, 2019.  

 

On August 5, 2019, the Town Board held a public hearing on the Application to 

Amend the Findings Statement. On August 5, 2019, the Town Board voted three to one to 

amend the Findings Statement based on its determination that the potential modifications to 

the Muir Woods Project will not result in any potentially significant adverse environmental 

impacts that were not thoroughly evaluated in connection with the previous comprehensive 

environmental review of the Project that concluded with the issuance of a Findings Statement 

on December 7, 2007 and the issuance of an Amended Findings Statement on December 7, 

2015.  

 

On June 24, 2020, the Project Sponsor submitted an Application to Amend the 

Findings Statement issued by the Town Board on December 17, 2017 and to Amend the 

Comprehensive Plan for Site A of the Muir Woods Project to allow a mixed-use project to be 

developed on Site A of the overall Muir Woods Project Site. The Planning Board held a 

public hearing on the Application to Amend the Findings Statement during its meeting on 

August 20, 2020 and at the same meeting adopted a resolution recommending approval of the 

Application to Amend the Findings Statement by the Town Board.  

 

On October 6, 2020, the Town Board held a public hearing on the Application to 

Amend the Findings Statement. On October 19, 2020, the Town Board voted to issue the 

Amended Findings Statement based on its determination that the potential modifications to 

the Muir Woods Project will not result in any potentially significant adverse environmental 

impacts that were not thoroughly evaluated in connection with the previous comprehensive 

environmental review of the Project.  

 

On July 7, 2021, Sawyers Landing LLC submitted an Application to Amend the 

Findings Statement issued by the Town Board on October 19, 2020 in order to seek to 

increase the allowable residential density from 202 units to 258 units. The Planning Board 

held a public hearing on the Application to Amend the Findings Statement during its meeting 

on August 19, 2021 and at the same meeting adopted a resolution recommending approval of 

the Application to Amend the Findings Statement by the Town Board.  

 

On September 27, 2021, the Town Board held a public hearing on the Application to 

Amend the Findings Statement. On September 27, 2021, the Town Board voted to issue the 

Amended Findings Statement based on its determination that the potential modifications to 

the Muir Woods Project will not result in any potentially significant adverse environmental 

impacts that were not thoroughly evaluated in connection with the previous comprehensive 

environmental review of the Project that concluded with the issuance of a Findings Statement 

on December 7, 2007, and the issuance of Amended Findings Statements on December 7, 

2015, August 5, 2019, and October 19, 2020.  

 

On June 24, 2024, Sawyers Landing LLC submitted an Application to Amend the 

Findings Statement issued by the Town Board on September 27, 2021 in order to modify the 

allowable uses on Site A of the overall Muir Woods Project Site [50 Dodge Road] to include 

a four-story climate controlled storage building and also to reclassify 13.452 acres of 50 

Dodge Road from NCD-RI to NCD-LC. On August 14, 2024, Sawyers Landing LLC 
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amended the Application to include a request to amend a Declaration of Restrictions recorded 

at the Erie County Clerk's Office on June 18, 2018 at Liber 11330 of Deeds at Page 8243. 

The Planning Board held a public hearing on the Application during its meeting on August 

27, 2024 and adopted a resolution recommending approval. On September 3, 2024, the Town 

Board held a public hearing on the Application. On October 15, 2024, the Town Board voted 

to issue the Amended Findings Statement and adopted a resolution to approve the 

reclassification of 13.452 acres of 50 Dodge Road from NCD-RI to NCD-LC and to approve 

the amendment of the Declaration of Restrictions.  

 

On February 24, 2026, 770 JJAP LLC submitted an Application to Amend the 

Findings Statement issued by the Town Board on October 15, 2024 along with supporting 

documentation for amending the previous Finding Statement for the property known as 770 

John James Audubon Parkway, Amherst, New York (SBL No. 41.05-3-9).  The Applicant 

proposes a residential community consisting of 160 townhome units on the eastern portion of 

Site B.  The requested amendment seeks to add a separate use, Option 4, to the Findings 

Statement to allow for a combination of Option 2 and Option 3 that were previously 

approved—specifically, 197 student housing units on the western portion of Site B (which 

have already been built and are currently in use) and 160 single-family townhome units on 

the eastern portion of Site B.  

 

 The Applicant has been and continues to engage in coordination with the Niagara 

Frontier Transportation Authority (“NFTA”) regarding the potential future extension of a 

proposed light rail transit system across a portion of the East Side of Site B. The Applicant 

has worked diligently to identify and address the NFTA’s concerns related to preservation of 

a potential transit corridor and compatibility with future transit infrastructure. Based on these 

efforts, the Applicant has satisfactorily and adequately responded to the issues raised by the 

NFTA to date. The Town Board further finds that the Applicant has provided sufficient space 

for the NFTA to extend a light rail system on a portion of the East Side of Site B to ensure 

that the proposed development does not preclude or unreasonably interfere with any future 

extension of the light rail system. 

 

The Planning Board held a public hearing on the Application to Amend the Findings 

Statement during its meeting on __________ and adopted a resolution recommending 

approval of the Application to Amend the Findings Statement by the Town Board. 

 

On________, the Town Board held a public hearing on the Application to Amend the 

Findings Statement. On ________, the Town Board voted to issue the Amended Findings 

Statement based on its determination that the potential modifications to the Muir Woods 

Project will not result in any potentially significant adverse environmental impacts that were 

not thoroughly evaluated in connection with the previous comprehensive environmental 

review of the Project that concluded with the issuance of a Findings Statement on December 

7, 2007, and the issuance of Amended Findings Statements on December 7, 2015, August 5, 

2019, October 19, 2020, September 27, 2021, and October 15, 2024. 

NOW THEREFORE THE TOWN BOARD FINDS AND DETERMINES THAT: 

1. These Amended Findings set forth specific conditions and criteria consistent with 6 

NYCRR Sections 617.7, 617.9, 617.11, and 617.12 under which the site plan process 
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can proceed. This process provides procedures to supplement the FGEIS if necessary 

and for public notice and opportunity to participate in hearings before the Town 

Planning Board before it approves a site plan. An Environmental Assessment Form 

will be required with site plan application for environmental review. If the proposed 

development does not conform with these Amended Findings, a Supplemental 

Findings Statement, a supplement to the FGEIS, or a Negative Declaration shall be 

prepared to comply with 6 NYCRR Section 617.9. 

 

2. The proposed townhome residential development as presented in the Application to 

Amend the Findings Statement submitted to the Planning Department on February 24, 

2026 is consistent with the intent and objectives of the Zoning Ordinance.  The 

current proposal represents a significant reduction from prior development scenarios 

already reviewed and contemplated by the Town. Under Option 2 of the Amended 

Finding Statement, the Town previously considered a plan allowing 192 residential 

units on the eastern portion of Site B. The Applicant now proposes only 160 units, 

well below the density threshold analyzed and accepted by the Town.  

 

3. Adequate services and utilities must be available prior to occupancy. Review and 

approval of services and utilities by the Town agencies will be required for site plan 

approval. 

 

4. Development will be consistent with all other applicable laws, rules and regulations. 

 

5. A Supplemental GEIS was not required for the proposed amendment due to the Town 

Board's determination that the proposed 160-unit townhome development on the 

eastern portion of Site B does not meet the criteria set forth in 6 NYCRR Part 

617.9(a)(7). The proposed 160-unit development is well below the density thresholds 

analyzed and accepted by the Town under the previously approved Options for Site B.  

The current proposed project would be substantially under the original development 

proposed and approved by the Town Board.  The project changes do not result in 

newly discovered information, and would not result in any significant environmental 

impacts not addressed or inadequately addressed in the DGEIS or FGEIS. 

 

6. Land Use – Site B (Option 4 Added). The proposed development will follow the 

program as previously set forth, with the addition of Option 4 for Site B: 

 

Development 

Site 

Land Use Maximum 

Developed 

Area 

Development Program 

Site B 

(Option 1)  

Class A Corporate office 

buildings  

46 acres  Maximum of 464,850 sq. ft. of office/retail space  

Site B 

(Option 2)  

Residential/Commercial  46 acres  Maximum of 192 residential units on the eastern 

portion of Site B (approximately 26 acres) and a 

maximum of 205,000 sq. ft. of office and commercial 

space on the western portion of Site B (approximately 

20 acres)  

Site B 

(Option 3)  

Residential – Student 

housing  

46 acres  Maximum of 515 student housing units  
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Site B 

(Option 4) 

Student Housing / 

Residential Townhomes  

46 acres 197-unit student housing development on the 

western portion of Site B (775 John James 

Audubon Parkway) and 160 single-family 

townhome residences on the eastern portion of 

Site B (770 John James Audubon Parkway).  Each 

townhome unit shall be provided with two (2) 

parking spaces.  

 

7. All other conditions, criteria, thresholds, and mitigation measures contained in the 

Amended Findings Statement issued by the Town Board on October 15, 2024 shall 

remain in full force and effect unless expressly modified herein. 

EVALUATION OF FUTURE ACTIONS 

In accordance with SEQR regulations, upon application to the Town for development of the 

project site that requires the submittal of an Environmental Assessment Form, the Town will 

be required to determine if the potential adverse environmental impacts associated with the 

development have been adequately identified and evaluated in the DGEIS, FGEIS, and this 

Amended Findings Statement, and whether the proposed development exceeds any of the 

thresholds and/or requirements contained in this Findings Statement. This determination must 

be made by the Town prior to the issuance of any discretionary land use approvals by the 

Town for the proposed development. 

 

A. If the Town determines that the proposed action is in conformance with the conditions 

and thresholds in the FGEIS or the Amended Findings Statement, then no further 

environmental review pursuant to SEQR will be required;  

 

B. If the Town determines that the proposed action is adequately addressed in the 

FGEIS, but is not addressed or not adequately addressed in the Amended Findings 

Statement, then an amendment to this Amended Findings Statement must be prepared;  

 

C.  If the Town determines that the proposed action was not addressed, or was not 

adequately addressed, in the FGEIS, but it will not result in any significant 

environmental impacts, then a negative declaration must be prepared; or  

 

D. If the Town determines that the proposed action was not addressed, or was not 

adequately addressed, in the FGEIS, and the action may have one or more significant 

adverse environmental impacts, then a supplement to the FGEIS must be prepared.  
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