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INTRODUCTION
Prior to the development of the Buffalo Niagara Interstate Highway System the
Tonawanda Opportunity Area was a pristine, undeveloped area along the Niagara
River in the Town of Tonawanda between the Cities of Buffalo and Tonawanda. With
the exception of the Erie Canal, and some electrical transmission lines, the area was
utilized primarily as farmland.
However, in the
early 1900’s the
area began to
develop into one of
the premier
industrial centers in
the region. A
significant portion
of the area was
utilized for the
production and
storage of energy
products for
vehicles and
industry.
Warehouses and
other uses that
take advantage of
the area’s proximity
to the Interstate
Highway System
also occupy
significant portions
of the area.
Since the 1970’s
some of the
industries in the
area have
Historic New York Central Railroad Map (1904) of the Buffalo Niagara region
showing the undeveloped Tonawanda waterfront that includes the approximate

contracted, leaving

Tonawanda Opportunity Area (yellow highlighted area).

empty buildings
Introduction
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and underutilized or abandoned properties. In other instances the uses of the sites
have deviated from their original purposes which may inhibit future redevelopment
at the sites and adjacent sites. The decline of industry, coupled with an increased
interest in quality of life, environmental issues and access to the Niagara River by
local residents and businesses has prompted the Town to reflect on the area’s past
development patterns and consider opportunities for a new development model for
the future.
To address the need for a new area wide vision of development, the Town applied for
and received a grant from the New York State Department of State under the
Brownfield Opportunity Area (BOA) program to prepare a Step 1 Pre‐Nomination
Study. The purpose of the Brownfield Opportunity Area program is to help
communities develop proactive redevelopment plans for areas impacted by multiple
brownfield, underutilized, vacant and abandoned properties. The Step 1 Pre‐
Nomination Study completed in 2012 established preliminary issues and
opportunities for redevelopment within the Tonawanda Opportunity Area (TOA).
Since the completion of the Pre‐Nomination Study, the Town has been extremely
proactive in redeveloping the TOA area. Within the last four years several major
public investments have come to fruition including the creation of the shovel‐ready
certified Spaulding Commerce Park and North Youngmann Commerce Center. In
addition multiple significant development projects have been approved and built
(e.g. the Riverview Solar Technology Park which includes Fed‐Ed and Unifrax,
development at the North Youngmann Commerce Center which includes First Source
and MJ Mechanical Services, development at the Fire Tower Commerce Center which
includes another Unifrax building, and development adjacent to the Spaulding
Commerce Park which includes Simmers Crane Design & Service). Furthermore, the
Town has updated their Comprehensive Plan and completed a Waterfront Land Use
Plan and Waterfront Corridor Landscaping Plan.

New development at Riverview Solar Technology Park…
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Recently, the Town applied for and received a grant from the New York State
Department of State under the Brownfield Opportunity Area (BOA) program to
prepare a Step 2 Nomination Study. The purpose of the Nomination Study is to
expand on the Pre‐Nomination Study by developing an area‐wide master
redevelopment plan for the TOA. The redevelopment plan will focus on strategic
sites that, if redeveloped, will have a catalytic impact on the entire TOA, encouraging
long term revitalization both within the TOA and the Town overall.

NYSDOS Brownfield Opportunity Area (BOA) Process

Introduction
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PROJECT DESCRIPTION AND BOUNDARY
The Project Description and Boundary section provides a general overview of the
Town and City of Tonawanda and the Tonawanda Opportunity Area (TOA) including a
brief characterization of the TOA and description of the TOA boundaries.

COMMUNITY AND REGIONAL SETTING
The Tonawanda Opportunity Area is located in the northwest section of the Town of
Tonawanda and also includes a small portion of the southern section of the City of
Tonawanda. Tonawanda is a first ring suburb in the Buffalo Niagara metropolitan
area located in the northernmost section of Erie County adjacent to Niagara County
as shown in Figure 1. Most of the Town is completely developed and little open land
is available for new development. The small, quaint Village of Kenmore is part of the
Town.
The Town of Tonawanda is bordered to the north by the City of Tonawanda and City
of North Tonawanda (Niagara County), to the east by the Town of Amherst, to the
south by the City of Buffalo, and to the west by the Niagara River (and Town of Grand
Island). Erie County is centered around the City of Buffalo. The County includes first
ring and second ring suburbs as well as more rural areas the farther one is away from
the City.
Tonawanda has a unique and advantageous location between Toronto, Buffalo, and
Rochester (Figure 1). Access to the three metropolitan areas is provided by
Interstates 190 and 290 that traverse the Town and the Interstates’ connections to
various other Interstates such as the I‐90 and the QEW. Three international bridges
(the Peace Bridge, the Rainbow Bridge, and the Lewiston‐Queenston Bridge) are
located between six and 15 miles from the TOA via Interstates and State Highways. I‐
190 bisects, I‐290 borders, and State Highway 266 traverses the TOA, all connecting
the TOA to other areas within the Town and region (Figure 2).
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Figure 1: Community Context
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Figure 2: Study Area Context
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DEMOGRAPHICS
The population of the Town, including the Village of Kenmore, is 73,538 persons
according to the 2014 American Community Survey 5‐year estimates and it is the
third largest Town in Erie County. Since 2000 the Town has lost 4,617 persons or
nearly six percent of its population. Both the City of Tonawanda and Erie County also
lost population during the same period. Portions of Census Tracts 78, 83 and 84 are
within the TOA as shown in Figure 3. However, there are very few residential
properties within the TOA boundary. Therefore, the Census/American Community
Survey population and housing data reflects conditions in residential areas near or
adjacent to the TOA. All the Census Tracts in the TOA lost population between 2000
and 2010 as exhibited in Table 1. Population losses ranged from seven percent to 10
percent in the TOA Census Tracts. However, Census Tracts 78 and 83 had moderate
population increases between 2010 and 2014.
Table 1: Population within the Town, Region, and TOA Census Tracts

Area

Population (Year)

Change 2000‐2010

Change 2010‐2014

2000

2010

2014

Number

Percent

Number

Percent

Census Tract 78

5,615

5,206

5,452

‐409

‐7.28%

246

4.73%

Census Tract 83

2,864

2,584

2,592

‐280

‐9.78%

8

0.31%

Census Tract 84

2,678

2,406

2,373

‐272

‐10.16%

‐33

‐1.37%

11,157

10,196

10,417

‐961

‐8.61%

221

2.17%

City of Tonawanda

16,136

15,130

15,048

‐1,006

‐6.23%

‐82

‐0.54%

Town of Tonawanda

78,155

73,567

73,538

‐4,588

‐5.87%

‐29

‐0.04%

Erie County

950,265

919,040

920,694

‐31,225

‐3.29%

1,654

0.18%

18,976,457

19,378,102

19,594,330

401,645

2.12%

216,228

1.12%

Census Tract Totals

New York State

Source: US Census Bureau 2000 and 2010 SF1 Decennial Census, American Community Survey 2009‐2014 Estimates

Residents in the Town tend to be older than residents in the City of Tonawanda and
Erie County. In 2014, the median age of residents in the Town was 43.3 years old
compared to the City’s 41.6 years old and County’s 40.5 years old.
A majority of the Town’s (71.8%), City of Tonawanda’s (71.8%), and Erie County’s
(65.1%) housing units are owner occupied according to the 2014 American
Community Survey. The most recent estimate (2014) of the Town’s median housing
value is $115,000 compared to the City of Tonawanda’s median housing value of
$91,300 and County’s median housing value of $126,700. The Town’s 2014 median
household income estimate was $53,603, while the City of Tonawanda’s was $46,026
and the County’s was $51,050.
Project Description and Boundary
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Figure 3: Census Tracts within the TOA
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EXISTING TOWN AND AREA PLANS
Several existing Town and area‐wide plans include concepts and recommendations
for areas within the TOA. These concepts and recommendations should be revisited
and prioritized in light of current and projected economic conditions and community
needs.

TOWN OF TONAWANDA 2014 COMPREHENSIVE PLAN UPDATE
The Town of Tonawanda 2014 Comprehensive Plan Update (Comprehensive Plan
Update) is an update of the Town’s 2005 Comprehensive Plan. The Comprehensive
Plan Update provides a framework for managing and adapting to change in the
foreseeable future and serves as the basis for the Town’s land use and zoning
decisions. The emphasis of the Comprehensive Plan Update is the protection and
enhancement of the Town. It provides a clear assessment of where the Town is now,
a vision for the future based on where residents would like to be, and concrete
recommendations and strategies to help get there. The Comprehensive Plan Update
includes several objectives and recommendations which center on the remediation
and re‐use of brownfields for appropriate uses.

WATERFRONT LAND USE PLAN (2014)
The Waterfront Land Use Plan (WLUP) was issued in 2014. The WLUP aims to
balance the Town’s industrial heritage and existing industrial businesses with the
ever evolving economies and changing community development preferences. The
WLUP provides recommendations to promote sustainability, protect and enhance
the area’s natural and cultural resources, foster long‐term economic viability,
enhance community character and sense of place, improve multi‐modal linkages, and
explore opportunities for regional collaboration. The WLUP includes a Future Land
Use Plan, Future Access and Transportation Plan, and Action Plan including site
specific recommendations. All portions of the TOA within the Town of Tonawanda
are included in the WLUP study area.

Restoring Our Waterfront brand

Project Description and Boundary
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Cherry Farm Park Improvement Plan: Concept from the Waterfront Land Use Plan

WATERFRONT CORRIDOR LANDSCAPING PLAN (2014)
The Waterfront Corridor Landscaping Plan (WCLP) is the first of multi‐phase effort to
landscape four roadways the Town designated as waterfront corridors. The goals of
the WCLP are to improve corridor aesthetics, visually reconnect with the Niagara
River, and to improve bike/pedestrian infrastructure. The WCLP provides detailed,
site specific recommendations along the River Road corridor and general
recommendations along Grand Island Boulevard and Sawyer Avenue. The WCLP also
proposed various bicycle/pedestrian paths/trails throughout the greater TOA area.
12
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Waterfront Corridor Study Area

TONAWANDA BROWNFIELD OPPORTUNITY AREA PRE‐NOMINATION
STUDY (2012)
The Tonawanda BOA Pre‐Nomination Study is the first of a three step process to
develop a State sponsored strategic plan to revitalize vacant, underutilized,
abandoned, and brownfield sites. The Study identified 29 properties (47% of the land
area) as vacant/underutilized/brownfield sites. It also determined opportunities and
constraints related to the redevelopment of these properties and the TOA in general.

Project Description and Boundary
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Preliminary Concept Plan Developed for the TOA during the Pre‐Nomination Study

TOWN OF TONAWANDA LOCAL WATERFRONT REVITALIZATION
PROGRAM – LWRP (AMENDED 2008)
The Town of Tonawanda originally approved a LWRP in 1996 which encompassed all
of the lands along the Niagara River waterfront to 1,000 feet east of River Road. The
1,000 foot buffer was chosen due to an expected relocation of River Road further to
the east. As the River Road relocation is no longer anticipated, the Amended LWRP
decreases the inland distance to 500 feet east of River Road. This change helps
concentrate waterfront protection policies and resources and provides greater
flexibility for development outside of the boundary. In general, the intent of the
Amended LWRP is to seek balance in development of the area, including industrial,
commercial, and recreational uses as well as public access opportunities in and along
the waterfront. Most of the Amended LWRP policies and recommendations are
pertinent as nearly all of the Amended LWRP area is located within the TOA.

14
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CURRENT OR PLANNED DEVELOPMENT IN THE AREA
There are multiple projects at various stages of development within the study area.
These projects should have a positive effect on the TOA and Town as a whole and
should be considered when determining future recommendations for
redevelopment.

RIVER ROAD CORRIDOR
Many projects have been proposed along the River Road Corridor. A manufacturing
business has shown interest in building on the Niagara River World property (located
at 4002 River Road); however, financial issues have stalled the project. There is a
proposal to build apartment buildings at 4630 River Road. The property has been
added to the Brownfield Cleanup Program but no work has been completed to date.
The Erie County Industrial Development Agency is actively trying to move the old
Polymer Applications site (located at 3445 River Road) into development. Triad
Recycling is expanding their operations at 3703 River Road. There is a partnership
forming between Erie County, Buffalo, the Tonawandas, Kenmore, and Grand Island
to create a regional composting facility at 4111 River Road. NYS Department of
Environmental Conservation is preparing a superfund cleanup at 5565 River Road.
National Grid removed a substation at 3510 River Road and the property should be
redeveloped. Lastly, the future of the NRG Huntley Power Station and fly ash landfill
are uncertain at this time (the facilities will likely be permanently retired).

NORTH YOUNGMANN COMMERCE CENTER
The North Youngmann Commerce Center is getting its first two businesses.
Construction of a 310,000 square foot building for First Source is nearing completion.
First Source, a candy and specialty foods manufacturing, packaging, and distribution
company, will be consolidating the company’s three local sites into the new building.
The building will also house the company’s headquarters. MJ Mechanical, a
mechanical services contractor, is the second business moving into the North
Youngmann Commerce Center. A 40,000 square foot building is nearing completion
to house a new division and expansion of another, as well as the company’s
headquarters.

Project Description and Boundary
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RIVERVIEW SOLAR TECHNOLOGY PARK
TM Montante, owner of the Riverview Solar Technology Park, is planning an
expansion of the Park’s facilities which could employ as many as 950 additional
employees. The Park is already home to two major office buildings which house
multiple tenants (including Unifrax, CSX, and Tyco Integrated Security to name a few)
as well as a Fed‐Ex office building and distribution center.

Future development at the Riverview Solar Technology Park

TOWN OF TONAWANDA LANDFILL
SolarCity is constructing a 2 MW solar facility on the Town of Tonawanda landfill
located at 797 East Park Drive. Energy produced at this facility will be to the direct
benefit of the Town of Tonawanda to offset their electricity needs. Portions of the
Town of Tonawanda landfill are part of the US Army Corps of Engineers’ (USACE)
Formerly Utilized Sites Remedial Action Program (FUSRAP). The purpose of FUSRAP
is to identify, investigate, and clean up or control sites that have become
contaminated from the nation’s early atomic weapons and energy programs. USACE
is formulating an alternative plan for FUSRAP material in the Town of Tonawanda
landfill.

16
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PROJECT OVERVIEW AND DESCRIPTION
The Town of Tonawanda and its partners (the City of Tonawanda and Erie County)
are preparing this Study (the second of a three step process) because of the obvious
and inherent redevelopment opportunities the TOA possesses. The TOA is literally
located in the center of the Buffalo Niagara Metropolitan area with proximity to two
interstate highways and three regional roadways that provide access to the metro
area and Canada. Strategic location factors of the TOA are further enhanced by
access to the nearly 4.5 miles of Niagara River waterfront.
Recent successes have demonstrated that redevelopment is possible in the TOA. The
momentum created by the development of the Riverview Solar Technology Park,
North Youngmann Commerce Center, Spaulding Commerce Center and remediation
of several parcels in the TOA should be built upon to promote further redevelopment
opportunities.
At the same time, the advantages of the TOA location are constrained by several
factors. As determined by the Tonawanda Opportunity Area Pre‐Nomination Study,
29 properties, or approximately 14 percent of all the properties and 47 percent of
the land area in the Pre‐TOA, were classified as brownfield, underutilized or vacant
parcels (this analysis will be updated to reflect current conditions and the larger
study area at a later stage in this planning process). Brownfield and underutilized
properties are deterrents to development in the area because they create a
perception of decline. Some active heavy industrial properties also hinder
development as their appearance and production processes are incompatible with
certain commercial and light industrial uses. In addition, the future of the NRG
Huntley Power Station and their fly ash landfill are uncertain at this time (the facilities
will likely be permanently retired).
The current property arrangement within the TOA also discourages redevelopment.
Many of the parcels are long, some averaging one mile in length, with no road access
and associated utilities.
Demographic and economic factors are also a factor in the future redevelopment of
the TOA. The Town, City and all the census tracts within the TOA have experienced
population declines in excess of three percent between 2000 and 2014.
Manufacturing employment, once the dominant industry employer in the TOA,
declined by nearly 33,000 jobs between 2000 and 2010 in the Buffalo Niagara region;
although it has experienced a small resurgence in recent years.

Project Description and Boundary
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With the above basic opportunities and constraints in mind, the Town has begun the
preparation of the Tonawanda Opportunity Area Nomination Study. The purpose of
the Nomination Study is to develop an area‐wide master redevelopment plan for the
TOA with a focus on strategic sites that, if redeveloped, will have a catalytic impact
on the entire TOA, encouraging long term revitalization both within the TOA and the
Town overall.
To develop the strategies and goals for the area‐wide master redevelopment plan
the Town needs to consider a comprehensive set of existing conditions (the purpose
of this Existing Conditions Report) and define the needs of the community for the
TOA. Evaluation of land use, zoning, underutilized/vacant/contaminated sites,
transportation and utility systems, land ownership, and natural/historic/cultural
resources will help the TOA steering committee to further understand the area’s
opportunities and constraints.
Constraints and opportunities in the corridor are defined within the context of the
purpose of New York State’s Brownfield Opportunity Program which is to advance
projects to the marketplace. Therefore, the primary goal of the TOA steering
committee will be to develop an area‐wide master redevelopment plan that is
responsive to the market realities of the Tonawanda area, acceptable to residents
and businesses, and aligned with funding opportunities for economic and community
development.

The guiding principles to create a shovel‐ready TOA

18
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TONAWANDA OPPORTUNITY AREA BOUNDARY
One of the first tasks of the TOA Steering Committee was to define the boundaries of
the opportunity area. The committee was presented with six alternatives for a TOA
boundary (Figure 4). Alternative 1 was identical to the boundary used during the Pre‐
Nomination Study. Additional boundary extensions of this base alternative were
considered by the committee. Some of these alternatives expanded the base
alternative to include additional industrial areas while others contracted it to remove
successful industrial areas. The Steering Committee considered several factors in
developing the TOA Boundary:
• A large TOA Boundary could dilute the evaluation of the TOA and reduce the
impact of the TOA recommendations;
• A small TOA boundary may eliminate key areas that are critical for the Town’s
long term revitalization;
• The future of the NRG Huntley Power Station and fly ash landfill are uncertain
at this time (the facilities will likely be permanently retired); and
• Properties or sites within the TOA could be eligible for additional grant or
financing opportunities.
After much discussion and consideration the committee chose a 2,362 acre area that
expands the Pre‐Nomination boundary to include the NRG Huntley Power Station
and small industrial sites along Sawyer Avenue (Figure 5). The committee thought it
was important to include the NRG Huntley Power Station in order to begin planning a
strategic approach for redevelopment should the facility be retired. In addition, the
committee thought it was important to focus effort on the small industrial sites along
Sawyer Avenue as not much attention has been paid to their revitalization. Despite
the success and “shovel ready” nature of both the Spaulding Commerce Center and
North Youngmann Commerce Center, the committee thought it was important to
leave these sites in the TOA for grant and financing eligibility.

Project Description and Boundary
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Figure 4: TOA Boundary Alternatives
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Figure 5: TOA Boundary
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ANALYSIS OF THE TONAWANDA OPPORTUNITY AREA
Prior to redeveloping any site an investor reviews the opportunities, constraints and
risks with that site. Part of that review is an inventory and analysis of the site’s
zoning, land use, proximity to utilities, road access, flood risks, potential
contamination and natural or cultural resources.
Concurrently or before a review of property characteristics most developers have
also performed an economic and market analysis of the area. Results of the analysis
will help the developer understand if there is a demand for the type and scale of uses
being proposed.
The section below provides an inventory of all the properties in the Tonawanda
Opportunity Area (TOA) to understand the prospects for future development and any
potential impediments that may discourage development. A separate Economic and
Market Analysis of the TOA, Tonawanda area, and the greater Metropolitan region
was conducted to define what uses are most feasible within the TOA overall (see
Appendix ___ Tonawanda Opportunity Area – Economic and Market Trends Analysis).
The report was complemented by a Real Estate Market Analysis.

Analysis of the Tonawanda Opportunity Area
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INVENTORY AND ANALYSIS
In order to identify opportunities and constraints in the Tonawanda Opportunity Area
an inventory of factors that influence development is required. This section provides
more detailed information on various factors that influence the location, size,
character and use of future redevelopment and development in the TOA. The
characteristics reviewed under the Inventory and Analysis section include: land use,
zoning, underutilized sites, transportation systems, infrastructure systems, land
ownership, parks, natural resources, and historic resources.

EXISTING LAND USE
Land use in the Tonawanda Opportunity Area is varied due to its large size (see Table
3 and Figure 6).
Dedicated parkland occupies 63 acres (3%) of the TOA. This includes the County‐
owned Isle View County Park, Riverwalk Park, and the Riverwalk multi‐use path, all
located along the northwest side of River Road as well as open space in the western
portion of the North Youngmann Commerce Center. Although not classified as
dedicated parkland or open space (nor included in the above acreage) playgrounds,
green space, and additional multi‐use paths can be found at Kaufman Playground,
Tonawanda Firemen’s Park, and along the east side of Two‐Mile Creek Road.
Residential land within the TOA occupies approximately 9 acres (< 1%). A handful of
these 40 residential properties are located along Two Mile Creek Road while the
majority are located along James, Kaufman, and Sawyer Avenues. These houses are
predominantly single family homes in fair to good condition; however, they are
surrounded by vacant and active industrial uses.
Commercial and mixed use properties occupy approximately 46 acres (2%) of the
TOA. This includes several auto repair shops and a caberet along Sawyer Avenue, a
marina northwest of the intersection of River Road and James Avenue, the INS scrap
yard, a firewood processing plant along Two Mile Creek Road, and an auto store and
restaurant located near the intersection of River Road and Two Mile Creek Road.
More than 13 acres (< 1%) in the TOA is used for institutional and cultural uses. This
includes the River Road Fire District No. 3 station, the Tonawanda Firemen’s Park,
and the Public Safety Training Facility on Fire Tower Drive.

28
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Industrial, manufacturing, and warehousing uses are prevalent throughout the TOA
occupying 733 acres (31%). Major industrial, manufacturing, and warehousing
businesses that are located within the TOA include Tonawanda Coke, IMOCO Steel,
Niagara Riverworld, NOCO, United Refining, Co‐Steel, and Con‐Way. Smaller
industrial uses, many of which are underutilized, can be found along Sawyer Avenue.
Highly successful, visible, and in many cases recent industrial uses have sprung up in
the Riverview Solar Technology Park (Fed‐Ex and Unifrax), within the Fire Tower
Industrial Park (Unifrax), within the North Youngmann Commerce Center (First
Source and MJ Mechanical Services), and adjacent to the Spaulding Commerce
Center (Simmers Crane Design & Service). One of the unique characteristics of many
of the industrial properties is that they are relatively large and narrow with no public
infrastructure and utilities extending to the rear of the properties.
Infrastructure and utility properties occupy approximately 780 (33%) of the TOA.
These uses include railroad and major overhead electric corridors, the NRG Huntley
Power Station and fly ash landfill, the Water Treatment Plant, the Waste Water
Treatment Plant, and the old Town of Tonawanda Landfill, Cherry Farm Landfill, and
Seaway Landfill.
There is a significant number of vacant buildings and properties throughout the TOA.
More than 633 acres (27%) or 85 properties within the TOA are considered vacant.
This includes vacant riverfront property owned by Tonawanda Coke and vacant
properties within the Riverview Solar Technology Park, North Youngmann Commerce
Center, and Spaulding Commerce Center.
Lastly, nearly 85 acres (4%) of the TOA is used for public road rights‐of‐way.
Table 2: Land Use in the TOA

Area
Land Use

Parcels

Acres

Percent

Number

Percent

Dedicated Parkland & Open Space

62.73

2.66%

13

4.47%

Residential

8.96

0.38%

40

13.75%

Commercial & Mixed Use

46.23

1.96%

11

3.78%

Institutional & Cultural

13.42

0.57%

4

1.37%

Industrial/Manufacturing/Warehouse

732.81

31.02%

75

25.77%

Infrastructure & Utilities

780.11

33.02%

63

21.65%

Vacant

633.32

26.81%

85

29.21%

Public Road Rights‐of‐Way

84.70

3.59%

NA

NA

TOTAL

2,362.28

291

Source: Town and City of Tonawanda Real Property Data
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Figure 6: Land Use in the TOA
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EXISTING ZONING
The current zoning in the TOA (Figure 7) generally reflects current land uses. The
Town’s zoning code was adopted in 1982 with many amendments since its adoption.
The City’s zoning code was adopted in 1989, also with many amendments. Town
zoning designations within the TOA include General Industrial, Performance
Standards Use, Retail‐Highway Commercial Use, Waterfront Business, Waterfront
Industrial, and Waterfront Mixed Use Districts. City zoning designations within the
TOA include Residential, Commercial, Manufacturing, and Spaulding Commerce Park
Districts. Basic information (including a summary of permitted uses and special uses)
about each zoning district found within the TOA is presented in Table 4. Consult the
actual zoning code for a complete listing of permitted and special uses by district as
well as other density, bulk, and setback requirements.
Town and City industrial /manufacturing zones occupy the greatest percentage of
the TOA (82.5%) and include the Town’s General Industrial District, Waterfront
Industrial District, and Performance Standards Use District as well as the City’s
Manufacturing Zone. Most uses are allowed in these districts with the greatest use
restrictions being found within the Waterfront Industrial District. These zones are
occupy almost the entire southern half of the TOA and much of the northern half of
the TOA starting approximately 1,100 feet east of River Road.
The City’s Spaulding Commerce Park District occupies 2.5% of the TOA and was
created to detail exact use and design guidelines for the development of the
Spaulding Commerce Center. Proposals for development must also meet site plan
review requirements.
The various commercial and business zoning districts occupy 13.8% of the TOA and
include the Town’s Retail‐Highway Commercial Use, Waterfront Business, and
Waterfront Mixed Use Districts as well as the City’s General Commercial Service
District. Permitted uses are those that promote and accommodate the unique nature
of the zones geographic location within the Town. Within the northern half of the
TOA, the Town’s zones are located along River Road. Within the southern half of the
TOA, the Town’s zones are located along portions of the west side of River Road. A
wide variety of uses are permitted within the City’s general commercial zone which is
located to the northeast of the Spaulding Commerce Center.
The City’s residential district occupies 1.1% of the TOA and is located along the east
side of Two Mile Creek Road and to the southwest of the Spaulding Commerce
Center.
Analysis of the Tonawanda Opportunity Area
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Table 3: Primary Zoning categories within the TOA

Zone

Permitted Uses (Summary)

Special Uses Permitted

Acres

% of Total

877.6

37.2%

0.6

0.0%

81.3

3.4%

89.2

3.8%

997.3

42.2%

153.9

6.5%

None

26.3

1.1%

None

2.7

0.1%

None

74.4

3.1%

59.0

2.5%

Town Zones
Any use except:
G‐I: General

Prohibited Uses – residential uses

Industrial

(including hotels and hospitals), mining,
junkyards, and waste transfer or disposal

P‐S: Performance
Standards Use
RHC: Retail‐
Highway
Commercial Use

WB: Waterfront
Business

for any use
Performance standard use

Prohibited Uses – mining, junkyards, and

permits required for all

waste transfer or disposal

uses

Restaurant, gasoline station, retail store,
motel, hotel

Truck stop, travel plaza,
other compatible
commercial or retail uses

Park, trail, rec. area, professional office,
laboratory, research and development,

Retail, restaurant, lodging,
training school, day‐care
center, warehouse, other
compatible commercial

Park, trail, boat storage, light industry,

Industrial

permits may be required

Any “appropriate” use except:

assembly of component parts

WID: Waterfront

Performance standard use

assembly of component parts, wholesale
and storage, warehouse, public utilities,
research facility, business office, medical
building

Industrial service/repair,
retail, day‐care center,
commercial laundry
plants, bottling plants,
other compatible
commercial/industrial

Park, trail, dock, fishing, boat‐launching,
picnic area, marina, yacht club, boatyard

Combinations of

W‐MU: Waterfront

and storage, excursion and charter fishing,

permitted uses, water‐

Mixed Use

visitor center, motel, hotel, retail stores*,

dependent facility, other

restaurants*, other water‐enhanced uses*

compatible uses

(* = maximum scale restrictions)
City Zones
R‐1: Single‐Family

Single‐family home, place of worship,

Residence

private school, fire station, accessory uses

C‐M: General

Residential, retail, restaurant, bank, office,

Commercial Service

gas station, carwash, car service, etc.

M‐1:

Industrial uses, commercial uses, truck

Manufacturing

terminals
Park, trail, retail, recreation, restaurant,

SCD: Spaulding

office, medical, custom shop, light

Industrial service/repair,

Commerce Park

manufacturing, art/music/dance studio,

public utilities

wholesale, research facility
Source: Town of Tonawanda Zoning Ordinance via ecode 360 – Adopted April 5, 1982 with amendments since
City of Tonawanda Zoning Ordinance via municode – Adopted 1989. Online version up‐to‐date as of Sept. 16, 2015
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The TOA is also impacted by the River Road Overlay District which is broken into
three sub‐areas including the business transitional area, the thruway impact area,
and the light industrial corridor area (see Table 5 and Figure 7). In general, the River
Road Overlay District does not restrict or prohibit any use that is allowable in the
applicable underlying zoning district. Instead, it imposes additional general and sub‐
area specific site design standards and requirements.
The River Road Overlay District encompasses the River Road corridor extending from
the border between the Town and City of Tonawanda to the northern boundary of
the Huntley Power Station. The overlay district extends into all properties on the
waterfront side of River Road to a depth of 500 feet from the western right‐of‐way of
River Road or to the Niagara River, whichever is less. It also extends into all
properties on the inland side of River Road to a depth of 500 feet from the eastern
right‐of‐way of River Road.
Within the River Road Overlay District, the Business Transitional Area is located
between the City of Tonawanda and the northern property line of the Seaway
landfill. In this area, high quality commercial development should support the
establishment of a gateway entrance from the City of Tonawanda and complement
views of the Niagara River. Specific design standards and requirements for this sub‐
area can be found within the zoning code.
Within the River Road Overlay District, the Thruway Impact Area is located between
the northern property line of the Seaway landfill and the northern property line of
Niagara River World. In this mixed use area comprised of commercial and industrial
development, proposed parklands, NYS Thruway entrances and exits, and gateway to
the Town’s waterfront, development should not degrade adjoining uses. Specific
design standards and requirements for this sub‐area can be found within the zoning
code.
Within the River Road Overlay District, the Light Industrial Corridor Area is located
between the northern property line of Niagara River World and the northern
property line of the Huntley Power Station. This area is characterized by a mix of
heavy and light industrial uses and serves as a transition area to the heavily industrial
area to the south. Specific design standards and requirements for this sub‐area can
be found within the zoning code.
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Table 4: Overlay Districts within the TOA

River Road Overlay District

Acres

Business Transitional Area

68.8

Thruway Impact Area

159.5

Light Industrial Corridor Area

119.3
TOTAL

347.6

Source: Approximated from legal description found in Town of Tonawanda Zoning Ordinance via ecode 360 –
Adopted April 5, 1982

Currently, there are no other local, county, state or federal economic development
designations in the TOA. However, the TOA is within the Local Waterfront
Revitalization Plan (LWRP) boundary which makes projects in the TOA eligible for
grant funds for land and water based construction projects through the New York
Departments of State and Parks.
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Figure 7: Existing Zoning in TOA
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UNDERUTILIZED AND VACANT SITES
The following Underutilized and Vacant Sites section of this Report is a summary of
the findings from the 2012 Tonawanda Opportunity Area Pre‐Nomination Study. The
analysis will be updated at a later stage of the planning process to reflect current
conditions as well as the larger study area.
The

Pre‐TOA

includes

29

brownfield,

underutilized

and

vacant/undeveloped properties.
The eight brownfield properties generally fall into the following
categories: public or private landfills, properties formerly used in
energy production or storage and abandoned parcels that were used
for construction or other waste material disposal. The Town, County
and NYSDEC are taking a proactive approach with some of those
properties and are currently in various stages of testing materials
and soil at the sites.
The nine underutilized parcels in the Pre‐TOA also fall into similar
categories as the brownfield properties but also include properties
with underutilized buildings or sites. Some of the key underutilized
properties include the Cherry Farm Park and Niagara River World
sites which both have prime locations on the waterfront.
The twelve vacant properties were a mix of uses. However, the
majority were vacant parcels owned by adjacent property owners
likely for future expansion.

NYSDEC State Superfund Site at 5565 River Road (Potential Brownfield Site)
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Building for lease at the Fire Tower Commerce Center (Underutilized Site)

Vacant property at the Riverview Solar Technology Park (Vacant Site)
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TRANSPORTATION SYSTEMS
One of the significant assets of the Tonawanda Opportunity Area is its access to the
regional road network via multiple interstates and major arterials. Interstate 190 and
Interstate 290 bisect/border and serve the TOA for both car and truck traffic.
According to the New York State Department of Transportation Urban Functional
Classification System (Figure 8), both of the interstates are categorized as principal
arterial interstates. State Route 266 (River Road/Niagara Street), Grand Island
Boulevard, and Two Mile Creek Road all traverse the TOA and are categorized as
minor arterials. Lastly, Sawyer Avenue is categorized as a major collector. Many of
the aforementioned roadways connect to other principal arterials such as Sheridan
Drive and Military Road/Main Street in order to easily access local areas throughout
the Town and City of Tonawanda.
However, the TOA is somewhat limited in regards to local transportation within the
study area. Many parcels on the east side of River Road are long and narrow with no
public access to the easternmost areas of the properties. This lack of roadways has
prevented access into the TOA and discouraged property development and
subdivision of land. Creating an interior local roadway network would encourage
development as was exemplified by the installation of Riverwalk Parkway (Riverview
Solar Technology Park) and Pirson Parkway (North Youngmann Commerce Center).
Motor vehicle accident data was collected to access what intersections are unsafe in
the TOA (Table 6 and Figure 8). Two intersections stand out as problem areas. The
River Rd / Grand Island Blvd intersection (just outside of the TOA) had 12 accidents
between May 1, 2012 and April 30, 2015 while the River Rd / Sawyer Ave intersection
had 5 accidents. Overall there were 23 accidents within the vicinity of the TOA.
Table 5: Motor Vehicle Accidents at Major Intersections within the TOA

Intersection

Accidents

Intersection

Accidents

River Rd & Sawyer Ave

5

Two Mile Creek Rd & Fire Tower Dr

1

River Rd & Grand Island Blvd

12

Wheeler St & Hackett Dr

0

River Rd & ramps onto/off I‐190 N

1

Wheeler St & James St

0

River Rd & Riverwalk Pkwy

0

Hinds St & Hackett Dr

1

Niagara St & Two Mile Creek Rd

3

Hinds St & Dodge Dr

0

Two Mile Creek Rd & Fletcher St

0

TOTAL

23

Source: GBNRTC via NYS Accident Location Information System (5/1/2012 to 4/30/2015 – 33 ft search radius)
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As reported in Table 7 and depicted in Figure 9, Annual Average Daily Traffic (AADT)
counts in the year 2013 for the major roadways within/along the TOA vary with the
highest counts located along I‐190 and I‐290 (just under 70,000). Medium‐high
counts (~10,001 to 25,000) are located along Niagara Street (City of Tonawanda) and
along the interchanges connecting I‐190 and I‐290. Medium counts (~4,001 to
10,000) are located along River Road, Medium‐low counts (~1,501 to 4000) are
located along Sawyer Avenue and Two Mile Creek Road, and low counts (< 1,500) are
located along Grand Island Boulevard and East Park Drive.
Table 6: Annual Average Daily Traffic Counts (2013), Major Routes in/adjacent to the TOA

Road

Section

AADT

I‐190

Southern Grand Island Bridge

69,658

I‐190

Southern Grand Island Bridge to Route 324

69,349

I‐290

I‐190 Interchange to Route 384 (Exit 1)

69,868

Interchange

I‐290 West to I‐190 North

19,803

Interchange

I‐290 West to I‐190 South

14,731

Interchange

I‐190 North to I‐290 East

15,443

Interchange

I‐190 South to I‐290 East

19,940

State Route 266 (Niagara St)

Tonawanda West City Line to Seymour St

11,682

State Route 266 (River Rd)

Tonawanda West City Line to I‐190 (GI Bridge)

8,888

State Route 266 (River Rd)

I‐190 (GI Bridge) to I‐190

7,076

Two Mile Creek Rd

Niagara St to Tonawanda South City Line

2,896

Two Mile Creek Rd

Tonawanda South City Line to Ensminger Rd

2,480

Sawyer Ave

State Route 266 to Kenmore Ave

1,943

Grand Island Blvd

State Route 266 to State Route 324

1,228

East Park Dr

State Route 324 to Waste Management Facility

216

Source: NYSDOT Traffic Data Viewer
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Figure 8: Urban Functional
Classification and Accidents
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Figure 9: Annual Average
Daily Traffic Counts
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As Figure 10 illustrates there are additional transportation systems in the Tonawanda
Opportunity Area. Rail spurs are located throughout the industrial areas of the TOA,
providing access to the CSX mainline to the east. Amtrak rail passenger services run
along the CXS mainline as well. The Buffalo Niagara International Airport is located
less than 12 miles from the TOA southeast along I‐290, I‐90, and State Route 33. The
Niagara Falls International Airport is located nine miles from the TOA north along
State Route 266, State Route 265 and Williams Road.
In addition, the Buffalo‐Niagara Falls metropolitan area is served by a comprehensive
public transportation system through the Niagara Frontier Transportation Authority’s
(NFTA) Metro Bus Service. Bus Route 40 connects downtown Buffalo to downtown
Niagara Falls by passing through the TOA along River Road. Bus Route 79 connects
downtown City of Tonawanda to downtown Buffalo and beyond to the Amtrak
Exchange Street Station by passing through the TOA along Hinds Street and Hackett
Drive. Lastly, a request has been made to modify Bus Route 35 (which travels along
Sheridan Drive connecting Vulcan Street to the University at Buffalo North Campus)
to extend the route into the TOA in order to include a stop at the North Youngmann
Commerce Center. Many other regional and local bus routes are located in the
vicinity of the TOA; however, they do not have stops located within the TOA.
Developers also consider parking opportunities and multi‐modal travel opportunities.
As shown in Table 7, on‐street parking is available along only several of the TOA
streets, in the limited residential areas. These areas have seasonal overnight
restrictions (no overnight parking in the winter). Businesses located along streets
without on‐street parking typically have off‐street parking lots.
The TOA has a limited pedestrian network and non‐existent on‐street bicycle
network. The Spaulding Commerce Center and the few residential areas typically
have complete sidewalk networks in moderate to good condition. There are no
sidewalks in other areas of the TOA. Throughout the entire TOA, there are no
designated on‐road bicycle lanes or sharrows. Lastly, off‐road multi‐use paths (hike
and bike trails) traverse the TOA along the west side of River Road/Niagara Street
(Riverwalk) and along the east side of Two Mile Creek Road connecting the TOA to
the greater Buffalo‐Niagara region.
The Town of Tonawanda is developing a Complete Streets policy and has developed a
Complete Street Committee charged to promote improved active transportation
opportunities and ensure safety throughout Ken‐Ton. In addition, the University at
Buffalo has recently prepared a Bicycle Master Plan (2015).
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Table 7: Major TOA Streets, Multi‐Modal, On‐street Parking and Condition Data

Street Name

On‐Street
Parking

Sidewalks/Bike Lanes

Condition

I‐190

None

Sidewalks: None
No Bike Lanes

Good

I‐290

None

Sidewalks: None
No Bike Lanes

Good

State Route 266
(River Rd/
Niagara St)

None

Sidewalks: East Side (Sawyer Ave to Kaufman Ave)
No Bike Lanes
Multi‐use Path (Riverwalk) along west side of road

Good

Two Mile Creek
Rd

None

Sidewalks: None
No Bike Lanes
Multi‐use Path along portions of east side of road

Fair

Grand Island
Blvd

None

Sidewalks: None
No Bike Lanes

Fair

Sawyer Ave

North Side

Sidewalks: North Side (River Rd to Mildred St)
No Bike Lanes

Good

Kaufman Ave

South Side

Sidewalks: South Side
No Bike Lanes

Fair

James Ave

North Side
(near Cherry
Ave)

Sidewalks: None
No Bike Lanes

Riverwalk Pkwy

None

Sidewalks: None
No Bike Lanes

Good

Fire Tower Dr

None

Sidewalks: None
No Bike Lanes

Fair

Hinds St

West Side
(near Dodge
Dr)

Sidewalks: Both Sides
No Bike Lanes

Good

Wheeler St

None

Sidewalks: Complete West Side,
Incomplete East Side
No Bike Lanes

Good

Hackett Dr

None

Sidewalks: Both Sides
No Bike Lanes

Good

Fair

Source: Google Aerial Imagery and Street View, Site Visits

Riverwalk where it begins to traverse along the waterfront (at the westernmost portion of Isle View County Park)
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INFRASTRUCTURE AND UTILITY SYSTEMS
Much like the transportation network, the regional infrastructure and utility systems
are strong while the local infrastructure and utility systems are limited (Figures 11
and 12). Development within the TOA beyond the extent of the existing local road
network would likely require the extension of the following infrastructure systems:

WATER
Public water supply is available on all the public streets within the TOA and cross‐
parcel along several utility corridor rights‐of‐way as depicted in Figure 11. The Fire
Tower Commerce Center, Riverview Solar Technology Park, North Youngmann
Commerce Center, and Spaulding Commerce Center are all supplied with public
water.
Water is supplied to the Town of Tonawanda via the Town’s Water Treatment Plant
located just outside of the TOA at 218 Aqua Lane. It is owned and operated by the
Town of Tonawanda. The facility was built in 1956 and an addition was added in 1962
to increase capacity. The plant has the capacity to treat 24 million gallons a day of
potable water. On average, the facility draws over four billion gallons of water
annually from the Niagara River to service residences and businesses within the Town
of Tonawanda and Village of Kenmore.
Water is supplied to the City of Tonawanda via the Jerome D. Van de Water Water
Treatment Plant located within the TOA at 3750 River Road. It is owned and operated
by the Erie County Water Authority. The Water Treatment Plant draws water from
the Niagara River, treats it, and delivers safe, clean drinking water to residences and
businesses throughout many municipalities in northern Erie County (including the
City of Tonawanda) as well as some in Genesee and Wyoming County. Major Erie
County Water Authority water lines traverse the TOA along River Road, Two Mile
Creek Road, and along several utility corridor rights‐of‐way.
According to the Town, there are no major capacity issues within the public water
system. The treatment and distribution system is capable of meeting current Town
and Village needs, as well as future development needs. However, development
within the TOA beyond the extent of the existing local road network would likely
require the extension of the public water distribution system.
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SANITARY SEWER AND STORM WATER
The Town of Tonawanda is serviced by a separate sanitary sewer system and storm
water system as depicted in Figure 12. Sanitary sewer lines are available on most of
the public streets within the portion of the TOA in the Town. Although not mapped,
sanitary sewer lines are available along Riverwalk Parkway servicing the Riverview
Solar Technology Park buildings. The other two commercial parks – Fire Tower
Commerce Center and North Youngmann Commerce Center – are also serviced by
major sanitary sewer lines. There are two small sections along River Road which are
not serviced by sanitary sewer as flows are split between the Sawyer pump station
and the Sheridan pump station. Sanitary sewer system data within the City of
Tonawanda is unavailable at this time.
The storm water system is somewhat limited within the portion of the TOA in the
Town. Storm water lines are available along Sawyer Avenue, Kaufman Avenue, James
Avenue, Fire Tower Drive (i.e. Fire Tower Commerce Center), Pirson Parkway (i.e.
North Youngmann Commerce Center) and portions of Riverwalk Parkway (i.e.
Riverview Solar Technology Park). One of the Town’s main storm water outfall lines is
located within the TOA along a Town‐owned right‐of‐way bordering the City of
Tonawanda. There are some storm water lines along portions of River Road (not
mapped); however, exact locations are unknown by the Town as the State’s Highway
Department is responsible for operation and maintenance of drainage infrastructure
along State Routes. There are known storm water issues along River Road,
particularly at the United Refining waterfront property. Storm water system data
within the City of Tonawanda is unavailable at this time.
The Town of Tonawanda Wastewater Treatment Plant is located within the TOA at
779 Two Mile Creek Road. It is owned and operated by the Town of Tonawanda. The
plant is capable of treating up to 75 million gallons per day of wastewater from the
Town of Tonawanda, City of Tonawanda, and Village of Kenmore. In addition,
Wastewater Treatment Plant personnel operate and maintain eight sewage pumping
stations, two of which (the Sawyer Pump Station and Bridge Pump Station) are
located within the TOA on River Road. A state‐ and federal‐approved Pre‐Treatment
Program, staffed by town personnel, monitors all the industrial and commercial
sewage discharges into the town collection system.
There are no major dry‐weather capacity issues within the sanitary sewer system.
The existing treatment and sewer line capacity are capable of meeting the current
Town, Village, and City needs as well as the needs for future development. However,
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wet weather flows can peak as high as 80 million gallons per day, causing infiltration
and inflow as well as sanitary sewer overflows during significant rainfall events. This
continues to be an issue, and the Town is undertaking efforts to address the
problems. In fact, the town is under a NYSDEC consent order to reduce Sanitary
Sewer Overflows and Inflow and Infiltration. Hence the DEC is requiring the I&I
credits or reduction efforts be made on any new development with residential
sewage rates of 2,500 gallons per day.
The storm water system is reportedly in relatively good condition with large diameter
pipelines and sufficient capacity. The town is a MS4 community and as such has
adopted a MS4 law. Any development over one acre must comply with the latest
edition of the NYSDEC stormwater manual. There are no plans to increase the Town’s
system or perform major work on the system in the near future. The Town would
consider facilitating a drainage improvement project at problem areas along River
Road if funding were to be identified. Alternatively, should the State conduct major
roadway improvements along River Road, the Town would advocate for
improvements to the drainage infrastructure.

Town of Tonawanda Waste Water Facilities on Two Mile Creek Road and Fire Tower Drive

TELECOMMUNICATIONS
Time Warner and Verizon provide high‐speed internet, phone and cable TV services
throughout the TOA. Fibertech and Transwave Communications also provide high‐
speed internet services.
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ALTERNATIVE ENERGY
The Town of Tonawanda and other private entities are taking advantage of solar
energy. The Riverview Solar Technology Park is NY State’s first solar ready commerce
park. Numerous solar applications are already in use on the site, directly benefitting
the multiple tenants. In addition, the Town recently entered into a Power Purchase
Agreement with SolarCity to have them construct a 2 MW solar array on the Town
Landfill. The Town will be the sole beneficiary of the generated power via remote net
metering. The Town is also exploring opportunities to get solar at the Seaway Landfill
(4825 River Road) with the EPA. Benderson owns the landfill and needs to be
engaged to further discussions.

Solar panels at the entrance of Riverview Solar Technology Park

OTHER UTILITIES
As private utilities, National Fuel Gas and National Grid electric do not provide maps
of their services but may provide information upon request. However, it is known
that existing residences and businesses within the TOA are served by electric and gas
services. Should an enhanced local roadway network be installed, electric and gas
services would likely need to be extended into the newly accessible interior
properties. Major overhead electric transmission lines are visible throughout the
TOA, creating long linear utility corridors. Several electric substations and the NRG
Huntley Power Station are also located within the TOA. Two major gas lines also
traverse the TOA.
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Figure 11: Utilities – Potable
Water System
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Figure 12: Utilities ‐ Sewer Systems

TONAWANDA OPPORTUNITY AREA: February 2016 DRAFT Existing Conditions Report

PROPERTY OWNERSHIP
A large percentage of the land area in the Tonawanda Opportunity Area (not
including public roadways) is owned by private individuals or organizations as is
shown by the un‐shaded areas in Figure 13 and described in Table 9. Approximately
60 percent of the land area and 62 percent of the parcels in the TOA are privately
owned. The privately owned parcels are scattered throughout the TOA including all
of the parcels within the Riverview Solar Technology Park and many of the parcels
within the Fire Tower Commerce Center.
About 40 percent of the land and 38 percent of the parcels in the TOA are owned by
public or quasi public agencies. Large electric (National Grid) and railroad (CSX
Transportation) corridors run throughout the TOA. The Erie County IDA owns the
NRG Huntley Power Station, fly ash landfill, IMOCO Steel, and Triad Recycling among
other lands. The Town of Tonawanda owns significant portions of the North
Youngmann Commerce Center, the Tonawanda Landfill, and the Town Wastewater
Facilities. The City of Tonawanda owns most of the Spaulding Commerce Center and
land along Two Mile Creek Road. Erie County owns large portions of the Riverwalk
along River Road. Other public or quasi public agencies that own land within the TOA
include the Erie County Water Authority, New York State, and various non profit
organizations.
Table 8: Public Land Ownership Distribution

Land

Ownership

Parcels

Acres

Percent

Number

Percent

1,378.1

60.5%

181

62.2%

Town of Tonawanda

137.8

6.0%

19

6.5%

City of Tonawanda

67.4

3.0%

8

2.7%

Erie County

65.8

2.9%

24

8.2%

Erie County IDA

236.1

10.4%

5

1.7%

Erie County Water Authority

28.2

1.2%

1

0.3%

New York State

1.4

0.1%

1

0.3%

National Fuel/National Grid

313.6

13.8%

40

13.7%

Railroad

38.6

1.7%

8

2.7%

Non Profit Organization

10.7

0.5%

4

1.4%

Sub‐total of Public and Quasi Public

899.5

39.5%

110

37.8%

Private
Public and Quasi Public

Total

.

2,277.6

291

Source: Town and City of Tonawanda Real Property Data
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NATURAL AND CULTURAL RESOURCES
While natural and cultural resources are somewhat inconspicuous in the TOA, the
area includes parks, open spaces, and water based resources. These resources are
amenities which add value to TOA properties because they enhance the Town’s
quality of life. Figures 14‐16 exhibit the locations of all of the incredible natural and
cultural assets in the TOA. A summary of some of the assets is described below.

PARKS AND OPEN SPACES
The TOA has a surprisingly large amount of park and open space land considering its
predominantly industrial nature. However, given its waterfront location, the TOA,
Town, and greater region would benefit from the addition of dedicated parkland
along the River’s edge.
As can be seen in Figure 14, there are only three (3) municipal parks located within
the TOA – Riverwalk Park, Isle View County Park, and the Tonawanda Firemen’s Park.
In addition, there is one (1) municipal playground (Kaufman Playground) located
within the TOA and two (2) multi‐use paths – Riverwalk and Two Mile Creek
Greenway.
Riverwalk Park is a long linear park located along the west side of River Road from
the vicinity of Tonawanda Coke to the Seaway Landfill. The park is owned by Erie
County and primarily contains Riverwalk (a multi‐use path for pedestrians and
bicyclists) and open green space. Riverwalk continues southerly outside of the park
along River Road via County‐owned easements. The park is considered a regional
park as Riverwalk is part of a region wide network of paths and is heavily utilized.
Isle View County Park is a
continuation of the Riverwalk Park.
It is a long linear park sandwiched
between River Road and the
Niagara River. It includes
Riverwalk, other pedestrian paths,
picnic areas, a playground, open
green space, and parking. The park
is considered a regional park as
Riverwalk is part of a region wide
network of paths and is heavily utilized.
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Tonawanda Firemen’s Park is a 9.9 acres park located on Two Mile Creek Road and
owned by the Firemen’s Benevolent Association. The park includes a large picnic
pavilion, playground, and open space. It is likely only used by local residents and
firemen and their families.
Kaufman Playground is located along Kaufman Avenue between Cherry Avenue and
Mildred Street on a property owned by National Grid. The area includes a
playground, basketball court, and open space. It is likely only used by local residents.
Other major parks are located just outside of the TOA such as Veterans Memorial
Park and Sheridan Park which includes an 18 hole golf course.
Informal city‐owned open space is located along both sides of Two Mile Creek south
of Fletcher Street. This space includes Two Mile Creek Greenway, a multi‐use trail
that runs along Two Mile Creek between East Park Drive and River Road. The
Greenway connects Sheridan Park and residential areas east of the TOA to the
Niagara River. Informal town‐owned open space is located in the western portion
of the North Youngmann Commerce Center.

WATER BASED RESOURCES
The major water based resource within/adjacent to the TOA is the upper Niagara
River (see Figure 15). The Niagara River is located along the western border of the
TOA and approximately 4.5 miles of the coastline is located within the TOA. The River
is navigable and is a popular recreation destination for boaters. Several areas along
River Road / Niagara Street, Riverwalk Park, and Isle View County Park afford
spectacular views of the Niagara River.

View of the Niagara River from River Road / Niagara Street
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Two small creeks and several small tributaries are also located within the TOA. The
creeks and tributaries are classified by the New York State Department of
Environmental Conservation as Class B streams and would therefore likely require
permitting should work occur within or adjacent to the waterway.
Two Mile Creek traverses the TOA in a south to north direction between Sheridan
Drive and the Niagara River. Informal open space owned by the City and County
along both sides of the creek and the Two Mile Creek Greenway take advantage of
the views and tranquility afforded by the creek. Two Mile Creek is not considered
navigable. Four un‐named tributaries flow into Two Mile Creek as can be seen in
Figure 15.
Rattlesnake Creek traverses the northern half of the TOA in a west to east direction
between the I‐190 and empties into Two Mile Creek. Rattlesnake Creek is not
considered navigable.
There are several Federally‐ or State designated mapped wetlands within the TOA. As
the planning process proceeds, preliminary wetland determinations will be made for
strategic sites including identifying wetland boundaries, developing
recommendations for wetland mitigation plans, and identifying needed permits and
reviews in order to fast track future development. Federally‐designated ponds are
scattered throughout the TOA. Lastly, the Niagara River is classified as a Federally‐
designated Riverine.
Any development should be situated or constructed to avoid or minimize impacts to
these water based resources (creeks and wetlands).

Wetlands along Rattlesnake Creek at Riverview Solar Technology Park
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FLOOD AREAS
Potential flood areas designated by the Federal Emergency Management Agency
(FEMA) are one of the potential constraints on development or redevelopment of
properties along the waterfront within the TOA. As shown in Figure 15 several areas
along the waterfront and as deep as River Road are within the Special Flood Hazard
Area (SFHA) associated with the Niagara River (an approximately 196 acre area)
based on the 1982 Federal Insurance Rate Maps (FIRM). Previously known as the 100
year flood zone, the SFHA has a 1% chance per year of flooding.
It should be noted that FEMA is preparing to update their FIRM maps of Erie County.
Based on preliminary maps dated December 31, 2009, the SFHA would change along
the waterfront. Areas of greatest change would include:
• NRG Huntley Power Station – SFHA northeast of ponds would be removed
while a SFHA along the southeast portion of the coal pit would be added;
• Water Treatment Facility – SFHA would be pushed back closer to the
waterfront;
• Tonawanda Coke (waterfront property) – SFHA would create a “U” shape along
the north, west, and south boundaries of the property leaving the center
largely out of the SFHA;
• Marathon and Niagara Riverworld – SFHA would be pushed back closer to the
waterfront;
• Cherry Farm – SFHA would only exist along west, north, and east boundary of
the property leaving the center largely out of the SFHA;
• A Duie Pyle – SFHA would be pushed back closer to the waterfront;
• Enbridge Energy Partners – SFHA would be removed;
• United Refining (waterfront property) – SFHA would be added to cover the
tank and pond; and
• Isle View County Park – SFHA would extend further to the east.
The 1982 FIRM maps are still the official maps until FEMA finalized the newer ones.
However, once the newer maps are finalized, the Town must adopt and replace the
current floodplain laws and maps with newer model laws and the newer maps. At
this point it is unknown when the newer maps will be finalized.
At any rate, the Town and City of Tonawanda regulate construction and development
in the SFHA to ensure that buildings will be protected from flood damage. All
development within the SFHA (not just construction of buildings, but filling,
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excavation, fences, etc.) is required to obtain a Town or City of Tonawanda
Floodplain Development Permit.
The Town and City of Tonawanda are active participants in the National Flood
Insurance Program (NFIP) which provides federally backed flood insurance in
communities that enact and enforce floodplain regulations.
Any development in the SFHA adjacent to the Niagara River should be situated or
constructed to avoid the impacts of flooding.

HISTORIC AND ARCHAEOLOGICAL RESOURCES
As the area was developed relatively late in western New York (after 1900), there are
not a lot of cultural or historic areas in the TOA (Figure 16). There are no buildings
within the TOA listed on the National Register of Historic Places. However, Riverwalk
is essentially built over the old bed of the Erie Canal and two small commemorative
placards are located along Riverwalk near Cherry Farm. In addition, the majority of
the TOA, likely because of its proximity to the Niagara River, is considered an
archaeologically sensitive area.
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Figure 13: Property Ownership

Figure 14: Parks and Open Space

Figure 15: Natural Resources

Figure 16: Historic and
Archaeological Resources

