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Overview:	
  
	
  
The	
  applicant	
  proposes	
  a	
  new,	
  four-­‐story	
  residential	
  building	
  totaling	
  101	
  senior	
  specific	
  apartment	
  units,	
  located	
  
on	
  a	
  3.2	
  acre	
  assembled	
  site.	
  	
  Its	
  location,	
  on	
  the	
  north	
  side	
  of	
  Meyer	
  Road,	
  is	
  in	
  an	
  older	
  and	
  more	
  established	
  
portion	
  of	
  the	
  Town	
  of	
  Amherst,	
  east	
  of	
  Niagara	
  Falls	
  Boulevard.	
  
	
  
The	
  applicant	
  believes	
  the	
  proposed	
  project	
  also	
  complies	
  with	
  the	
  new,	
  stricter	
  evaluation	
  criteria	
  as	
  establish	
  by	
  
the	
  AIDA’s	
  Board	
  on	
  January	
  17,	
  2014.	
  	
  The	
  adopted	
  resolution	
  emphasizes	
  compliance	
  with	
  the	
  goals	
  and	
  
objectives	
  of	
  the	
  Town’s	
  Adopted	
  Bicentennial	
  Comprehensive	
  Plan.	
  	
  It	
  also	
  encourages	
  infill	
  sites	
  located	
  within	
  
walking	
  distance	
  to	
  grocery,	
  pharmacies,	
  and	
  other	
  support	
  services	
  as	
  well	
  as	
  public	
  transportation.	
  	
  The	
  
resolution	
  also	
  aimed	
  to	
  distinguish	
  applicants	
  whose	
  projects	
  meet	
  a	
  high	
  demand	
  seniors	
  with	
  lower	
  to	
  
moderate	
  fixed	
  income.	
  	
  Enhancement	
  or	
  redevelopment	
  areas	
  of	
  the	
  Town	
  are	
  also	
  given	
  special	
  consideration.	
  
	
  
The	
  project	
  is	
  situated	
  on	
  a	
  true	
  infill	
  site,	
  already	
  serviced	
  by	
  necessary	
  utilities	
  and	
  infrastructure,	
  with	
  land	
  
assembled	
  from	
  two	
  non-­‐conforming	
  single-­‐family	
  homes	
  on	
  three	
  parcels.	
  	
  
	
  
The	
  site	
  was	
  specifically	
  selected	
  because	
  of	
  its	
  close	
  proximity	
  to	
  a	
  high	
  concentration	
  of	
  seniors	
  on	
  fixed,	
  lower	
  
to	
  moderate	
  income	
  typically	
  residing	
  in	
  dense	
  neighborhoods	
  of	
  older,	
  single	
  family	
  homes	
  or	
  older,	
  outmoded	
  
market	
  rate	
  apartments.	
  	
  It	
  is	
  an	
  easy	
  walking	
  distance	
  to	
  a	
  vast	
  array	
  of	
  conveniences	
  including	
  grocery	
  stores,	
  
pharmacies,	
  restaurants,	
  a	
  large	
  indoor	
  mall,	
  and	
  multiple	
  NFTA	
  bus	
  route	
  stops.	
  	
  
	
  
The	
  project	
  has	
  also	
  received	
  unanimous	
  recommendation	
  for	
  rezoning	
  from	
  the	
  Town’s	
  Planning	
  Board;	
  
unanimous	
  approval	
  for	
  its	
  rezoning	
  request	
  from	
  the	
  Amherst	
  Town	
  Board;	
  unanimous	
  approval	
  for	
  variances	
  
from	
  the	
  Town’s	
  Zoning	
  Board	
  of	
  Appeals;	
  and	
  unanimous	
  site	
  plan	
  approval	
  from	
  the	
  Town’s	
  Planning	
  Board.	
  	
  All	
  
three	
  Boards	
  also	
  issued	
  Negative	
  Declarations	
  indicating	
  the	
  project	
  will	
  not	
  have	
  significant	
  adverse	
  
environmental	
  impacts.	
  
	
  
According	
  to	
  an	
  independent	
  market	
  study	
  recently	
  prepared	
  by	
  GAR	
  Associates,	
  Inc.	
  –	
  a	
  licensed	
  real	
  estate	
  
appraisal	
  firm	
  –	
  the	
  project	
  will	
  draw	
  the	
  majority	
  its	
  moderate-­‐income	
  senior	
  tenants	
  from	
  both	
  homeowners	
  and	
  
renters	
  from	
  a	
  primary	
  market	
  area	
  (PMA)	
  established	
  by	
  census	
  tracts	
  immediately	
  surrounding	
  the	
  site.	
  	
  The	
  
study	
  reveals	
  the	
  underserved	
  market	
  of	
  lower	
  to	
  moderate	
  income	
  seniors	
  that	
  simply	
  do	
  not	
  meet	
  income	
  
requirements	
  for	
  the	
  all-­‐to-­‐few	
  subsidized	
  senior	
  housing	
  projects,	
  and	
  they	
  cannot	
  afford	
  luxury	
  retirement	
  
communities.	
  	
  The	
  study	
  also	
  stated	
  that	
  significant	
  demand	
  will	
  come	
  from	
  price	
  conscious	
  elderly	
  homeowners	
  in	
  
the	
  area.	
  	
  The	
  high	
  cost	
  of	
  home	
  ownership	
  including	
  property	
  taxes	
  and	
  maintenance	
  are	
  a	
  financial	
  and/or	
  
physical	
  burden	
  for	
  many.	
  	
  A	
  capture	
  rate	
  of	
  5.45%	
  is	
  indicative	
  of	
  the	
  strong	
  net	
  demand	
  providing	
  rents	
  start	
  and	
  
remain	
  affordable	
  to	
  serve	
  the	
  PMA	
  that	
  surrounds	
  the	
  site.	
  	
  
	
  
Strong	
  demand	
  within	
  the	
  PMA	
  does	
  not,	
  however,	
  guarantee	
  project	
  viability.	
  	
  Ultimately,	
  the	
  project	
  is	
  situated	
  
in	
  a	
  lower	
  to	
  moderate,	
  older	
  area	
  of	
  Town	
  as	
  encouraged	
  by	
  the	
  new	
  AIDA	
  criteria.	
  	
  Rents	
  need	
  to	
  start	
  and	
  
remain	
  moderate	
  even	
  though	
  there	
  are	
  added	
  initial	
  development	
  costs	
  associated	
  with	
  the	
  product	
  and	
  the	
  
assembled,	
  infill	
  location.	
  	
  The	
  moderate	
  rents	
  cannot	
  offset	
  the	
  project’s	
  projected	
  annual	
  operating	
  expenses	
  
which	
  include	
  the	
  non-­‐homestead	
  Sweet	
  Home	
  School	
  District	
  town/county/school	
  tax	
  rate	
  which	
  is	
  one	
  of	
  the	
  
highest	
  in	
  the	
  region.	
  	
  Of	
  note,	
  the	
  project	
  will	
  not	
  increase	
  the	
  burden	
  on	
  the	
  school	
  district.	
  	
  The	
  project’s	
  
economic	
  feasibility,	
  especially	
  during	
  the	
  initial	
  phase	
  to	
  secure	
  debt	
  financing	
  and	
  its	
  stabilization	
  phase	
  is	
  
dependent	
  on	
  AIDA	
  assistance.	
  
	
  
Even	
  with	
  the	
  AIDA	
  assistance,	
  the	
  project	
  is	
  a	
  tax	
  boon	
  to	
  the	
  district.	
  	
  Based	
  on	
  projections,	
  the	
  project	
  would	
  
result	
  in	
  a	
  tax	
  revenue	
  increase	
  of	
  several	
  multiples	
  even	
  when	
  factoring	
  the	
  proposed	
  PILOT	
  agreement.	
  	
  In	
  its	
  
first	
  year	
  of	
  operation	
  when	
  the	
  amount	
  of	
  real	
  estate	
  tax	
  the	
  project	
  generates	
  is	
  at	
  its	
  lowest	
  level,	
  the	
  project	
  
will	
  generate	
  almost	
  5.5	
  times	
  the	
  amount	
  of	
  the	
  real	
  estate	
  taxes	
  generated	
  currently	
  by	
  the	
  two	
  homes	
  and	
  
three	
  parcels	
  at	
  the	
  site.	
  	
  Over	
  the	
  term	
  of	
  the	
  PILOT	
  agreement,	
  the	
  project	
  will	
  generate	
  over	
  8.0	
  times	
  the	
  real	
  
estate	
  tax	
  revenue	
  currently	
  generated,	
  and	
  over	
  a	
  ten-­‐year	
  period,	
  the	
  project	
  will	
  generate	
  almost	
  14.0	
  times	
  the	
  



tax	
  revenue	
  currently	
  generated.	
  	
  Further,	
  seniors	
  may	
  sell	
  their	
  existing	
  homes	
  to	
  move	
  into	
  the	
  project	
  and	
  are	
  
likely	
  to	
  sell	
  their	
  homes	
  to	
  younger	
  residents,	
  thus	
  removing	
  the	
  homes	
  eligibility	
  for	
  enhanced	
  STAR	
  or	
  other	
  tax	
  
reduction	
  programs	
  designed	
  to	
  assist	
  elderly	
  homeowners.	
  
	
  
The	
  Proposed	
  Project	
  Complies	
  with	
  the	
  Town’s	
  Adopted	
  Bicentennial	
  Comprehensive	
  Plan	
  

The	
  Comprehensive	
  Plan	
  recognizes	
  the	
  need	
  for	
  diverse	
  housing	
  choices	
  and	
  the	
  proposed	
  attached	
  senior	
  
housing	
  units	
  will	
  satisfy	
  the	
  demand	
  for	
  new	
  senior	
  housing	
  in	
  the	
  Town	
  which	
  has	
  resulted	
  from	
  changing	
  
demographics.	
  	
  	
  

It	
  is	
  also	
  important	
  to	
  mention	
  that	
  the	
  Comprehensive	
  Plan	
  recognized	
  the	
  benefits	
  of	
  “infill	
  development”	
  as	
  
opposed	
  to	
  “greenfield	
  development”	
  and	
  the	
  proposed	
  senior	
  housing	
  project	
  is	
  an	
  infill	
  development	
  involving	
  a	
  
site	
  that	
  is	
  already	
  serviced	
  by	
  necessary	
  infrastructure	
  including	
  public	
  roadways,	
  sanitary	
  sewer	
  and	
  water	
  
infrastructure,	
  etc.	
  	
  	
  

The	
  Amherst	
  IDA	
  has	
  repeatedly	
  recognized	
  the	
  importance	
  of	
  the	
  Town’s	
  adopted	
  Comprehensive	
  Plan	
  in	
  
connection	
  with	
  its	
  review	
  of	
  proposed	
  projects.	
  	
  The	
  proposed	
  senior	
  housing	
  project	
  is	
  consistent	
  with	
  important	
  
goals,	
  objectives,	
  and	
  policies	
  in	
  the	
  adopted	
  Comprehensive	
  Plan	
  including:	
  

§ The	
  Comprehensive	
  Plan	
  recognizes	
  the	
  need	
  for	
  senior	
  housing	
  in	
  the	
  Town	
  of	
  Amherst	
  	
  

§ Section	
  3.3.1	
  –	
  Land	
  Use	
  and	
  Development	
  Policies	
  –	
  Location	
  criteria	
  for	
  higher	
  density	
  housing	
  
including	
  housing	
  for	
  the	
  elderly	
  include	
  high	
  access	
  corridors	
  served	
  by	
  public	
  transportation,	
  areas	
  near	
  
commercial	
  centers	
  and	
  community	
  facilities.	
  	
  This	
  section	
  of	
  the	
  Comprehensive	
  Plan	
  recognizes	
  that	
  
senior	
  housing	
  is	
  a	
  growing	
  form	
  of	
  residence	
  that	
  needs	
  to	
  be	
  accommodated.	
  

§ Section	
  8.2	
  –	
  Objective	
  –	
  “Decent	
  and	
  affordable	
  housing	
  choices	
  available	
  to	
  all	
  residents”	
  

§ Section	
  8.2	
  –	
  Policy	
  (Affordable	
  Housing”)	
  –	
  “Ensuring	
  that	
  affordable	
  housing	
  is	
  available	
  to	
  all	
  residents	
  
is	
  a	
  priority	
  of	
  the	
  Town	
  of	
  Amherst.	
  	
  Due	
  to	
  the	
  large	
  number	
  of	
  residents	
  who	
  pay	
  high	
  housing	
  costs	
  
relative	
  to	
  their	
  income	
  levels,	
  the	
  Town	
  should	
  support	
  all	
  initiatives	
  that	
  increase	
  affordable	
  housing.	
  

§ Section	
  8.2	
  –	
  Policy	
  (“Promote	
  development	
  of	
  a	
  variety	
  of	
  housing	
  types”)	
  –	
  “Demographic	
  trends	
  will	
  
reinforce	
  the	
  need	
  for	
  a	
  more	
  diverse	
  housing	
  stock	
  to	
  accommodate	
  groups	
  such	
  as	
  the	
  elderly,	
  empty	
  
nesters	
  and	
  students.”	
  	
  	
  

§ Reduction	
  of	
  open	
  consumption	
  of	
  open	
  space	
  through	
  more	
  compact	
  development	
  patterns	
  
(encouraging	
  infill	
  development).	
  

Also,	
  in	
  connection	
  with	
  its	
  unanimous	
  decision	
  to	
  amend	
  the	
  zoning	
  classification	
  of	
  the	
  Project	
  Site	
  to	
  MFR-­‐7	
  in	
  
February	
  2014,	
  the	
  Town	
  Board	
  adopted	
  a	
  finding	
  that	
  the	
  use	
  of	
  the	
  site	
  for	
  attached	
  senior	
  housing	
  is	
  consistent	
  
with	
  the	
  Town’s	
  adopted	
  Comprehensive	
  Plan.	
  	
  	
  

The	
  Town	
  Board	
  also	
  completed	
  a	
  comprehensive	
  environmental	
  review	
  of	
  the	
  proposed	
  project	
  that	
  resulted	
  in	
  
its	
  issuance	
  of	
  a	
  negative	
  declaration	
  pursuant	
  to	
  the	
  State	
  Environmental	
  Quality	
  Review	
  Act	
  (“SEQRA”).	
  	
  	
  

	
  
The	
  Site	
  is	
  “Walkable”	
  
	
  
To	
  illustrate	
  the	
  site’s	
  walkability,	
  the	
  applicant	
  used	
  WalkScore.com®	
  data,	
  an	
  independent	
  firm	
  that	
  provides	
  
uses	
  data	
  to	
  identify	
  and	
  sort	
  areas	
  of	
  strong	
  and	
  weak	
  walkability	
  that	
  is	
  used	
  by	
  urban	
  planners,	
  real	
  estate	
  
professionals,	
  and	
  consumers	
  alike.	
  	
  The	
  company	
  characterized	
  the	
  Meyer	
  Road	
  Senior	
  Apartments	
  site	
  as	
  “Very	
  
Walkable”	
  with	
  most	
  tasks	
  being	
  completed	
  by	
  foot.	
  

The	
  site	
  is	
  within	
  easy	
  walking	
  distance	
  to	
  the	
  flagship	
  locations	
  of	
  Tops	
  International,	
  Wegmans,	
  Feel	
  Right,	
  
Premier	
  Gourmet,	
  Trader	
  Joe’s,	
  and	
  Target	
  Grocery	
  Stores.	
  	
  The	
  Boulevard	
  Mall,	
  one	
  of	
  the	
  region’s	
  most	
  popular	
  
indoor	
  malls,	
  is	
  a	
  short	
  walk	
  from	
  the	
  proposed	
  site	
  as	
  well.	
  	
  	
  



According	
  to	
  Dun	
  and	
  Bradstreet,	
  Inc.,	
  a	
  1-­‐mile	
  radius	
  of	
  the	
  proposed	
  site	
  contains	
  the	
  region’s	
  top	
  retail	
  
clustering	
  with	
  approximately	
  3	
  million	
  square	
  feet	
  of	
  shopping	
  choice	
  and	
  discount	
  stores	
  including	
  clothing,	
  
restaurants,	
  electronics,	
  bookstores,	
  services,	
  restaurants,	
  movie	
  theatres,	
  and	
  entertainment	
  of	
  all	
  types.	
  	
  
Furthermore,	
  over	
  300	
  retail	
  stores,	
  9	
  bank	
  locations,	
  100	
  individual	
  medical	
  offices	
  and	
  health	
  service	
  locations	
  &	
  
pharmacies	
  are	
  all	
  shopping	
  and	
  service	
  options	
  within	
  this	
  radius	
  

The	
  project	
  is	
  frequently	
  and	
  conveniently	
  serviced	
  by	
  NFTA	
  Bus	
  Route	
  #34	
  (Niagara	
  Falls	
  Boulevard)	
  with	
  a	
  stop	
  on	
  
east	
  side	
  of	
  Niagara	
  Falls	
  Boulevard	
  and	
  Meyer	
  Road,	
  .10	
  of	
  a	
  mile	
  away,	
  and	
  NFTA	
  Bus	
  Route	
  #34	
  (Sheridan)	
  with	
  a	
  
stop	
  at	
  Ridge	
  Lea	
  and	
  Bailey	
  .20	
  mile	
  away.	
  	
  	
  

	
  
Meyer	
  Road	
  Senior	
  Apartment	
  as	
  compared	
  to	
  Other	
  Similar	
  Senior	
  Housing	
  in	
  Western	
  New	
  York	
  
	
  

	
  
	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Walkability	
  Rankings	
  as	
  Scored	
  by	
  Walkscore.com®	
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Building	
  Description	
  
	
  
The	
  proposed	
  Meyer	
  Road	
  Senior	
  Apartments	
  is	
  a	
  four-­‐story,	
  wood	
  frame,	
  fully	
  sprinklered	
  apartment	
  building	
  
designed	
  specifically	
  for	
  senior	
  citizens	
  60	
  years	
  of	
  age	
  or	
  greater	
  that	
  are	
  capable	
  of	
  living	
  independently.	
  	
  The	
  
building	
  will	
  consist	
  of	
  a	
  mixture	
  of	
  one	
  and	
  two	
  bedroom	
  apartments	
  totaling	
  101	
  units.	
  	
  	
  
	
  
The	
  interior	
  corridors	
  within	
  the	
  building	
  connect	
  all	
  exits,	
  apartments,	
  and	
  community	
  spaces.	
  	
  Residents	
  of	
  the	
  
senior	
  apartment	
  building	
  may	
  travel	
  to	
  any	
  room	
  or	
  apartment	
  within	
  the	
  building	
  without	
  navigating	
  stairs	
  or	
  
without	
  having	
  to	
  go	
  outdoors.	
  	
  	
  
	
  
The	
  single	
  building	
  design	
  allows	
  the	
  building	
  to	
  become	
  a	
  community.	
  	
  Residents	
  experience	
  increased	
  
socialization	
  opportunities	
  and	
  typically	
  quickly	
  form	
  new	
  friendships	
  and	
  often	
  end	
  up	
  taking	
  care	
  of	
  each	
  other	
  
and	
  accompanying	
  one	
  another	
  on	
  trips	
  to	
  the	
  grocery	
  store,	
  doctor,	
  pharmacy	
  and	
  other	
  routine	
  errands	
  as	
  well	
  
as	
  social	
  events.	
  	
  	
  
	
  
The	
  building	
  will	
  be	
  fully	
  handicap	
  accessible	
  and	
  all	
  units	
  will	
  be	
  handicap	
  adaptable.	
  	
  Each	
  of	
  the	
  apartments	
  will	
  
be	
  equipped	
  with	
  a	
  refrigerator,	
  stove,	
  microwave,	
  dishwasher,	
  and	
  available	
  washer	
  and	
  dryer.	
  	
  Common	
  spaces	
  
include	
  a	
  community	
  room,	
  library	
  with	
  computer	
  access,	
  exercise	
  room,	
  beauty	
  parlor,	
  lounges,	
  common	
  laundry,	
  
staff	
  offices	
  and	
  an	
  elevator.	
  	
  Free	
  off	
  street	
  parking	
  spaces	
  are	
  also	
  part	
  of	
  the	
  proposed	
  project.	
  
	
  
Construction	
  of	
  the	
  project	
  will	
  commence	
  upon	
  receipt	
  of	
  the	
  building	
  permits	
  and	
  will	
  be	
  completed	
  in	
  
approximately	
  twelve	
  months	
  from	
  the	
  date	
  construction	
  begins.	
  	
  	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  
	
  

	
  




























































