Residential Redevelopment Project
135 Evans Street
Village of Williamsville Planning Board
September 8, 2020
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Introduction and Project History:












People Inc. & The Blocher Homes
The Project Site at 135 Evans has a size of approximately 5.26 acres and is zoned Neighborhood Mixed Use District (“NMU”)
pursuant to the Zoning Map of the Village of Williamsville.
Proposed Use: 93 mixed-income residential units [Ranging from 50% of median income to 90% of median income in the
Buffalo-Niagara MSA] - 75 one-bedroom units and 18 two-bedroom units
 20 units will be designated for individuals who are both homeless and who are identified as having an unmet housing
need and who have developmental disabilities and can live independently (“Supportive Units”)
 Estimated project cost is $31,503,632.00
Multi-Family Dwellings are Expressly Permitted in the NMU zoning district pursuant to Section 112-17A(6)(a) of the Zoning
Code.
Zoning Board of Appeals granted an area variance to allow 110 parking spaces by a unanimous vote during its meeting on June
18th subject to one condition as follows:
 “If any complaints are received regarding the parking of vehicles on site, that the Building Department will conduct a
formal review of the situation and has the right to refer the application to any Village Review board deemed necessary to
properly evaluate the parking requirements. This may also would include the applicant/property owner covering the cost
of a parking study should this also be required.”
Public Hearing held by the Planning Board on December 2, 2019
Planning Board meetings August 5, 2019, October 7, 2019, November 4, 2019, December 2, 2019, January 6th, February 3rd;
March 2nd, May 4th, May 18th and August 3rd [10 previous meetings]
Planning Board issued a Negative Declaration pursuant to the State Environmental Quality Review Act (“SEQRA”) on May
18, 2020
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Existing Use: Assisted living and enhanced living
residence consisting of 57 private rooms and suites
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• Original Site Layout
Plan:
• Conversion of the 50,000±
sq. ft. building into
apartments along with new
apartments in a proposed 2
and 3-story addition
consisting of 65,000± sq.
ft.
• 87 mixed-income
apartments with 131
parking spaces
• The original layout
required 3 area variances
from the Zoning Board of
Appeals

4

Project History:


Updated Site Plan submission made on July 29th consisting of the following:
 Updated Overall Site Plan prepared by Tredo Engineers dated July 27, 2020
 Updated Large Scale North and South Site Plans prepared by Tredo Engineers dated July 27, 2020
 Updated Landscape Plan and Planting Schedule prepared by Tredo Engineers dated July 27, 2020
 Updated Elevation Plan for the North Building prepared by Long Associates Architects dated July 27, 2020
 Overall Site Plan [Sheet C1-A] consisting of the current project layout with a color aerial photograph
overlay depicting the properties, streets, etc. within 500 ft. of the Project Site
 Headlight Study which depicts the minimum, average and maximum headlight angles for vehicles exiting
the proposed southern driveway onto Evans Street and the property no the opposite of the driveway at 98
Evans Street
 Southern Driveway Alignment Plan which depicts that the proposed 5 ft. relocation of the southern driveway
to the north that resulted from increasing the distance of this driveway by 10 ft. [20 ft. proposed southern
driveway side yard setback] from the residential parcel directly south of the Project Site at 81 Evans Street
will not have any substantial adverse impacts on the property across the street at 98 Evans Street.
 Updated project documentation as listed above presented to the Planning Board during its meeting on
August 3rd
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Updated Site Plan Submission dated September 1, 2020:


Updated Site Plan submission dated September 1st consisting of the following:



Updated Site Layout Plan [Drawing C-2] prepared by Tredo Engineers dated August 18, 2020;



Updated Landscape Plan and Planting Schedule [Drawing L-1] prepared by Tredo Engineers dated August
18, 2020;



Updated North Building Elevation Plan – West [Drawing A-201] prepared by Long Associates Architects
dated August 18, 2020;



Updated North Building Elevation Plan – North [Drawing A-202] prepared by Long Associates Architects
dated August 18, 2020;



North Building Color Elevation Plan – North and West [Drawing A-203] prepared by Long Associates
Architects dated August 18, 2020;



Updated Headlight Study Section Plan dated August 18, 2020 [11” x 17”]; and



Headlight Study and Adjacent Building Heights Plan dated August 18, 2020 [11” x 17”]
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Potential Driveway Connection to Village Pointe Lane:
• The Village of Williamsville Traffic & Safety Board
(“Traffic & Safety Board”) reviewed the proposed
project including the updated TIS prepared by SRF
Associates Dated October 7, 2019 during its
meeting on January 2, 2020.
• During its January 2nd meeting, the Traffic & Safety
Board recommended that the Planning Board
approve the project subject to the Planning Board
and the Town of Amherst considering a driveway
from the Project Site onto Village Pointe Lane.
• Village Pointe Lane is a Town of Amherst roadway
• Curb cut permit decisions fall within the jurisdiction
of the Town’s Superintendent of Highways per
Chapter 95 of the Town of Amherst Town Code
• Letter of Patrick Lucey, Superintendent of
Highways, dated February 13, 2020
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Potential Driveway
Connection to
Village Pointe
Lane:

• Formal request
for curb cut
submitted on
September 2nd
• Meeting held with
Highway
Superintendent
Lucey on
September 3rd
• Formal denial
letter dated
September 8th
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• Updated Site Layout
Plan [Drawing C-2 –
Revised: 09/08/20]:
• In response to an e-mail
from Christine and
Daniel Hunt of 81
Evans Street earlier
today, the updated Site
Plan depicts the 6 ft.
privacy fence as being
entirely 10 ft. from the
southern property line

6 ft. Privacy Fence –
10 ft. from Northern
Property Boundary
of 81 Evans Street

• Owners of 81 Evans
Street would need to be
responsible for
maintenance of
greenspace on the
southern side of the
privacy fence
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Site Demolition &
Erosion Control Plan:

No trees will be
removed along the
northern property
line
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• Topographic Survey

of the Project Site

661’

647’

• Approximately 732
ft. of frontage on
Evans Street
• Grade of the Project
Site lower on the
southwestern portion
of the Project Site
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• Adopted Village of Williamsville Community Plan:
• Board of Trustees held public hearings on the Draft
Community Plan on June 23, 2008 and October 26,
2009
• The Board of Trustees adopted the Community Plan on
April 12, 2010
• The Amended Community Plan was adopted on May
26, 2015
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• Page 25 of the Comprehensive Plan adopted by the
Board of Trustees sets forth information regarding the
NMU District
Character:
• “Key characteristics of this area include multi-story
buildings, a consistent building edge, inviting ground
floor facades, and a mix of uses and architectural styles
handed down to the Village through history. Another
key characteristic is the area’s close proximity to
established, residential neighborhoods. The NMU area
of the Village contains a mix of spaces and uses, meant
to evolve over time, at their own pace building-bybuilding, in response to changing lifestyles and needs.”
• “Areas of the Village classified as NMU consist of both
existing higher density residential areas and areas that
have been identified as appropriate for residential
development in the future.”
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• The Board of Trustees adopted the NMU District
Design Standards on May 26, 2015 and amendments on
October 26, 2015
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• Adopted Village of Williamsville Zoning Map
• Established the two areas in the Village that the Board
of Trustees decided were appropriate for the NMU
zoning district
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• Section 112-17A(1) of the NMU Design Standards –
“Purpose of the Neighborhood Mixed Use District”
• “Key characteristics of this area include multi-story
buildings, a consistent building edge, inviting ground
floor facades, and a mix of uses and architectural styles
handed down to the Village through history.”
• “Another key characteristic is the area’s close
proximity to established, residential neighborhoods.”
• “The NMU areas of the Village contain a mix of spaces
and uses, meant to evolve over time, at their own pace
building-by-building, in response to changing lifestyles
and needs. Areas of the Village classified as NMU
consist of both existing higher density residential areas
and areas that have been identified as appropriate for
residential and context-sensitive commercial
development in the future.”
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Section 112-17A(2) of the NMU Design Standards –
“Neighborhood Mixed Use Zoning District Established
• “The regulations described herein establish the desired
development pattern, form, massing, density, site layout
and architectural detailing for the NMU District. Given
the varied context of the surrounding neighborhoods,
there is a need for clear standards that meet the goals
and objectives of the community while allowing for
flexibility and creativity. These regulations provide the
necessary framework for high-quality development and
flexible design alternatives.”
• Residential redevelopment project has been designed to
comply with the objective standards in the NMU
District
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•

Section 112-17A(5) of the NMU Design Standards (“Design
Objectives”) [Same as Design Principles for NMU zoning district
listed on :Page 26 of the Comprehensive Plan adopted by the Board
of Trustees]

•

(a) Culs-de-sac are prohibited where connections between streets can
be made, except where such connections cannot be reasonably made
or do not serve the overall public good of the Village.

•

(b) Housing should be provided in concert with well defined,
functional public spaces. Such spaces can vary in size and function
from a park to a street, but should clearly address the public realm.

•

(c) New development should be sensitively integrated into the fabric
of the existing Village, rather than consisting of isolated and self
contained pods surrounded by surface parking.

•

(d) Parking facilities associated with higher density housing should
be provided and hidden behind or under buildings, and adjacent
public streets should be available for on-street parking.

•

(e) Transitions from existing lower density housing to higher density
housing should be gradual.

•

(f) Structures fronting along public streets should include “public”
components that actively address the street and public realm such as
porches.
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•

Section 112-17A(5) of the NMU Design Standards (“Design
Objectives”):

•

(g) Traditional parking and circulation techniques, such as alleyways,
should be encouraged, to enable parking to be provided in the rear

•

(h) New streets laid out in connection with higher density housing
should blend with the character and scale of existing Village streets.

•

(i) All new overhead utilities should be buried. When opportunities
present themselves, existing overhead utilities should also be buried.

•

(j) Setback of structures should be consistent from lot to lot, and
maximum permitted setbacks should be employed to ensure that
buildings respect and strengthen the streetwall. However, greater
setbacks may be entertained in order to widen inadequate sidewalks
and provide a larger pedestrian realm.

•

(k) The circulation network should strike a balance between
pedestrian and automobile needs, and tip the scale strongly in favor
of pedestrians.

•

It is important to mention that Items (a) to (k) are “Design
Objectives” and not objective standards.
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Compliance with Parking Standards:


Section 112-17D(2) - [Pg. 18-19]


Located in rear yard of the buildings



Area Variance granted by the ZBA on June 17th

Site Plan previously presented demonstrating the ability to provide 143 parking spaces on the
Project Site but not necessary to satisfy the peak parking demand [110 parking spaces proposed]
Compliance with Landscaping Standards:




Section 112-17E(1) – Landscaping required and landscaping locations [Pgs. 20-21]



Section 112-17E(2) – Foundation Landscape Treatments [Pg. 22]



Section 112-17E(3) – Buffers and Screens [Pg. 22]
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Landscape Plan:
• Extensive landscaping
as required per Section
112-17E of the NMU
Design Guidelines
• 49 trees [5 types]
• 293 shrubs [7 types]
• 312 perennials [4
types]

• 2642 groundcovers
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•

Existing Use of the Project
Site: Assisted living and
enhanced living residence
consisting of 57 private
rooms and suites

•

Various uses in the vicinity
of the Project Site:
•

Traditional single-family
homes to the west, south
and southeast

•

Large homes on parcels
directly north and to the
east on Village of Pointe
Lane

•

Attached townhome
project and multifamily
projects on parcels to the
north zoned NMU on the
east side of Evans Street

•

Centerpointe Office Park
to the northeast [350,000
sq. ft. office space]
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• Relocation of
Southern Driveway
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• Headlight Diagram –
Southern Driveway
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25

Lighting Levels on Evans Street
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88 and 98 Evans Street
27

Vehicle Lighting at Southern Driveway
[2012 Volkswagen Passat]
28

Vehicle Lighting at Southern Driveway
[2020 Hyundai Palisade Limited]
29

• Elevation Plan for
North Building
Presented to the
Planning Board
during its Meeting on
August 3, 2020:
• Replaced 3-story North
Building with a height
of 36 ft. as measured
from grade, with a
building consisting of 2
stories for the northern
and southern portions
of the building and a
middle segment
consisting of 3 stories.
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• Updated Site Layout
Plan [Drawing C-2 –
Revised: 09/08/20]:
• In response to an e-mail
from Christine and
Daniel Hunt of 81
Evans Street earlier
today, the updated Site
Plan depicts the 6 ft.
privacy fence as being
entirely 10 ft. from the
southern property line

6 ft. Privacy Fence –
10 ft. from Northern
Property Boundary
of 81 Evans Street

• Owners of 81 Evans
Street would need to be
responsible for
maintenance of
greenspace on the
southern side of the
privacy fence
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• Updated Elevation Plan
for North Building:
• Entire North Building
consists of 2-stories
• Maximum height to peak
of 32’ 8” from grade along
Evans Street
• At Bays 1 and 3 (beginning
on the left hand side of
updated front elevation for
the North Building), the
siding has been lowered to
the water table line.
• This change assists to
differentiate the bays of the
west façade of the North
Building.
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• Updated West and
North Elevation Plan
for North Building:

• The materials on the
right side of the
northern façade have
been reworked to
reflect the siding
change for Bay 1 of the
front elevation of the
North Building
• More detail has been
added in the
background
demonstrating the
various roof lines and
conditions depicted on
Evans Street
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Updated Color Elevation Plan
for North Building:.
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•

Color rendering submitted
with Letter from Elizabeth
Holmes, Esq. dated August
3rd

•

Page 6 of Letter: “Above and
enclosed herein is a massing
analysis which highlights the
shocking discord between
the proposed Project and the
modest single-family
residences on the west side
of Evans Street which will
bear the brunt of the
demonstrated adverse impact
of this development. The
construction of the three
proposed structures along
Evans will create a wall and
tunnel-like aesthetic along
this portion of the Village.
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Color Rendering prepared
by Matt Long
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37

38

• Figure 67 – Page 28 of NMU Design
Standards
• Appropriate Residential Buildings
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•
•
•

Figure 68 – Page 28 of NMU Design
Standards
Inappropriate Residential Buildings
“The structure in Figure 68 does a poor job of
addressing the street, and building entrances
are not pronounced. This building does not
evoke a residential appearance, and provides
a stark building wall against the street line [§
112-16F(4)(d)]. The architectural style of this
building is also not appropriate for
Williamsville.”
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Site Plan Criteria [Section 112-23E(3) of the Zoning Code]):
• In acting on any proposed site plan development, the Planning/Architectural Review Board shall take into consideration the following:
• (a) The requirements of any Village Development Plan, Comprehensive Plan and/or the Official Map as the same may have been
adopted.
• (b) The proposed location of principal and accessory buildings and any other site improvements. [Location and size of the principal
buildings and all improvements depicted on the fully engineered plans prepared by Tredo Engineers]
• (c) The relation to one another of traffic circulation within the site, height and bulk of buildings, provisions for offstreet parking space,
provision of buffer areas and other open spaces on the site so that any development will adequately handle pedestrian and vehicle traffic
within the site and in relation to the street system adjoining. [Traffic Impact Study prepared by SRF Associates was reviewed by
Timothy R. Faulkner, P.E. of Fisher Associates, the independent traffic engineer required by the Planning Board – Mr. Faulkner’s
comment letter dated January 2, 2020 stated, “Based on all the information provided that included the initial Traffic Impact
Study, the comment response letter and the additional capacity analyses provided by SRF Associates, it is our opinion that that
the results of the analyses and the conclusions that were reached adequately represent the anticipated impacts of the proposed
Blocher Apartments development.”]
• (d) Snow removal provisions. [Snow storage areas depicted on the Site Plan]
• (e) Location of permanent signage. [Not seeking approval of signage with the Site Plan]
• (f) Adequate off-street parking, where applicable. [Area Variance granted by the Zoning Board of Appeals on June 17th to allow
110 parking spaces]
• (g) Proper drainage and stormwater management pursuant to § 112-28 of this Code, road alignment, and other aspects which may
require review by engineering authorities. [Fully engineered plans, Engineer’s Report and SWPPP prepared by Tredo Engineers]
- On February 3, 2020, Edward Schiller, P.E. of Wm. Schutt & Associates issued a letter stating: “All drawings have been revised
and corrections made in accordance with our comments; SWPPP Report: The responses pertaining to the SWPPP comments are
acceptable; and Water and Sanitary Sewer: Based on correspondence with the NYSDEC and Town of Amherst, Sanitary Sewer
and I&I issues have been addressed.”
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• Letter from Bruce Benson dated August 2, 2020 expressing
concerns regarding drainage impacts of the project on Rosewood
Villas Condominiums at 630 and 640 Essjay Road
• Mr. Benson is not a licensed engineer
• There is not currently a stormwater management system that
complies with the current stringent storm water quality and
stormwater quantity standards of the New York State Department
of Environmental Conservation and the Village of Williamsville
• E-mail from Edward Schiller, P.E. of Wm. Schutt & Associates to
Timothy Masters on August 20, 2020:
• “We have reviewed the submission you provided. Overall
the plans are acceptable.”

• “Regarding the drainage concern of the property to the
north, one could argue this project may help.”
• “Currently the north side of the site sheet flows to the north
across the lawns. The proposed development is installing a
parking area and a driveway on the north side of the
property. Both the parking area and driveway are curbed
which will collect the runoff and direct it to the site
stormwater system. This will decrease what had been sheet
flowing to the north.”
42

Snow Storage Areas
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Site Plan Criteria [Section 112-23E(3) of the Zoning Code]):
• In acting on any proposed site plan development, the Planning/Architectural Review Board shall take into
consideration the following:
• (h) Lighting. [Lighting Plan prepared by Tredo Engineers demonstrating compliance – 0 footcandles at
property lines and “Dark Sky” lighting fixtures]
• (i) Lot surface. [Greenspace: 2.635 acres or 50% of the Project Site]

• (j) (Reserved)
• (k) Landscaping. [Landscaping Plan demonstrating compliance with applicable landscaping standards]
• (l) (Reserved)
• (m) With respect to any application relating to a lot or lots within the R-3M District, conformance with the
applicable Multiple-Dwelling Residential District design standards set forth in § 112-15. [Not Applicable]
• (n) With respect to any application relating to a lot or lots within the MU District, conformance with the
applicable Mixed Use District design standards set forth in § 112-16. [Not Applicable]
• (o) With respect to any application relating to a lot or lots within the NMU District, conformance with the
applicable Neighborhood Mixed Use District design standards set forth in § 112-17. [The Applicant has
demonstrated compliance with the NMU District Design Standards]
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Compliance with NMU Site Plan and Design Standards:
 Section 112-17B(2) – Building Orientation and Setback [Pg. 8]


Front yard setback of North Building increased to 25 ft. and south side yard driveway setback increased
to 50 ft.



Section 112-17B(3) – Lots with Multiple Buildings [Pg. 9]



Section 112-17B(4) – Building Entry [Pg. 10]



Section 112-17B(5) – Sidewalks [Pg. 11]



Section 112-17B(6) – Driveways and Access [Pg. 12]



Section 112-17B(5) – Sidewalks [Pg. 11]

Compliance with NMU Site Infrastructure and Facilities Standards:
 Section 112-17C(2) – Loading, Service, Maintenance and Refuse Facilities [Pg. 14]


Section 112-17C(3) – Storm Water and Green Infrastructure Facilities [Pg. 15]




Project also complies with the Stormwater Management standards in Section 112-28 of the Village Code

Section 112-17C(4) – Utilities [Pg. 16]
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Compliance with Parking Standards:


Section 112-17D(2) - [Pg. 18-19]


Parking located in rear yard of the buildings



Area Variance for number of parking spaces granted by the ZBA on June 17th

Alternate Site Plan previously presented demonstrating the ability to provide 143 parking spaces on
the Project Site but not necessary to satisfy the peak parking demand [110 parking spaces proposed]
Compliance with Landscaping Standards:




Section 112-17E(1) – Landscaping required and landscaping locations [Pgs. 20-21]



Section 112-17E(2) – Foundation Landscape Treatments [Pg. 22]



Section 112-17E(3) – Buffers and Screens [Pg. 22]
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Compliance with Architectural Consistency Standards:


Section 112-17F(2) – Building Form and Massing [Pgs. 24-25]


Maximum footprint of 10,000 sq. ft.



Minimum of 2 usable stories with overall maximum height of 36 ft.

Section 112-17F(4) – Residential Building Character [Pg. 28]
Compliance with Architectural Details Standards:




Section 112-17G(2) – Building Base and Foundations [Pg. 30]



Section 112-17G(3) – Windows [Pg. 31]



Section 112-17G(4) – Roofs, Cornices, Eaves, Overhangs and Parapets [Pgs. 32-33]



Section 112-17G(5) – Building Doors and Entries [Pg. 34]



Section 112-17G(6) – Building Materials [Pg. 35]

Compliance with Lighting Standards:


Section 112-17I(2) – Site Lighting [Pg. 40]



Section 112-17I(3) – Building Lighting [Pg. 40]



Section 112-17I(4) – Accent Lighting [Pg. 40]
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Waivers – Section 112-23H of the Village Code:


Two waivers are being sought based on the modifications to the project layout as
depicted on the current Site Plan as previously requested by the Planning Board
 1. South side yard setback of the South Building is 50 ft. [10 ft. greater than
permitted]
 The south side yard setback of the South Building was increased to provide a
greater setback for the driveway and to add greenspace on the southern portion
of the Project Site
 2. Front yard setback of the North Building is 25 ft. [5 ft. greater than
permitted]
 The front yard setback of the North Building was increased from 20 ft. to 25 ft.
based on input received from the Planning Board

48

• Requested Waivers:
•

50 ft. Side Yard Setback
for South Building:

•

Allowed setback of southern
driveway to be increased
from 10 ft. to 20 ft.

•

25 ft. Front Yard Setback
for North Building:

•

Allows North Building to be
located further back from
Evans Street Right-of-Way

•

North Building: Front
setback from curb line
ranging from 44 to 48 ft.

•

Middle Building: Front
setback from curb line
ranging from 29 to 33.25 ft.

•

South Building: Front
setback from curb line
ranging from 33.5 to 33.42
ft.

Side Yard Setback of
South Building – 50 ft.

Front Yard Setback of
North Building from Evans
Street Right-of-Way – 25 ft.
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Waivers – Section 112-23H of the Village Code:


H. Waivers or deviation from requirements.
 (1) Except as provided herein, whenever the Planning/Architectural Review Board shall determine, pursuant to
evidence and documentation submitted by an applicant, that strict conformance to the design standards governing
such application is impractical or impossible, the Planning Board may, in its discretion, waive or vary the
provisions set forth in such design standards provided that the applicant shall, to the maximum extent practicable,
mitigate any adverse consequences associated with such failure to adhere to said design standards.
 (2) In exercising its authority hereunder, under no circumstances shall the Planning Board grant any waiver or
deviation from any applicable dimensional requirement by more than 50%.
 (3) The authority granted under this section is not be mandatory on the Planning Board, and if the Planning Board
shall not allow such deviation, the sole remedy of the applicant shall be pursuit of a variance, if otherwise available
pursuant to § 112-24 of the Code and/or New York State Village Law Section 7-712-b, by the Zoning Board of
Appeals.
 (4) Notwithstanding the provisions of Subsection H(1) above or any other provision herein, the Planning Board is
not authorized to grant such a waiver or deviation from any dimensional requirement related to the overall height,
or minimum or maximum number of stories, of any building or structure; the minimum number of parking spaces
required; or the location of parking lots or spaces in relation to any buildings or structures.



The granting of the 2 requested waivers is justified by the Planning Board’s input and as such strict
conformance with the applicable 40 ft. side yard setback for the South Building and 20 ft. front yard setback
for the North Building is impractical
There are not any “adverse consequences” associated with the 2 waivers
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Conclusion:



Requesting Site Plan and Architectural Approval for the Redevelopment Project
Questions...

51

