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I. Executive Summary 
 

This Draft Environmental Impact Statement (“DEIS”) has been prepared in 

compliance with Article 8 of the NYS Environmental Conservation Law, the 

State Environmental Quality Review Act (“SEQRA”), and its implementing 

regulations located at 6 NYCRR Part 617.   

 

The proposed action involves the construction of an 185,312+/- square foot 

Wal-Mart Supercenter.  The Supercenter will be comprised of retail, grocery, a 

garden center, photo processing center, pharmacy and will have tenant space 

available.  Currently tenant space occupancy is undetermined.  However, Wal-

Mart Supercenter tenants often include, but are not limited to, optical 

services, hair and/or nail salons, family fun centers and eating 

establishments.  In addition to construction of the Wal-Mart Supercenter, the 

proposed action includes construction of associated site improvements, 

including a lighted parking area, landscaping, on-site utilities (watermain, 

electric, gas, sanitary sewer and telecommunications), and stormwater 

management facilities.  The Proposed Site currently contains the now vacant 

Melody Fair venue and the Bluebird Coach Lines station.  These buildings will 

be demolished in connection with Wal-Mart Supercenter construction. 

  

The project sponsor will retain two outparcels.  One outparcel is 6.8 acres and 

is located along Niagara Falls Boulevard between Melody Lane and the 

proposed site access roadway.  The second outparcel is 1.3 acres and is 

located along Erie Avenue at the southwestern portion of the Proposed Site.  

At this time, there are no development plans for the outparcels.  

 

The “Proposed Site” consists of 6 separate tax parcels, totaling 38 acres.  The 

lots will be re-subdivided to form 5 tax parcels.  The Wal-Mart Supercenter will 

occupy one 26+/- acre parcel.  Two outparcels will be retained the sellers and 

two will retained by the applicant. The Proposed Site is located in the 

northwest quadrant of Niagara Falls Boulevard (NYS Route 62) and Erie 
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Avenue (SR 425), in the City of North Tonawanda, Niagara County, New York, 

as shown on the Project Location Map located at Figure I-1.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Construction and operation of the Wal-Mart Supercenter requires site plan 

and subdivision approval from the City of North Tonawanda Planning 

Commission (the “Planning Commission”), approval for the dedication of 

roads from the City of North Tonawanda Common Council, and area variances 

from the City of North Tonawanda Zoning Board of Appeals (the “ZBA”), as set 

forth in Chapter 4 of this DEIS.   The Planning Commission, acting as SEQRA 

Lead Agency, adopted a Final Scope for the proposed action on June 4, 2007.  

The primary issues identified for analysis in the Final Scope were: 

• Impacts to land: remediation of existing Proposed Site environmental 

conditions and impacts to existing wooded areas on the Proposed Site. 

• Impact on surface water and ground water resources:  stormwater 

management and drainage. 
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•  Impact on air quality: potential pollution caused by daily site 

operations; potential release of hazardous materials. 

•  Impact on aesthetic resources: impact of site lighting; impact of berm 

construction and impact to existing Wurlitzer building gardens.  

• Impact on transportation: traffic.  

• Impact on energy/utility facilities: impacts to sanitary and stormwater 

systems, location of utilities and impact to grid. 

• Noise and odor impacts.  

• Impact on public health: potential for gasoline pumps to be placed on 

the Proposed Site or outparcels. 

• Impact on community growth and character: Outparcel use and impact 

of retail uses on industrial land. 

 

As detailed in Chapter 4 of this DEIS and the technical reports contained in 

the appendices: 

• Impacts to land: The project sponsor has completed environmental 

assessments of the site.  To the extent asbestos removal and 

environmental remediation are required on the Proposed Site, such 

removal and remediation will be conducted in accordance with all 

applicable environmental laws, with input from and in coordination 

with all appropriate agencies.  The project sponsor has designed the 

Proposed Site improvements to avoid impacts to existing wooded 

areas. 

 

• Impact on surface water and ground water resources:  Drainage 

impacts due to increased site impervious area will be completely 

mitigated through planned on-site stormwater storage.  At the City of 

North Tonawanda’s request, the stormwater management facility will 

not include a wet pond.  Given that the Proposed Site currently does 

not drain properly, existing drainage conditions at the Proposed Site 

will be improved through the proposed action.  
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• Impact on air quality: The project sponsor’s anti-idling policies will 

avoid impacts to air quality from truck traffic into the Proposed Site.  

Traffic improvements to be constructed in connection with the 

proposed action will avoid impacts to air quality from customer traffic 

into the Proposed Site.  Demolition, construction and clean up of the 

site, if required, will be conducted in accordance with all applicable 

environmental laws to avoid impacts from release of hazardous 

materials.   

 

• Impact on Aesthetic resources: The Proposed Site lighting scheme 

contains design features that will avoid impacts from site lighting to 

the nearby residences.  Additionally, the proposed action includes 

construction of a landscaped berm which will buffer the neighboring 

residences from any impacts associated with site lighting or vehicle 

headlights. Berm construction details are further discussed in Chapter 

4 of this DEIS.  The proposed action will have no impact on the gardens 

currently located on the Wurlitzer Building grounds. 

 

• Impact on Transportation: The project sponsor has conducted an 

extensive traffic analysis of the Proposed Site and outparcels.  The 

traffic study was based on development of the outparcels as fast food 

restaurants.  This provided the most conservative traffic analysis.  The 

traffic analysis revealed that traffic improvements will be necessary to 

maintain and improve existing levels of service. The project sponsor 

considered a number of alternative traffic improvement scenarios.  As 

further discussed in Chapter 4 of this DEIS, the traffic improvements 

as proposed are the preferred alternative.  Any potential adverse 

impacts on traffic will be avoided by the construction of the traffic 

improvements. 
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• Impact on energy/utility facilities: The proposed stormwater and 

sanitary sewer systems will accommodate storm and waste water 

generated by the proposed action.  Existing above ground electrical 

lines will be removed and are proposed to be relocated underground.  

Adequate electrical service capacity is currently available without 

modifications to the grid.  Four new hydrants will be located on the 

Proposed Site. 

 

• Noise and odor impacts: Proposed Site noise and odors will be 

primarily generated from vehicular and truck traffic, mechanical 

equipment, construction, HVAC units, trash compactors, garbage 

collection, and parking area maintenance.  The landscaped berm and 

the building position will act as a buffer to the nearby residential 

properties from any potential noise impacts.  Additionally, the HVAC 

units are located below the parapet which will create an additional 

buffer.  Trash compactors will be within a block enclosure which will 

act as a buffer for both noise and odors. 

 

• Impact on public health: The proposed action includes pedestrian 

accommodations, including sidewalks and striped crossing areas.  

Sidewalks are connected to existing pathways where possible and 

internal access and flow for vehicles, pedestrians, and bicycles has 

been incorporated.  The proposed action does not currently include 

gasoline pumps.  In the event a gas station is later included in the 

proposed action or proposed to be included on one of the outparcels, 

the Planning Commission can control any impacts to public health 

through a separate site plan approval and SEQRA process.  Outparcel 

deed restrictions prohibiting gasoline stations are not necessary or 

appropriate.  
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• Impact on Community Growth and Character: There are currently no 

plans for outparcel development.  Outparcel development will be 

consistent with the uses allowed under the City of North Tonawanda 

Zoning Ordinance.  For purposes of traffic and stormwater 

management analysis, the project sponsor assumed the outparcels 

would be developed as fast food restaurants.  This approach was 

taken to provide the most conservative analysis possible and has no 

bearing on actual outparcel development.   

 

 

The following mitigation measures are proposed as part of the proposed 

action: 

• The proposed action will include construction of a landscaped berm 

which will be eight (8) feet high in some locations and five (5) high in 

others.  The berm will act as a buffer for the neighboring residential 

properties from proposed action impacts, including noise, odor, site 

lighting, vehicular headlights, and visual impacts. 

 

• On-site stormwater storage will be provided to limit the post-

development peak storm discharge rates to no more than those under 

existing conditions.  In addition, a stormwater quality device will be 

installed to treat stormwater prior to its discharge from the Proposed 

Site.  All existing environmental conditions requiring remediation will 

be remedied in accordance with applicable environmental laws. 

 

• The project sponsor has conducted an architectural context study of 

the City of North Tonawanda.  Design elements unique to the City of 

North Tonawanda have been incorporated into the Wal-Mart 

Supercenter building design.  Specifically, the architectural inspiration 

for the building design is derived from the Wurlitzer building. 
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• The proposed access road to Niagara Falls Boulevard will consist of 

three lanes and the necessary turning lanes at critical intersections.  A 

traffic signal will be installed at the intersection of Niagara Falls 

Boulevard and the proposed access road.  The existing two-way center 

lane on Niagara Falls Boulevard will be designated as an exclusive left 

turn lane on the northbound approach to the proposed access road.  

Emergency gates near the rear of the proposed building will be 

installed to ensure that no vehicular traffic utilizes this entrance.  

Wurlitzer Drive will be extended southeasterly from Erie Avenue to 

D’Angelo Drive.  The eastbound Walck Road approach to Erie Avenue 

will be re-striped from a one-lane approach to a two lane approach. 

 

Alternatives to the proposed action were analyzed, including: the “No Action 

Alternative”, in which the Proposed Site would remain in its existing condition; 

alternative site configurations; alternative sites; and alternative land uses for 

the Proposed Site.  On the basis of this analysis, it is concluded that the action 

as proposed is preferred over other practicable alternatives.   

 

On the basis of the facts and analysis contained in this DEIS and its technical 

appendices, it is concluded that the environmental impacts expected to result 

from the proposed action have been minimized to the maximum extent 

practicable.  Thus, the project, with incorporation of the proposed and 

recommended mitigation measures, will not result in any significant 

detrimental environmental impacts.    
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II. Introduction 

 

1. Project Location and Setting 

 

The Proposed Site is located in the northwest quadrant of Niagara Falls 

Boulevard (NYS Route 62) and Erie Avenue (SR 425) in the City of North 

Tonawanda, Niagara County, as shown on the Project Location Map in Figure 

l-1.  To the west, the property is bounded by Wurlitzer Drive.  The proposed 

action includes two residual outparcels to be owned by the project sponsor.  

Outparcel # 4 is 1.5 acres and is located along Niagara Falls Boulevard 

between Melody Lane and the Proposed Site access roadway.  Outparcel # 3 

is 1.3 acres and is located along Erie Boulevard at the southwestern portion 

of the Proposed Site.  The seller will retain two additional outparcels which are 

1.5 acres and 6.8 acres in size and are located at the northeast and 

southwest portion of the Proposed Site.  Currently, there are no plans for 

outparcel development.   

 

The area in the vicinity of the Proposed Site is comprised largely of 

commercial uses with vacant land to the south on the opposite side of Erie 

Avenue.  The Proposed Site currently contains the Bluebird Bus facility and the 

Melody Fair venue.  Both buildings will be demolished in connection with Wal-

Mart Supercenter construction.  Additionally, there are residential 

communities located in the vicinity of the Proposed Site.    

 

 
2. Project Description 

 

Site Layout and Design 

The proposed action involves the construction of an 185,312+/- square foot 

Wal-Mart Supercenter and associated improvements, including on-site 

stormwater management facilities, on-site utility improvements, site lighting, 
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landscaping, berming and off-street parking for 970 vehicles.  The proposed 

site plan for the proposed action is shown in Appendix C.  Additionally, the 

existing Bluebird Bus Facility and Melody Fair venue will be demolished.   

 

As previously mentioned, the project sponsor will retain two residual 

outparcels.  At this time the use of such outparcels are undetermined.  The 

Planning Commission and other involved agencies will have the opportunity to 

review any outparcel development proposal in connection with site plan 

approval and the SEQRA process.    

 

The project sponsor has proposed construction of a new road to be dedicated 

to the City of North Tonawanda.  The dedicated roadway will provide primary 

access to the site, existing businesses to the north and two outparcels.  A 

traffic signal is proposed at Niagara Falls Boulevard.  The new dedicated 

roadway will provide access between the Proposed Site and the Wurlitzer 

Business Park to the north.  The project sponsor has proposed a secondary 

non signalized entrance at Erie Avenue that will require modification of an 

existing at-grade crossing with the CSX railroad line.  A gated emergency 

access entrance is proposed on Wurlitzer Drive at the rear of the Proposed 

Site.  In addition, the Proposed Site offers pedestrian walkway connections 

from Niagara Falls Boulevard, Erie Avenue and Wurltizer Drive as well as bike 

racks located at the front of the store for bicyclists.   

 

The proposed action includes extensive landscaping.  The proposed site plan 

complies with the City’s internal and overall landscaping requirements, with 

the exception of a 30% shade tree requirement for the parking area for which 

the project sponsor will seek a variance.  The proposed landscaping has been 

designed to minimize impacts to the adjacent residential communities.  A 5 

foot berm will be constructed along Erie Avenue, and to the west of the 

building.  In addition, an 8 foot berm will be constructed to act as a buffer for 

the residential properties located along the northerly portion of Kingston 
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Avenue.  This berm is approximately 60 feet north of the Kingston Avenue 

property limits.  In accordance with the City’s latest development guidelines, 

native trees and shrubs will be incorporated into the Proposed Site.  The 

proposed site plan complies with the City’s one tree per thousand square feet 

of landscaped area requirement.  Areas to the east of the parking area will be 

graded and seeded.   

 

The proposed site lighting has been designed to meet the project sponsor’s 

goals of providing a safe environment for customers while minimizing light 

spillage impacts to the nearby residential properties.  The proposed light 

fixtures are designed to direct lighting downward. The proposed lighting 

conforms to Dark Sky compliant lighting standards.  In addition, lighting is 

proposed along the proposed access roadway. These fixtures provide more 

illumination due to the fact that they are further way from residential areas 

and will provide lighting for the access roadway. 

 
Wal-Mart Building Architectural Design and Proposed Site Context 

The proposed Wal-Mart building design was inspired by buildings within the 

City of North Tonawanda community and those adjacent to the Proposed Site. 

The context study can be found in Appendix J.  The building design is primarily 

based on the Wurlitzer Building.  Architectural features included in the 

proposed Wal-Mart building design that are modeled after the Wurlitzer 

building design include ornate brick work, large parapets with heavy cornices, 

stone medallions and pre-cast ornamentation.  Additionally, the front 

elevation of the Wal-Mart building will be finished with a brick-like material 

called Quik-brik which will allow the finished building to have the same color 

and texture as the Wurlitzer building.  Photo renderings, and detailed building 

design drawings are included in Appendix J. 

 

There are currently no plans in place for outparcel development.  Therefore, it 

is impossible for the project sponsor to provide architectural design details for 
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any future buildings to be located on the outparcels.  Any outparcel 

development will require a separate site plan approval and SEQRA process.  

Through these processes, the Planning Commission will have the opportunity 

to review building design and to require architectural compatibility with the 

surrounding buildings.  The final Wal-Mart building design will provide a 

precedent for buildings constructed in connection with future outparcel 

development.   

 

Preliminary signage has been proposed for the project.  The final signage will 

depend upon the final building design approved by the Planning Commission.  

A typical Wal-Mart sign package for a Wal-Mart Supercenter the size of that 

contemplated for the proposed action includes approximately 818.82 square 

feet of building signage.  To assist motorists traveling on Erie Avenue, the 

applicant would like to include directional signage for ingress and egress 

purposes.            

 

Wal-Mart Supercenter Internal Uses and Proposed Operating Hours  

The proposed action involves the construction of an 185,312+/- square foot 

Wal-Mart Supercenter.  The Supercenter will be comprised of retail, grocery, a 

garden center, photo processing center, pharmacy and will have tenant space 

available.  Currently tenant space occupancy is undetermined.  However, Wal-

Mart Supercenter tenants often include, but are not limited to, optical 

services, hair and/or nail salons, family fun centers and eating 

establishments.  The Wal-Mart Supercenter will operate twenty-four hours a 

day, seven days a week.  A Wal-Mart Supercenter typically generates 

approximately five to seven truck deliveries per day.  Most deliveries take 

place between the hours of 7:00 AM to 8:00 PM.     

 

Utilities and Stormwater Management Facilities 

The proposed action will be serviced by electricity, telecommunications, 

natural gas, water, and storm and sanitary sewer.  National Grid will provide 
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electricity.  Verizon will provide telecommunications services.  All existing 

telecommunication lines will be abandoned and/or removed.  Gas services 

will be provided by National Fuel Corporation.  A portion of the existing gas 

lateral that runs along the north side of Bluebird Drive will remain and a new 

valve and extension will be provided to the store.  Separate water services will 

be needed for domestic water use and for the fire suppression system.  

Pumps will be constructed to provide adequate water flow and pressure.   A 

portion of the 8” existing water service line remain.  A proposed water lateral 

will circumvent the building and tie into the existing main along Bluebird Drive.  

A water lateral is also proposed along the access road from Niagara Falls 

Boulevard that will connect to the circumvented 8” waterline surrounding the 

building to the 10” watermain along Niagara Falls Boulevard.  The project 

sponsor has confirmed that adequate service is available for all necessary 

utilities. 

 

The Proposed Site storm water management facilities will be comprised of a 

mix of NYSDEC acceptable practices and proprietary hydrodynamic water 

quality systems.  The stormwater management facility has been designed to 

effectively treat stormwater runoff without a wet pond.  At the City Engineer’s 

request, a wet pond was not utilized in order to avoid adverse impacts 

associated with permanent standing water.  A multi-pronged water quality 

treatment system is proposed to meet the current SPDES redevelopment 

guidelines.  Because the Proposed Site is partially developed and the City 

Engineer has requested that permanent standing water basins not be 

included in the design of the project, a combination of proprietary stormwater 

treatment systems and standard practices will be used to obtain 80% of Total 

Suspended Solids (TSS) removal and 40% phosphorous removed.   
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Regulatory Compliance, Including Zoning, Other Approvals and Variances 

Needed 

The Proposed Site is zoned Light Industrial (M-1).  All uses allowed in the 

Commercial districts (C-1 and C-2) are allowed in the M-1 District.  Therefore, 

retail uses of the size and nature of the Wal-Mart Supercenter are allowed in 

the M-1 District.  The proposed action requires the following municipal 

approvals from the following entities: 

 

• Site plan approval: Planning Commission 

• Subdivision approval: Planning Commission 

• Area variance- number of parking spaces: Zoning Board of Appeals 

(“ZBA”) 

• Area variance- shade tree requirement (new site plan regulations): 

ZBA 

• Abandonment and dedication of roadways: City of North Tonawanda 

Common Council (the “Common Council”).   

• Building permit: Building Inspection Department 

• 239-m recommendation: Niagara County Planning Department 

• Highway work permit: New York State Department of Transportation 

• At-grade Crossing Modification: CSX Railroad 

 

 
3. Purpose and Objectives of Proposed Action 

 

The proposed action purpose is to provide an expanded range of goods and  

services to the local community at competitive prices. 

 

The project sponsor has identified this site as being consistent with its goals, 

guidelines and marketing plan for retail and grocery sales locations.  The 

project sponsor has experience with the development and operation of 
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facilities throughout the United States, Canada, and many other countries.  

The project sponsor’s goal is to provide its customer the convenience of 

shopping for many services and goods in one location. 

 

The project sponsor identifies properties for development based on detailed 

site evaluation, including consideration of existing zoning and commercial 

uses in the area, project site access, availability of utilities and the suitability 

of land for development.  The Proposed Site is suitable for the proposed 

action in that it is properly zoned, has adequate access and utilities, and has 

no physical limitations that would preclude the development as proposed. 

 

4. Public Need and Benefits of the Proposed Project 

 
The primary benefit of the proposed action is the provision of an expanded 

variety of consumer goods to the local retail market at reasonable prices.  This 

will add competition that benefits consumers through lower prices and 

increased choice.  Lower prices will enable the consumer to have more 

disposable income available for other purchases or uses. 

 

In addition to the consumer benefits, other benefits include significant sales 

tax revenues, increased taxes to the City of North Tonawanda and the City of 

North Tonawanda School District.  The project sponsor has agreed to forego 

participation in the 485-B tax exemption program.   

 

 
5. SEQRA Process and Chronology 

 

The proposed action is a type I action under SEQRA.  Pursuant to 6 NYCRR 

Part 617, type I actions require coordinated review.  On January 8, 2007, the 

Planning Commission declared its intent to act as Lead Agency for purposes 

of conducting such coordinated review.  Notice was sent to all involved and 
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interested agencies on January 9, 2007.  Such involved and interested 

agencies included the following:  Common Council; ZBA; New York State 

Department of Transportation; New York State Department of Environmental 

Conservation; City of North Tonawanda Department of Public Works; Niagara 

County Planning Board; United States Army Corps of Engineers.  There were 

no involved agency objections.  Upon expiration of the thirty day objection 

period, the Planning Commission became Lead Agency for purposes of 

conducting the proposed action SEQRA review.  On April 2, 2007, the Planning 

Commission issued a positive declaration, requiring preparation of this Draft 

Environmental Impact Statement.  The Planning Commission opted to 

complete formal scoping.  On June 3, 2007, the Planning Commission 

adopted a final scope.  
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III. Existing Conditions of the Site 

 

1.  General Geologic and Topographic Setting of the Project Soils 

 

Topography 

 The Proposed Site is situated in the Erie Lowlands physiographic province at the 

western end of New York State.  The Proposed Site is fairly uniform grade and 

generally flat.  As shown on Figure III-1, the terrain is generally level with the 

surface elevations ranging from 579.5 to 576.1.  There is no evidence of bedrock 

on the Proposed Site such as outcroppings or cut areas. 
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Geology & Soils 

A comprehensive Subsurface and Geotechnical Investigation was completed for 

the Proposed Site.  The investigation and report are based on a total of 91 test 

borings and 8 test pits that were taken at the Proposed Sitein October and 

November of 2006.  The report, titled “Subsurface Exploration and Geotechnical 

Investigation for Proposed Wal-Mart Supercenter, Store Number 4597-00, 

Niagara Falls Boulevard and Erie Avenue, North Tonawanda, New York”, by 

Tierney Geotechnical Engineering, dated February 16, 2007 (the “Geotechnical 

Report”) is included as Appendix E.  The Geotechnical Report outlines existing 

soil conditions and a brief summary of existing soil conditions are summarized in 

this section. 

 

Based on the Niagara County Soil Survey the natural soils consist of a single soil 

type, Ca, Canandaigua Silt Loam.  This soil’s characteristics consist of deep, 

poorly drained and very poorly drained, medium to moderate textured.  This soil 

typically has a high water table and unless artificially drained has standing water 

at the surface through the spring and rain periods.   

 

Subsurface conditions at the site generally consist of topsoil/organic subsoil or 

asphalt pavement or crushed stone at the ground surface, underlain by deposits 

of over-consolidated lacustrine silt and clay with varying amounts of sands to 

depths of 12 to 14 feet.  Below these depths, soft to very soft flacio-lacustrine 

silts and clays were generally encountered.  Very dense glacial till deposits are 

generally encountered within the depths explored below the soft clay and silt.  

The surface of the glacial till was generally encountered at depths ranging from 

25 to 35 feet.  Bedrock was encountered beneath the glacial till at depths of 

approximately 35 feet to 50 feet.  Based upon the “Geologic Map of New York, 

Niagara Sheet, 1970”, the bedrock may be identified as Shale of the Camillus 

Formation (Upper Silurian Unit).  Groundwater perched conditions, may be 

encountered at depths of 5 to 6 feet, in proximity to the underlying stiff/hard clay 

and silt soil deposits.  These conditions are consistent with mapping by the New 
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York State Geological Survey.  Figure III-2 shows the existing soils on the 

proposed site, and in the immediate vicinity. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Based on the soil classification and results of the laboratory testing, the existing 

surficial soils are part of USDA Hydrologic Soil Group D.  This soil type includes 

the entire site area according to the Niagara County Soil Survey.  The Niagara 

soils are nearly level, silty clayey, medium depth, and poorly drained.   

 

2. Wetland Delineations 

 

Earth Dimensions, Inc. prepared a wetland delineation report for the project that 

was completed in November of 2006.  The wetland areas of the site are 
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comprised of a combination of shrub swamp and emergent marsh wetland 

vegetative communities.  The undeveloped upland portions of the site consist of a 

successional northern hardwoods and successional shrubland communities. 

 

Field examination of the soil on the site showed some agreement to the 

published SCS soil map.  The soils are considered hydric and are generally 

consistent in the wetland areas. 

 

According to the study, three wetland areas totaling ±0.89 acres were identified 

on the site.  All three wetland areas appear to be isolated and non-jurisdictional.  

Two of the wetlands have no outlet and an apparent ditch connects to the third 

wetland. Drainage studies have shown that the ditch does not convey water into 

any navigable waters.  It is Earth Dimension’s professional opinion that these 

wetlands do not meet the current interpretation of a federally jurisdictional 

wetland.    The preliminary data review found no wetlands subject to NYSDEC 

jurisdiction.  The applicant is currently in the process of obtaining a USACE 

Jurisdictional Determination.  

 

The complete wetland delineation report can be found in Appendix F. 

 

 

3. Existing Environmental Conditions 

 

The Existing 38.0 acres site consists of existing grass areas pavement, utilities, 

and two vacant buildings.  A building that formerly housed a bus service facility 

called “Bluebird” and a former entertainment complex called Melody Fair both 

occupy the site.   The total "site" encompasses parking lots, existing roadways.  

Total impervious areas for the project are approximately 8.0 acres.  25.0 acres 

comprise existing vegetation, shrubs and other unimproved surfaces within the 

total property limits.    
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The Melody Fair building was built in the early 1960’s and shows up on aerial 

photographs dated 1966.  There have been minor improvements since that date. 

There is a fence that surrounds the current facilities.  Because of the construction 

of the facility before 1989, investigation of asbestos and other contamination will 

be completed.  The building is proposed to be removed as part of the project.  

Debris and other miscellaneous debris such as lumber, charcoal and empty 

barrels (assumed to be used for traffic control) were noted within the fenced area 

of the site.   They will be disposed of in accordance with all local state and federal 

laws.   

 

The existing Bluebird facility has multiple appurtenances that were identified as 

Recognized Environmental Conditions (REC) that will need to be removed as part 

of the demolition process to make way for the new building.  They are listed 

below: 

 

• 10,000 gallon diesel UST 

• One interior 550 gallon waste oil UST 

• One exterior 8,000 gallon waste oil UST 

• Two hydraulic lifts including oil reservoirs 

• 500 gallon water oil separator 

• 250 gallon hydraulic oil above ground storage tank (AST) 

• One 1,000 gallon fresh oil AST 

 

 

4. Existing Terrestrial and Aquatic Ecology 

 

Historical aerial photographs show that the Proposed Site consisted of 

agricultural lands and vacant undeveloped lands through the early 1950’s.  The 

1966 aerial photograph shows the addition of Melody Lane, five additional 

structures and parking area associated with Melody Fair.  The remainder of the 

site was unchanged. The 1990 aerial photograph shows the former Bluebird 
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Building under construction and the addition of Wurlitzer Drive. As of the 1990 

aerial photo, agricultural activity was no longer taking place on the Proposed Site.   

 

Investigation research of the US Fish and Wildlife Ecological services website 

showed the likelihood of the occurrence of threatened or endangered plant 

species within the project limits is very low since the assessed properties have 

been cultivated for agricultural and subsequently commercial development for 

some time.  In addition, a letter from the New York State Department of 

Environmental Conservation Division of Fish, Wildlife and Marine Resources 

dated February 28, 2007 notes that “We have no records of known occurrences 

of rare or state listed animals or plants, significant natural communities, or other 

significant habitats, on or in the immediate vicinity of your site.”  This letter is 

included in Appendix B. 

 

Contact was also made with the New York Natural Heritage Program.   

Discussions revealed that the Proposed Site is not known to be inhabited by any 

endangered and/or threatened species and does not provide critical habitat for 

threatened and/or endangered species.  Since the Proposed Site has been 

cultivated for agricultural purposes and subsequently commercial development, 

the chances that endangered or threatened species are residing on the Proposed 

Site are low.   

 

 

5. Existing Surface and Ground Water and Resources 

 

The comprehensive Subsurface and Geotechnical Investigation performed on the 

site included a total of 91 test borings and 8 test pits.  Free standing water was 

encountered in two of the borings at a depth of 4-5 feet.  Based on these 

observations and the color and apparent moisture contents of the recovered soil 

samples, it is the geotechnical engineer’s opinion that groundwater may generally 

be encountered at depths ranging from 4 to 5 feet below the existing ground 
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surface or at elevations ranging from 573 feet to 575 feet.  It is anticipated by 

the geotechnical engineer that perched groundwater may be encountered closer 

to the ground surface, particularly during wet seasons.  Free standing water 

observations during post drilling and excavations may not accurately represent 

groundwater levels as a result of the short time allowed for stabilization of the 

water level.  Groundwater levels will be influenced by seasonal fluctuations.  

According to the Web Soil Survey of Niagara County as quoted by the 

Geotechnical Report the surficial soils encountered at the project site consist of 

silt loam of the Canandaigua units and may be assigned to hydrologic group D 

which are classified as having a very slow infiltration rate.  Detailed boring and 

analysis is contained in Appendix E. 

 

 

6. Existing Mapped Floodway and Floodplain Boundaries 

 

According to the National Flood Insurance Programs Flood Insurance Rate Maps 

(FIRM) the property is located near Flood Zone “C” designated as areas 

determined to be of minimal flooding.  It is denoted in FIRM Community Panel 

Number 360508 0002B panel 2 of 4 in the City of North Tonawanda (January 19, 

1982).  A map of the existing area floodways and floodplains is provided in 

Appendix G. 

 

 

7. Existing Means of Site Drainage and Storm Water Management  

 

Of the total acreage that encompasses the proposed property, over 31 acres do 

not release stormwater from the site.  These areas collect rainfall and allow 

gradual seepage into the soils and sub-soils.  There are no existing State waters 

present on the site or on adjacent properties.   There are two main points where 

runoff leaves the site: 
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1) The existing parking area and storage facility for the former Bluebird 

Building has a large collector drainage system that carries runoff to an 

existing storm sewer system along Wurlitzer Drive.  This storm sewer 

system along Wurlitzer Drive carries storm water south and eventually 

outfalls to Tonawanda Creek approximately one mile south of the site.   

 

2) Another system that discharges from the existing site is a small storm 

catch basin that collects water from the former parking area to the north of 

the Melody Fair Building.  This catch basin directs flow towards Niagara 

Falls Blvd.  

 

None of these receiving waters are listed as 303 (d) streams. 

     

Along the northerly side of the property primarily near Niagara Falls Blvd, there 

are some catch basins that serve the Wurlitzer Business Park but extend onto the 

subject property.   In discussions with the owners and research of the existing 

maps, positive drainage confirmation could not be established for this system.  

Most of the catch basins and drainage inlets were noted in the survey as either 

clogged or debris filled.  

 

Complete details of the existing stormwater, topography and the relevant shed 

areas are contained in Appendix H, the Stormwater Management Report. 

 

 

8. Existing Land Uses on the Proposed Site and in the Vicinity of the Proposed 

Site  

 

The “Proposed Site” use is currently commercial development with some vacant 

land that was formerly used for agricultural purposes.  The surrounding land use 

is primarily commercial and industrial development and local roadways.  To the 

north is an access road and a large office space facility with associated parking 
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known as the Wurlitzer Business Park which contains several businesses 

including An Cor Industrial Plastics, Erie Engineered Products, Inc., and several 

office and retail businesses within the Wurlitzer business park.  To the east is 

Lyric Avenue, Melody Lane, Kingston Avenue and Niagara Falls Boulevard.    

Within this area are some residential homes and on the east side of Niagara Falls 

Boulevard is Sawyer Creek.  The Proposed Site is separated by the CSX Railroad 

line to Erie Avenue.  Further to the south, is a residential area that is commonly 

referred to as “Martinsville” and includes local streets and homes.  Bounded to 

the northwest is Wurlitzer Drive.   

 

In the early 20th Century, the properties were cultivated and used for agricultural 

purposes. Agricultural operations ceased in 1990 and the property has since 

been used for commercial development for much of its recent history. The 

Proposed Site is currently vacant commercial development and vacant land with 

successional hardwoods and brush somewhat limited in the eastern portion of 

the property.  Much of the Proposed Site was previously developed, consisting of 

the now vacant Melody Fair Concert Venue and former Bluebird Bus Terminal.  A 

network of roadways and parking lots are present at these vacant facilities.  

 

Bluebird Drive, a City road, runs in the east west direction in the western portion 

of the project area.  In addition, there is City ROW that intersects Bluebird Drive 

and connects to Erie Avenue.  Several utilities and their respective easements 

traverse the site including storm sewers, sanitary sewers, waterlines, gas lines, 

and electric lines.  

 

 

9. Existing Zoning and Land Use Regulations 

 

Zoning on the subject property is Light Manufacturing (M-1) as outlined in the City 

Zoning Code sections 103-10, 103-11, and 103-12.  All uses permitted in the C-2 

District are permitted in the M-1 district.  The C-2 District permits all uses 
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permitted in the C-1 district.  The C-1 district permits, “retail stores and personal 

service establishments”.  The zoning laws were implemented on June 15, 1989 

and revised November 15, 2005 according to the City Clerk. Within 1/2 mile of 

the proposed project City zoning maps indicate the following zoning types: 

Neighborhood Business (“C1”); Single Family (“R1-2”), Light Manufacturing (“M-

1”); General Commercial (“C2”); and General Residence (“R2”).  A map of the 

town’s zoning and applicable portions of the town’s zoning code are provided in 

Appendix D for reference.  

 

There is no current comprehensive plan or other land use documents to guide 

land use decisions in the City of North Tonawanda.  The preparation of a 

comprehensive plan is underway now, but not currently in place to serve as a 

regulating document for this project.  

 

10.   Existing Utilities 

 

Electric, Gas and Telephone 

Overhead electric runs along the west side of Wurlitzer Drive and the south side 

of Erie Avenue.  An underground electric line connects to the service on Wurlitzer 

Drive and connects to the Bluebird facility.  Overhead electric runs along the east 

side of the north south access road in the center of the site.  In the south east 

section of the site an overhead electric line and easement extend from the 

access road to the east side of Lyric Avenue.  Overhead electric lines connect to 

this line and run north to the Melody Fair building.  Overhead electric lines run on 

the north side of Melody Lane to the east side of Niagara Falls Boulevard and 

along this road.   

 

Gas is currently supplied by National Fuel Corporation to the existing melody Fair 

and Bluebird Bus facilities.  An existing 3” gas line runs along the west side of 

Wurlitzer Drive.  A 6” gas line runs along the south side of Erie Ave.  Based on 

evidence from the survey it appears a gas lateral connects to the line on Wurlitzer 
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Drive and runs along the North side of Bluebird Drive to the southeast corner of 

the Bluebird Facility.  A service lateral appears to run along Bluebird Drive to the 

intersection of the 30’ wide blacktop service road running north and south. 

 

Telephone service is provided by Verizon to the Proposed Site.  The location of the 

telephone lines generally follow the electric service lines to the existing buildings.  

A map showing the location of the existing utilities is included as Appendix J.  

 

Water  

Water supply to the Proposed Site is part of the City of North Tonawanda water 

supply network.  An 8” watermain is located on the east side of Wurlitzer Drive 

that connects to a 16” watermain that runs along the south side of Erie Ave.  An 

8” main runs along the north side of Bluebird Drive to the access road.  A 6” 

watermain is located in the right-of-way for Kingston Ave. and Lyric Ave.  A 10” 

watermain runs along the west side of Niagara Falls Boulevard.  A 1,000,000 

gallon City Water Tower is located approximately 200’ to the southeast of the site.     

 

Liquid Waste 

Both the sanitary and storm sewer fall under the jurisdiction of the City of North 

Tonawanda’s Department of Public Works.  There is currently an 8” sanitary 

sewer that runs along the north side of Bluebird Dr. from the access road to 

Wurlitzer Drive.  This line connects to an 8” sewer on the East side of Wurlitzer 

drive and flows north.  There is also an existing 10” sewer line on the west side of 

Wurlitzer drive that flows south to a 12” line along Erie Avenue. Approximately 

740 feet from the intersection of Erie Avenue and Wurlitzer Drive on Erie Avenue 

is a sanitary manhole that directs flows south through an 8” line to the City’s 

treatment plant.  Flows from the east of this manhole come from a 10” line along 

Erie Avenue.  An existing 10” sewer line run south through the central portion of 

the site and connects to a 20” sanitary sewer line that runs along the north side 

of Erie and appears to connect to the same manhole and line that run south to 

the treatment plant.  An existing 15” sanitary sewer line runs along the west side 

of Niagara Falls Boulevard and directs flow south.   
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Easements 

There are several existing easements on the Proposed Site.  A 25’ wide utility 

easement to National Fuel Gas extends along the north-west property boundary.  

A 70 foot wide right-of-way to the City of North Tonawanda for the Bluebird Drive 

road extends in the east west direction on the west side of the Proposed Site.  

This easement connects to a 30’ wide service road dedicated to the City of North 

Tonawanda that runs north to south in the central portion of the Proposed Site 

connecting Erie Avenue to the property north of the Proposed Site.  On either side 

of the Bluebird Drive easement are 15’ wide utility easements that also extend to 

the north south utility road easement and run north south on either side of this 

easement.  A 30’ wide egress easement existing north of the utility road 

easement completing the connection to the property to the north.   

 

A 10’ wide sanitary sewer easement to Niagara Mohawk Power Corporation runs 

north south just east of the access road easement.  The sanitary sewer easement 

also criss-crosses through the eastern portion of the Proposed Site.  An additional 

egress easement connects the property to the north to the property line just west 

of Melody Lane.  A 60 foot wide strip of land that would presumably extend Lyric 

Avenue into the Proposed Site is proposed to be dedicated to the City of North 

Tonawanda.  There is also an easement to the N.Y. Telephone Company running 

north to south and along the eastern most property boundary that adjoins 

Niagara Falls Boulevard.  A map of the existing utilities is found in Appendix J.  

 

 

11. Existing Solid Waste Disposal Services 

The site currently has no active uses, and therefore no existing solid waste 

disposal services are occurring.   
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12. Existing Air Quality, Noise, and Lighting Levels 

 

Noise 

The existing site is partially developed with a now vacant Melody Fair Concert 

Venue and former Blue Bird Bus Terminal.  A network of roadways and parking 

lots are present at these vacant facilities. Some noises generated from the site 

when these facilities were actively in use were: 

 

• Commercial Bus Noise  

• Vehicular Traffic Noise 

• Noise from Performers at the Melody Fair Site 

• Noise from crowds during events at the Melody Fair Site 

 

Noises in the surrounding area are created from heavy vehicular traffic on 

Niagara Falls Boulevard and Erie Avenue and surrounding commercial 

uses.  Some noises generated in the surrounding areas are: 

 

• Diesel Trucks mainly traveling on Niagara Falls Boulevard  

• Vehicular Traffic Noise on Niagara Falls Boulevard and Erie Avenue 

• CSX Railroad Line 

• Standard noise associated with a developed commercial area 

• Standard noise associated with a developed office park 

• Noise associated with residential areas, i.e. lawn mowers, etc. 

 

Air 

The National Ambient Air Quality Standards (“NAAQS”) have established limits for 

Carbon Monoxide (CO) concentrations and inhalable particles in the air 

 

For CO, a 1-hour average concentration of 35 parts per million (ppm) cannot be 

exceeded more than once per year, and an 8-hour average concentration of 9 

ppm cannot be exceeded more than once per year. 
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As shown in Table 1, maximum CO values monitored at the Buffalo and Niagara 

Falls, NY stations are far below National Standards.   

 

Table 1 

Comparison Between NYS Ambient Air Quality and Ambient Air Quality Standards for 
Calendar Year 2005 

One-Hour Average 
Maximum not to exceed 35 PPM 

more than once per calendar year 
* 

Running 8-Hour Average (Non-Overlapping) 
Maximum not to exceed 9 PPM more than 

once per calendar year * 

Observations 
Highest 

Values, PPM 
Observations Highest Values, PPM 

Station 
Site 
No. 

Total 
Obs. 

% 
Avail 

>35 
PPM 

1st 2nd 3rd Total 
>9 

PPM 
1st 2nd 3rd 

Days> 
9 PPM 

Niagara 
Falls 

3102-
25  

8,664 99 0 2.8  2.5  2.3  8,744 0 1.8  1.3  1.3  0 

Buffalo 
1401-
18 

8,661 99 0 3.3  2.6  2.2  8,733 0 1.5  1.4  1.4  0 

 

 

The National standard for inhalable particles (<2.5 Microns (ug)) is calculated 

with the average of last 3 years annual means - not to exceed 15 µg/ m3 and 

average of 98th percentile for last 3 years not to exceed 65-µg/ m.  As can be 

seen in Table 2, the rates that are shown for the two Buffalo sites and the 

Amherst site (taken out of service in 2003) shows that the inhalable 

particulates are well below the required standards.  The trend in the past 3 years 

also shows that air quality levels are generally improving. 
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Table 2 

98th Percentile 
Quarterly 
Averages, 

2004 
Annual Mean 

Station 
Site 
No. 

Total 
Obs. 

2004 2003 2002 
3-yr 
avg 

1st 2nd 3rd 4th 
200

4 
2003 2002 

3-
yr 

avg 

Amherst (NF) (F) 1451-03 xx xx 35.5 38.4 xx xx xx xx xx xx (12.5) 11.9 xx 

Buffalo (NF) (F) 1401-18 108 32.8 38.7 43.1 38 
13.
2 

12.6 14.8 9.9 12.6 13.7 13.4 13.2 

Buffalo (NF) (T) 1401-18 298 37.6 36.4 42.3 39 
11.
0 

13.2 16.4 8.8 12.3 12.9 14.0 13.1 

 

The good air quality levels shown in the tables above indicate that air quality is 

much better than national standards.   

 

Odor 

The existing site is partially developed with a now vacant Melody Fair Concert 

Venue and former Blue Bird Bus Terminal.  A network of roadways and parking 

lots are present at these vacant facilities. Some odors generated from the site 

when these facilities were actively in use were: 

 

• Commercial Bus Diesel Odors 

• Vehicular Odors 

• Odors from formal or informal food preparations at the Melody Fair Site 

 

Odors in the surrounding area are created mainly from heavy vehicular traffic on 

Niagara Falls Boulevard and Erie Avenue and surrounding commercial uses.  

Some odors generated in the surrounding areas are: 

 

• Diesel Trucks mainly traveling on Niagara Falls Boulevard  

• Vehicular Traffic emissions  

• CSX Railroad Line 

• Standard odors associated with a developed commercial area 

• Standard odors associated with a developed office park 
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• Odors associated with residential areas, i.e. grills, lawn treatments, fires, 

etc. 

 

Light 

The existing site is partially developed with a now vacant Melody Fair Concert 

Venue and former Blue Bird Bus Terminal.  A network of roadways and parking 

lots are present at these vacant facilities. Some light generated from the site 

when these facilities were actively in use are: 

 

• Headlights from Commercial and Vehicular traffic onsite 

• Building lights and parking area lighting 

 

Lights in the surrounding area are created mainly from heavy vehicular traffic on 

Niagara Falls Boulevard and Erie Avenue and surrounding commercial uses.  

Some light generated in the surrounding areas are: 

 

• Headlights from commercial and vehicular traffic  

• Light from trains traveling on the CSX Railroad Line 

• Standard lighting associated with a developed commercial area 

• Standard lighting associated with a developed office park 

• Lighting associated with residential areas, i.e. house lighting, street 

lighting, vehicle lights, interior light visible through windows, etc. 

 

 

13. Existing Traffic Patterns and Conditions 

 

Scope and adjacent highway system 

A comprehensive Traffic Impact Study (“TIS”) was completed by FRA Engineering, 

P.C. (“FRA”) as part of the Project, and is included in Appendix K.  The study 

scope was based on consultation with City officials, the City’s consultant, Wendel 

Duscherer, and New York State Department of Transportation (NYSDOT), and 
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conforms to the guidelines recommended by the NYSDOT and the Institute of 

Transportation Engineers (ITE).     

           

The roadway system examined in the TIS consisted of Erie Avenue near the 

Proposed Wal-Mart Driveway; Niagara Falls Boulevard near the proposed Wal-

Mart Access Road, Wurlitzer Drive, Lyric Ave, and Melody Lane.  In addition, 

critical intersections near the project were examined.  Detailed information on 

adjacent roadways/intersections are described below:   

 

Niagara Falls Boulevard  (US Route 62) is on the State Highway System and is 

functionally classified as a Principal Arterial.  The section of Niagara Falls 

Boulevard within the study area runs in a general northwest/southeast direction 

and connects the Niagara Falls area with the Towns of Amherst and Tonawanda.  

Niagara Falls Boulevard consists of two traffic lanes in each direction and a two-

way center lane for turning vehicles.  All lanes on Niagara Falls Boulevard are 11 

feet wide except for the southbound outer lane, which is 15 feet wide.  The 

posted speed limit is 40 MPH.  The average vehicle speed is approximately 40 

MPH.  Traffic signals along Niagara Falls Boulevard are located at Ruie Road, 

located 0.4 mile northwest of the proposed site access road, and at Erie Avenue 

and Shawnee Road, located 0.25 mile southeast of the proposed access road.   

 

Erie Avenue is a City of North Tonawanda street that runs in a 

northeast/southwest orientation from the Twin Cities Memorial Highway to 

Niagara Falls Boulevard.  It continues northerly from Niagara Falls Boulevard as 

Shawnee Road.  Erie Avenue is designated as N.Y. Touring Route 425, though it is 

not on the State Highway System.  It is functionally classified as a Minor Arterial.  

The section of Erie Avenue along the frontage of the proposed development site 

is a two-lane undivided road consisting of one 11-1/2 foot wide traffic lane in 

each direction and 8-foot wide paved shoulders.  The posted speed limit on Erie 

Avenue is 40 MPH.  The average vehicle speed along the project site frontage is 

between 35 MPH and 40 MPH.  Traffic signals along Erie Avenue within the study 
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area are located at the following cross-streets, listed consecutively from 

southwest to northeast: 

• Walck Road, located one mile southwest of the project site. 

• Wurlitzer Drive, located 1,025 feet southwest of the proposed site 

driveway location.   

• Niagara Falls Boulevard and Shawnee Road, located 1,700 feet northeast 

of the proposed site driveway location.  

 

The CSX Railroad line runs parallel to the northwest side of Erie Avenue from the 

Twin Cities Highway to Niagara Falls Boulevard.  Several streets that intersect Erie 

Avenue, including Walck Road and Wurlitzer Drive, cross the CSX line at-grade 

immediately adjacent to Erie Avenue.  The CSX line extends diagonally across the 

intersection of Niagara Falls Boulevard and Shawnee Road at-grade.  There are 

normally two trains per day that use the CSX line and they are not permitted to 

exceed the speed of 15 miles per hour, according to CSX officials. 

 

Wurlitzer Drive is a local street on the City of North Tonawanda highway system.  

It begins at Erie Avenue and extends in a northwesterly and westerly direction to 

Nash Road.  Wurlitzer Drive consists of one traffic lane in each direction.  The 

posted speed limit is 30 MPH. Wurlitzer Drive forms a signalized ‘T’ intersection 

with Erie Avenue and is controlled by a traffic signal.  The traffic signal has a two-

phase operation.  A left turn lane is designated on the northeast-bound Erie 

Avenue approach and a right turn lane is designated on the southwest-bound Erie 

Avenue approach.  

 

Lyric Avenue is a local City street that extends northwesterly from Erie Avenue to 

the Wurlitzer Business Park.  It also provides access to a residential area along 

Kingston Avenue.  Lyric Avenue intersects Erie Avenue nearly opposite Ellwood 

Avenue.  Stop signs are posted for the Lyric Avenue and Ellwood Avenue 

approaches. 
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Melody Lane, also known as Majestic Lane, is a local City street that extends 

southwesterly and westerly from Niagara Falls Boulevard to the Wurlitzer 

Business Park.  It also provides access to the St. Albert Church.  Melody Lane 

forms a ‘T’ intersection with Niagara Falls Boulevard with a stop sign posted for 

the outbound Melody Lane approach.  Melody Lane forms a four-way intersection 

with Lyric Avenue.  Stop signs are posted on all four approaches to the 

intersection.  The north and west legs of the intersection provide access to the 

Wurlitzer Business Park.  As part of the proposal for the Wal-Mart Supercenter, 

the north and west legs will be eliminated.  The intersection of Melody Lane and 

Lyric Avenue will consequently be converted to a single roadway with a sharp 

curve. 

 

Strad Avenue, Ellwood Avenue, Linden Avenue, Eddy Drive and Leah Drive are 

local residential streets that intersect the east side of Erie Avenue between 

Niagara Falls Boulevard and Wurlitzer Drive.  All of these side streets except for 

Leah Drive form acute angles of about 45 degrees with Erie Avenue.  Stop signs 

are posted on each of the respective side street approaches to Erie Avenue.   

 

The intersection of Erie Avenue and Shawnee Road is a major four-way 

intersection with Niagara Falls Boulevard.  There are exclusive left and right turn 

lanes designated on all four approaches to the intersection.  A single through 

lane is provided on the Erie Avenue and Shawnee Road approaches.  Two through 

lanes are provided on each of the Niagara Falls Boulevard approaches.  The 

traffic signal at the intersection is fully actuated.  Green left turn arrows operate 

on each of the approaches.   

 

Traffic Counts 

FRA Engineering conducted manual turning movement counts at the following 
intersections in October and November of 2006: 

• Niagara Falls Boulevard at Erie Avenue and Shawnee Road. 

• Niagara Falls Boulevard at Main Wurlitzer Park Driveway. 

• Niagara Falls Boulevard at Ruie Road. 
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• Erie Avenue at Wurlitzer Drive. 

• Erie Avenue at Linden Avenue. 

• Erie Avenue at Eddy Drive. 

• Erie Avenue at Walck Road. 

• Wurlitzer Drive at Blue Bird Drive. 

• Niagara Falls Boulevard at Melody Lane. 

• Erie Avenue at Lyric Avenue and Ellwood Avenue. 

 

In addition, based on comments from the City of North Tonawanda and the input 

obtained from the public scoping sessions, additional turning movement counts 

were obtained in the spring and summer of 2007 as listed below: 

• Niagara Falls Blvd and Ohio Street 

• Erie Avenue at Strad Avenue 

• Erie Avenue at Ellwood Avenue 

• Erie Avenue at Lyric Avenue 

• Erie Avenue at Leah Drive 

• Erie Avenue at Twin Cities Highway 

• Niagara Falls Boulevard and the proposed new access road 

• Erie Avenue and the proposed access driveway 

 

Existing Level of Service 

A Level of Service (LOS) analysis was conducted for the existing intersections to 

determine the impact of the site-generated traffic.  The existing LOS and average 

delays will serve as a baseline for analysis.  The analysis for each intersection 

was conducted for existing year 2006 traffic and year 2008 background traffic 

based on anticipated planned developments that will add new traffic to the 

highway system.  The Levels of Service determined by the analysis are shown on 

Tables 3-6: 
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Table 3:  Erie Avenue at Wurlitzer Drive 

Existing (2006) Background (2008) 
Approach AM 

Peak 
PM 

Peak 
SAT 

Peak 
AM 

Peak 
PM 

Peak 
SAT 

Peak 
Wurlitzer Drive 

Eastbound 
Left Turns C (33) C (30) C (29) C (33) C (30) C (30) 

Right Turns A (7) A (8) A (7) A (7) A (8) A (7) 
Erie Avenue 

Northbound 
Left Turns A (8) A (8) A (7) A (9) A (10) A (8) 
Throughs A (8) A (8) A (7) A (9) A (9) A (8) 

Southbound 
Throughs A (9) A (8) A (6) A (10) A (8) A (7) 

Right Turns A (2) A (1) A (2)  A (2) A (1) A (2) 
Intersection B (11) A (9) A (9) B (12) A (10) A (9) 

 

 

 

Table 4:  Niagara Falls Boulevard at Ruie Road 

Existing (2006) Background (2008) 
Approach AM 

Peak 
PM 

Peak 
SAT 

Peak 
AM 

Peak 
PM 

Peak 
SAT 

Peak 
Ruie Road 

Eastbound 
Left & Right 

Turns C (34) C (27) C (28) D (36) C (27) C (28) 

Niagara Falls Blvd. 
Northbound 
Left Turns A (7) B (10) A (8) A (8) B (12) A (9) 
Throughs A (6) A (5) A (5) A (6) A (6) A (5) 

Southbound 
Throughs & 
Right Turns A (7) A (5) A (5) A (7) A (5) A (6) 

Intersection B (11) A (7) A (8) B (12) A (8) A (8) 
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Table 5:  Niagara Falls Boulevard at Erie Avenue and Shawnee Road 

Existing (2006) Background (2008) 
Approach AM 

Peak 
PM 

Peak 
SAT 

Peak 
AM 

Peak 
PM 

Peak 
SAT 

Peak 
Niagara Falls Boulevard 

Eastbound 
Left Turns C (21) C (30) C (23) C (23) C (34) C (24) 
Through E (71) D (38) D (48) F (80) D (39) D (49) 

Right Turns B (19) B (18) B (19) B (19) B (18) B (19) 
Westbound 
Left Turns C (34) E (55) D (49) C (34) E (63) D (52) 
Through C (30) D (52) C (35) C (32) E (56) D (36) 

Right Turns B (17) C (25) B (18) C (21) C (28) B (19) 
Erie Avenue 

Northbound 
Left Turns C (22) C (21) C (21) C (23) C (21) C (21) 
Throughs D (53) D (51) D (42) E (68) E (61) D (46) 

Right Turns C (29) B (16) B (18) C (30) B (20) C (22) 
Shawnee Road 

Southbound 
Left Turns F (159) D (53) C (28) F (314) F (205) D (42) 
Throughs D (37) C (33) C (32) D (40) C (35) C (33) 

Right Turns A (10) A (9) A (10) B (11) A (7) A (9) 
Intersection E (59) D (41) C (35) F (83) E (59) D (37) 

 

Table 6:  Erie Avenue at Walck Road 

Existing (2006) Background (2008) 
Approach AM 

Peak 
PM 

Peak 
SAT 

Peak 
AM 

Peak 
PM 

Peak 
SAT 

Peak 
Walck Road 

Eastbound 
Left Turns D (41) D (40) C (29) D (45) D (44) C (29) 
Through &  
Right Turns D (41) D (40) C (29) D (45) D (44) C (29) 

Westbound 
Left, 

Through & 
Right Turns 

B (14) C (21) B (18) B (14) C (20) B (18) 

Erie Avenue 
Northbound 
Left Turns A (7) A (7) A (6) A (7) A (7) A (6) 

Throughs & 
Right Turns B (11) B (15) A (7) B (11) B (17) A (8) 
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Southbound 
Left Turns A (8) A (8) A (6) A (8) A (8) A (6) 

Throughs & 
Right Turns B (17) B (13) A (8) C (20) B (16) A (9) 

Intersection B (20) B (18) B (12) C (22) C (20) B (12) 
 

Key:  Letters represent Level of Service; Numbers in parentheses represent average delay in seconds 

 

Based on these results the intersections of Erie Avenue at Wurlitzer Drive and 

Niagara Falls Boulevard at Ruie Road will not have a decrease in the Level of 

Service from now to the 2008 projected background traffic.  The Niagara Falls 

Boulevard at Erie Avenue and Shawnee Road will see a decrease in the Level of 

Service by one level, from now to the 2008 project background traffic, for the 

weekday morning traffic, weekday evening traffic and Saturday traffic.  The 

intersection of Erie Avenue at Walck Road will see a decrease by one level from 

the existing 2006 traffic to the projected 2008 background traffic, for the 

weekday morning.  Weekday evening and Saturday traffic will not change. 

 

14. Existing Public Transportation, Pedestrian and Bicycle Conditions 

 

The Niagara Frontier Transportation Authority (NFTA) runs bus line #200 along 

Niagara Falls Blvd.  The service traverses Erie Avenue to Wurlitzer Drive and 

serves residential areas to the northeast of the project.  This service primarily 

serves travelers between the City of Niagara Falls and Buffalo. 

Sidewalks that serve pedestrians are located around the perimeter of the 

property on the following streets: 

• Wurlitzer Drive on the east side 

• Erie Avenue on the south side 

• Niagara Falls Boulevard along the west side 

• Melody Lane on the east side 
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There are internal sidewalks within the existing Bluebird parking lot area.    

There are no bicycle paths located on the subject property.  In addition there were 

no known bicycle paths located on adjacent public and private roadways.   

 

15. Existing Community and Emergency Services 

 

The following agencies provide service to 866 Niagara Falls Boulevard: 

 

• Ambulance Service – Twin City Ambulance, 365 Fillmore Avenue, 

Tonawanda, NY, 14150, Non-emergency number: 716-692-2342, 

emergency number: 716-692-2100.  Approximately 3.8 miles from the 

proposed site. 

• Fire – North Tonawanda Fire Department, 495 Zimmerman Street,  North 

Tonawanda, NY 14120, Mr. Gregory Frank, Fire Chief, 716-693-2201.  

Approximately 1.5 miles from proposed site. 

• North Tonawanda Police Department – 216 Payne Avenue, North 

Tonawanda, NY, 14120, Mr. Randy Szukala, Police Chief, Non-emergency 

number: 716-692-4111, emergency number: 911.  Approximately 3.1 

miles from proposed site. 

 

The real estate taxes received by the County, Town and School district for the 

fiscal year 2006/2007 by the current properties were approximately $63,500, 

and are further broken down by tax ID and taxing agency in Table 7.  There were 

no sales taxes collected from the properties that comprise the “project”  
 

Table 7 

    

 

 

 

 

2006 School Taxes 2007 County Taxes 2007 City Taxes TOTAL
Tax ID

176.16-2-54 $4,534 $1,682 $2,433 $8,650
176.16-2-49 $4,966 $1,704 $2,464 $9,133
176.20-1-1.1 $4,695 $1,742 $7,529 $13,966
176.20-1-1-.3 $11,480 $4,259 $9,909 $25,648
176.20-1-1.211 $1,722 $639 $1,856 $4,217
176.20-1-58.12 $195 $72 $1,578 $1,846

TOTAL $27,592 $10,098 $25,770 $63,460
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16. Existing Historical, Archaeological, or Cultural Assets  

 

As previously identified, the Aerial photograph research shows that the land was 

previously used for farming and subsequently commercial development.  Some 

vegetative communities still exist in the wetland areas and in the vacant portions 

of the eastern end of the Proposed Site. The majority of the Proposed Site is used 

for commercial development and agricultural operations have not occurred on 

the Proposed Site since 1990. 

  

A Phase IA Cultural Resources Investigation report (the “Phase 1A”) was 

completed by Pan-American Consultants, Inc. as part of the project and is 

included in Appendix I.  The purpose of the Phase 1A was to identify any 

previously recorded cultural resources that may be impacted by the project and to 

assess the likelihood that unrecorded resources may be present. The Phase 1A 

Report was conducted in compliance with the National Historic Preservation Act 

(NHPA), the State Historic Preservation Act (SHPA) and all other relevant and/or 

applicable state and federal regulations.  The Phase 1A Report also was 

conducted according to the New York State Archeological Council’s (NYAC) 

Standard for Archeological Investigations. 

 

The Phase 1A Report recommended that a Phase 1B archaeological fieldwork be 

conducted for the approximately 21 acres of the project area consisting of open, 

mowed fields where soil disturbances are not readily evident in the northwest 

section of the site.  This area has an increased sensitivity for both historic and pre 

historic sites.   

 

The potential for visual impacts to the Wurlitzer Building located west of the 

project area is considered minimal since the Wurlitzer Building is now an office 

park and large portions of the project area have already been developed.  

Similarly, the Wurlitzer Building is surrounded to the northeast and south by 

modern development.  Finally, Bergmann Associates conducted a context study 

which considered various historic structures throughout the City of North 
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Tonawanda.  The building design, particularly the building façade, will contain 

design elements that are compatible with such historic structures.  The entire 

Phase 1 Investigation can be found in Appendix I. 

 

Based on the conclusions of the 1A Investigation, a Phase 1B Investigation was 

prepared.  The results of this investigation and evaluation of alternatives is 

presented in Chapter 4 and both the 1A and 1B Investigations are included in 

Appendix I. 

 

 

17. Existing Visual Setting 

The existing visual setting of the project has a mix of views from surrounding 

properties.  A substantial portion of the south east portion of this site is mixed 

brush, small trees and unkept grasses.  In addition there are small deciduous 

trees that generally wrap around the perimeter of the property.   Views onto the 

site from both Wurlitzer Drive and Erie Avenue include views of the existing 

Bluebird Building.   

 

Views from Kingston Avenue also include unabated views into the site and the 

unkept grass areas.  There is a grouping of more mature trees to the north of 

Kingston Avenue.  These trees shelter views from the Kingston Avenue area to 

the north.  These trees sit to the south of the Existing Melody Fair building.  In 

addition, there are trees to the northeast of the building as well.  

 

There are also coniferous and deciduous trees that intertwine with unmoved 

grass areas near Niagara Falls Boulevard.  Appendix J includes graphics of site 

views from different perspectives.   
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18. Existing Neighborhood Character 

 

The subject site is bounded to the west by Wurlitzer Drive, to the south by Erie 

Avenue, to the east by Niagara Falls Boulevard and to the north by an access 

road and large commercial development.  The area is mainly commercial with 

some residential and vacant land to the South on the opposite side of Erie 

Avenue.  The majority of the site is commercially developed with undeveloped 

portions of the site in the northeast corner consisting of successional northern 

hardwoods and shrubs for vegetation.   

 

The project encompasses two vacant buildings.  One is the former Bluebird Bus 

facility and the other is the Melody Fair concert arena.   The surrounding land use 

is primarily commercial and industrial development and supporting infrastructure.  

To the north is an access road and a large office space facility with associated 

parking known as the Wurlitzer Building and several commercial/industrial 

buildings with associated parking.  To the east is Lyric Avenue and Niagara Falls 

Boulevard.  On the opposite side of Lyric Avenue are some residential homes and 

on the other side of Niagara Falls Boulevard is Sawyer Creek and mainly 

commercial development.  To the south is Erie Avenue and a railroad.  On the 

other side of Erie Avenue is residential development.  To the west is Wurlitzer 

Drive. Bluebird Drive, a City road, runs in the east west direction in the western 

portion of the project area.  Several utilities exist on the site including storm 

sewers, sanitary sewers, waterlines, gas lines, and electric lines.  An existing 

easement is in place to the North of the site over the gasoline to National Fuel.    

 

Twin City Glass (856 Wurlitzer Drive) is located in a westerly “cut-out” of the 

property, a small commercial development with associated parking.  To the 

southeast is a small residential development along Kingston Avenue and to the 

north of the parcel is a large commercial development known as Wurlitzer Park 

which is mostly office buildings.  On the opposite side of Wurlitzer Drive is 

commercial development and on the opposite side Erie Avenue is a mix of 
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residential and commercial developments.  The land to the southeast of the site 

bordered by Melody Lane, Lyric Avenue, Erie Avenue and Niagara Falls Boulevard 

is industrial uses, a church, and some residential developments.  Uses on the 

opposite site of Niagara Falls Boulevard are commercial and industrial.   

 

The project area was originally cultivated and used for agricultural purposes.  

Agricultural operations were discontinued in the 1990s and the Proposed Site 

has since been used for commercial development.  Agricultural operations have 

ceased since the 1990s.  The project is located in the Elm-Red-Maple-Northern 

Hardwood zone that is characterized by the American elm and the red maple.  

Earlier in the 20th century, portions of the property were used for agriculture and 

later replaced with commercial uses.   
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IV. Assessment of Potential Significant Adverse Environmental Impacts  

This section provides a detailed discussion of the known and potential adverse 

environmental impacts of this project, the severity of the impact, and practical 

mitigation measures that would lessen the impact.  This section addresses all 

concerns raised during scoping and provides mitigation measures to reduce any 

potential impacts, to the maximum extent practicable.  All discussion and analysis of 

this project include the Wal-Mart Supercenter and development of the outparcels.  

There are no specific plans at this time for the outparcels.  The evaluation of the 

outparcel impacts are based upon a hypothetical development scenario.  Each future 

outparcel development will have to go through the City of North Tonawanda Planning 

Commission approval process.  

 

1. Impact on Land  

 

A. Summary 

The proposed project involves an area totaling approximately 38 acres, 

shown on the proposed division of land plan included as Figure IV-1.  The 

proposed site parcel includes the following existing tax parcels, which are 

noted along with their current owner.   

 Venue Systems LLC - Tax Parcel No. 176.16-2-49 

 Park Centre Development, Inc. – Tax Parcel No. 176.20-1-1.1 

 Park Centre Development, Inc. – Tax Parcel No. 176.20-1-1-.3 

 Park Centre Development, Inc. – Tax Parcel No. 176.20-1-1.211 

 Park Centre Development, Inc. –  Tax Parcel No. 176.20-1-58.12 

 Wurlitzer Park Complex LLC, – Tax Parcel No. 176.16-2-54  
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The project consists of the construction of a single building for use as a 

Wal-Mart Supercenter, currently envisioned to be 185,312 square feet on 

25.5 acres of the total land area, with supporting infrastructure, as shown 

in detail on the site plan included in Appendix C.  A total of 4 outparcels 

are also being created as described below: 

 

 Outparcel #1 = 6.8 acres – to be retained by Wal-Mart 

 Outparcel #2 = 1.3 acres – to be retained by Wal-Mart 

 Outparcel #3 = 1.5 acres – to be retained by Park Centre 

Development, Inc. 

Figure IV-1 
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 Outparcel #4 = 1.5 acres – to be retained by Wurlitzer Park 

Complex LLC  

 

For access to the site, one dedicated driveway to Niagara Falls Boulevard 

and a private drive to Erie Avenue are proposed.  Public utilities will run 

within the right-of-way of the dedicated roadway and along the Wurlitzer 

Drive access roadway.   

 

There are several existing easements on the site, as shown on Figure IV-2.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A 25 foot wide utility easement to National Fuel Gas extends along the 

north-west property boundary.  A 70 foot wide right-of-way to the City of 
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North Tonawanda for the Bluebird Drive extends in the east west direction 

on the west side of the site.  This easement connects to a 30 foot wide 

service road dedicated to the City of North Tonawanda that runs north to 

south in the central portion of the site connecting Erie Avenue to the 

property north of the site.  On either side of the Bluebird Drive easement 

are 15 foot wide utility easements that also extend to the north south 

utility road easement and run north south on either side of this easement.  

A 30 foot wide egress easement existing north of the utility road easement 

completes the connection to the property to the north.  A 10 foot wide 

sanitary sewer easement to Niagara Mohawk Power Corporation runs 

north south just east of the access road easement.  A sanitary sewer 

easement also criss-crosses through the eastern portion of the site.  An 

additional egress easement connects the property to the north to the 

property line just west of Melody Lane.  There is also an easement to the 

N.Y. Telephone Company running north to south and along the eastern 

most property boundary that adjoins Niagara Falls Boulevard. 

 

The existing 70 foot wide City property running east to west for the 

purpose of Bluebird Drive is proposed to be shortened so it only extends 

into the site 300’ to serve future outparcel drives.  The existing easement 

that runs along the north property boundary will be maintained.  The 

service road running north south and utility easements on either side of it 

will be eliminated along with the access easement to the north of this 

road.  The sanitary easement running north to south through the central 

portion of the site will be relocated to serve Erie Engineered Products, Inc.  

The 25 foot wide egress easement connecting the property to the north to 

Melody Lane will be eliminated and the land north of Lyric Avenue is no 

longer proposed to be dedicated to the City of North Tonawanda as its title 

states, as noted on the tax maps.  A 60 foot strip of land that extends 

along the northern property boundary is proposed to be dedicated to the 

City of North Tonawanda to serve three lanes of traffic.  In addition, a small 
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portion of land west of Kingston Avenue is proposed to be dedicated to the 

City.  Utility easements will all be within the right of way.  

 

There are two existing structures located within the proposed project 

limits.  The Bluebird Bus facility is located approximately 900’ northeast of 

the Wurlitzer Drive/Erie Avenue intersection. It is approximately 17,500 sf 

and has dimensions of 153 x 110 feet.  The Bluebird Bus facility has an 

associated parking lot to the east and an access roadway to the west 

called “Bluebird Drive” that connects to Wurlitzer Drive. The “Melody Fair” 

building is located approximately 18,000 sf and has diameter of 152 feet.  

In addition, are 5 minor supporting buildings north of the round rotunda.  

All structures will be removed as part of the project.   

 

The proposed Wal-Mart Supercenter is a 185,312 sf rectangular building 

and is approximately 360’ x 540’.  It is located approximately 850 feet 

north of the Erie Avenue and Wurlitzer Drive intersection.  In addition, a 

parking area with 970 spaces is located to the east of the proposed 

building.  Access to the site is proposed from Erie avenue across the 

existing CSX railroad crossing and from Niagara Falls Boulevard.  The 

access from Niagara Falls Boulevard is proposed to be a 3 lane dedicated 

roadway to serve the project and the existing Business' directly to the 

north of the site. An emergency access is proposed from to Wurlitzer Drive 

and will include a gate.  A circulation roadway circumvents the building to 

serve the landscape area and allow deliveries to the store. 

   

A site plan detailing the proposed site layout, access points and 

landscaping is included as Figure IV-3. 
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The project is situated in the Erie Lowlands physiographic province at the 

western end of New York State.  The proposed site has a fairly uniform 

grade and is generally flat.  The terrain is generally level with the surface 

elevations ranging from 579.5 to 576.1. There is no evidence of bedrock 

on the site such as outcroppings or cut areas.  Based on the Niagara 

County Soil Survey the natural soils consist of a single soil type, Ca, 

Canandaigua Silt Loam.  This soils characteristics consists of deep, poorly 

drained and very poorly drained, medium to moderate textured.  This soil 

typically has a high water table and unless artificially drained has standing 

water at the surface through the spring and rain periods.   

 

The relatively large area of impact anticipated could present potential 

impacts to the environment during construction of the project. The soil 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-7 

removed from stripping and grading operations will be stockpiled and 

reused.  Due to the high water content of some of these soils, particularly 

in the wetter seasons, imported fill may be necessary for construction.   

 

Construction on the site is estimated to take approximately nine months 

once the site is cleared.  The general sequence of construction is listed 

below: 

• The current owner will complete environmental remediation of the 

existing Bluebird and Melody Fair building 

• The current property owner will remove and demolish the existing 

structures 

• The applicant’s contractor will coordinate with local utility provider 

to remove existing gas telephone and electric service within the 

proposed project improvement areas. 

• The contractor will implement erosion and sediment control 

devices as noted on the preliminary erosion and sediment control 

plan. 

Per the NYSDEC SPDES permit requirements, no more than 5 acres at a 

time will be disturbed.  Park Centre Development, Inc. will; (a) demolish all 

existing structures on its property other than the building foundation; and 

(b) remove all underground storage tanks and debris in accordance with 

all applicable Environmental Laws.  Venue Systems LLC will; a) demolish 

all existing structures on its property (including the building foundations); 

(b) refrain from backfilling the resulting holes; and (c) remove all debris in 

accordance with all applicable Environmental Laws.  The project sponsor’s 

contractor will coordinate all utility removal with local gas, electric and 

telephone service providers, and will also remove the Bluebird Building 

foundation and existing roadway on BBLC Inc.’s property. 
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B. Scoping Concerns and Impacts 

The existing property owners will be completing demolition and 

environmental cleanup for asbestos in the Bluebird Building, and for the 

items bulleted above prior to the property ownership transfer. All 

demolition and cleanup activities will conform to applicable state and 

federal laws and will be conducted with input and participation from 

appropriate agencies.   

 

Environmental investigations for the site revealed five potential 

Recognized Environmental Conditions (REC) as follows: 

 

• Disturbed vegetation was observed at the site in the 1951 aerial 

photograph.  Three test pits were excavated in the area of disturbed 

vegetation.  Topsoil and naturally deposited non plastic silt extending 

the depth of the pit, approximately 6 feet was found.  No construction 

and demolition type (C&D) debris was encountered and the soil did 

not exhibit anomalous staining/odors or detectable PID readings.  

The findings concluded the former stresses vegetation area is not an 

REC.   

• Potential environmental concerns were found onsite including: a 

buried 10,000 gallon diesel fuel UST, the presence of hydraulic lifts 

in the service area of the property building and the presence of waste 

oil UST within the service area of the property building.  Soil samples 

around the diesel fuel UST exhibited petroleum odors, but low PID 

readings.  Soils borings around the perimeter of the hydraulic lifts did 

not have significant PID results, but they did have significant visible 

petroleum impacts and petroleum odors to depths of 8 feet.  Soil 

borings around the exterior waste oil UST did not show visible 

petroleum impacts or PID results. 

• A ±10 foot high grass covered soil berm at Melody Lane was found.  

Test pits excavated in the berm encountered cohesive earthen fill 
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that appears to be reworked on-site soil.  The fill material did not 

exhibit anomalous staining/odors or detectable PID readings.  No 

construction and demolition-type (C&D) debris was encountered 

within the berm.  The berm was determined not to be a recognized 

environmental concern. 

• The former Bluebird Building utilized an oil/water separator.  Oil 

samples from the oil/water separator, the interior waste oil UST and 

the exterior waste oil UST had one or more analytical compounds 

greater than USEPA hazardous waste guidelines 40 CFR part 261. 

• Two monitoring wells were found on the site.  Based on the findings 

of environmental investigations, the presence of these two 

monitoring wells is not a recognized environmental concern. 

 

The existing Bluebird Building has multiple appurtenances that were 

identified as Recognized Environmental Conditions that will need to be 

removed as part of the demolition process to make way for the new 

building.  They are listed below: 

 

• 10,000 gallon diesel UST 

• One interior 550 gallon waste oil UST 

• One exterior 8,000 gallon waste oil UST 

• Two hydraulic lifts including oil reservoirs 

• 500 gallon water oil separator 

• 250 gallon hydraulic oil above ground storage tank (AST) 

• One 1,000 gallon fresh oil AST 

 

Given that the site clean up is being performed by the current owners, 

information regarding the cost burden and exact time frame for the clean 

up is not available.   
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As much of the existing wooded areas on the site are being retained as 

feasible.  The most critical area being retained is the wooded area in the 

south east portion of the site, which will help buffer area residents.  A 5 to 

8 foot berm will be constructed along the perimeter of the Proposed Site.  

The berm has been designed to minimize impacts to the trees north of the 

Kingston Avenue residences.  The berm is adjacent to the residences on 

the west as there are no trees to protect there.  

 

 

C. Potential Mitigation Measures 

Multiple mitigations are proposed for the project to mitigate the concerns 

as identified in section B:  They are summarized below: 

• Minimal wooded areas are being disturbed as the site has been 

designed to avoid them to the maximum extent practicable.  

• An erosion and sediment control plan have been prepared and are 

included in Appendix C. 

• Inclusion of a mirafi geotechnical filter fabric under all the 

necessary paved areas will be incorporated to insure that 

groundwater does not have a negative impact on the proposed 

infrastructure.  In addition, all underground structures will be 

constructed of Portland type 1 concrete for durability purposes.   

• A comprehensive Phase II Stormwater Pollution Prevention Plan 

(SWPPP) and corresponding NOI (Notice of Intent) and NOT will 

(Notice of Termination) shall incorporate adequate measures to 

minimize site silt and soil runoff so that there are no impacts to 

the groundwater and that no silt is lost form the site during 

construction.  The report will address siltation and stormwater 

runoff.  Temporary items such as silt traps will be used. 

• The earthwork may require a limited amount of imported structural 

fill as necessary, particularly for existing soil locations that have a 

high water concentration and become unworkable.   
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• All existing foundations will be removed a minimum of 2’ below 

grade to insure that new foundation work is not obstructed. 

Perimeter drains will be installed around the building so that new 

construction is protected from groundwater.  During construction 

occasional pumping and collection of water may be necessary to 

insure working conditions that are adequate.   

• For all new closed drainage systems, clean straight gradation 

under drain stone (no. 1 or no. 2) will be utilized and installed with 

a non woven filter fabric encasing the supporting drainage trench.  

This will insure a clean water source before leaving the site.   In 

addition, an under drain system will be installed for the Roadway 

to collect water from the sub base areas and adequately carry it 

from the sub base. This is particularly important at or below 

groundwater elevations. 

• A complete demolition plan will be provided that addresses 

removal and potential reuse of existing infrastructure.  The 

contract plans will specify that existing asphalt layers be pulverized 

and reused in the asphalt design mixes to minimize new asphalt 

product usage and minimize the impact to the environment.  As 

part of the demolition, asbestos will be removed from the Melody 

Fair Building.  All work will be in compliance with the New York 

State Department of Labor requirements. 

• Reuse of existing soil and surface soils for berms and other 

landscape items will be incorporated to minimize trucking and 

removal of existing soil.  The grading and SWPPP plans will detail 

the quantities and stockpile locations.   

• Because, as previously noted, the terrain is generally level with the 

surface elevations ranging form 579.5 to 576.1, the site design 

grades have been integrated into the existing terrain and 

infrastructure.  The site uses grades are at or very near existing 

grades as much as practical.  Construction of a new foundation 
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over an existing foundation(s) is being proposed for the project.  

Foundation design and construction methods will minimize impact 

to the new foundation and parking areas. 

       

2. Impact on Surface Water and Ground Water Resources 

 

A. Summary 

A Storm Water Management Report was prepared which addresses the 

proposed stormwater mitigation measures associated with the 

development of a Wal-Mart Supercenter store.  This report outlines the 

design of the stormwater management facilities for the project and 

demonstrates compliance with the design requirements of the Phase II 

Redevelopment requirements of New York State Pollutant Discharge 

Elimination System (SPDES) General Permit GP-02-01, the New York State 

Department of Environmental Conservation (NYSDEC) and the City of 

North Tonawanda.  This report was created with the guidance of the New 

York State Storm Water Management Design Manual and the interim 

guidelines for redevelopment projects.  The report deviates from the 

NYSDEC Redevelopment standards only in that the water quality treatment 

is provided by hydrodynamic water quality units and filter measures.  The 

stormwater management facility has been designed to effectively treat 

stormwater runoff without a wet pond because the City requested that the 

project sponsor avoid use of a wet pond to avoid adverse impacts 

associated with permanent standing water.  The Stormwater Management 

Report demonstrates that site runoff for the proposed project will be below 

the runoff rates from the existing sites therefore existing drainage 

conditions will not be exacerbated.  A copy of the Stormwater 

Management Report can be found in Appendix H.   
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Existing Site Drainage 
 

The existing site is a mix of grasses and small trees and high brush.  The 

topography of the site is very flat. In fact, many of the areas are so level 

that runoff does not go off the site.  There are two systems that release 

water off the site.  The first is the Bluebird Bus Building and the parking 

area and storage facility for the former Bluebird Bus Building which has a 

large 36” RCP closed drainage system that carries along Bluebird Drive 

and subsequently to Wurlitzer Drive that eventually outfalls to Tonawanda 

Creek.  The second discharge location is an existing drainage structure 

adjacent to Former Melody Fair Building.  A small storm catch basin 

collects water from the former parking area to the north of the Melody Fair 

Building.  This existing system catch basin will be removed and covered to 

remove storm water from entering the sanitary sewer system.  This will 

reduce water entering the cities sanitary sewer system and reduce 

overloading within the system during rain events.   

 

Currently there are areas within the CSX property near the project that do 

not drain and simply collect water in depressed areas.  Specific areas will 

be drained and tied into the proposed drainage system. A specific example 

of this is the proposed drainage structure on the south side of the new site 

drive to Erie Avenue.    

 
 

Water Quality 
 

Stormwater runoff at the site was analyzed in detail according to the 

design requirements governed by the New York State Department of 

Environmental Conservation and the City.  The proposed stormwater 

analysis and design meet the requirements of the NYSDEC regulatory 

permit criteria.   The NYSDEC SPDES General Permit GP-02-01 includes 

technical requirements for analysis, design, construction, and oversight of 

practices to control erosion, sediment transport, stormwater quality and 

quantity.  The Stormwater Management plan and SWPPP utilizes the most 
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current design practices and analysis techniques outlined by the NYSDEC.  

The SWPPP will be completed and the required Notice of Intent (NOI) will 

be activated as soon as site plan approval is granted.  Outdoor storage will 

primarily be in the vicinity of the Garden Center and the pallet and bale 

storage area.  All chemicals and salt stored at the site are bagged to 

prevent leakage.  Runoff from these areas is treated by the concentric 

vortechnics unit and the grassed swales in the detention basin before it is 

allowed to leave the site. 

 

Stormwater Management 

A multi-pronged water quality treatment system is proposed to meet the 

current SPDES Redevelopment guidelines.  Because the site currently is 

partially developed (and falls under the NYSDEC Redevelopment 

guidelines for stormwater quality) and the City Engineer has requested 

that permanent standing water basins not be included in the design of the 

project, a combination of proprietary stormwater treatment systems and 

standard practices will be used to obtain 80% of Total Suspended Solids 

(TSS) removal and 40% phosphorous removed.  The storm water 

management facilities for this site will be a mix of NYSDEC acceptable 

practices and proprietary hydrodynamic water quality systems. 

 
Proposed Drainage 
 
For the Proposed Site, there are three separate pipes that outlet into the 

stormwater basin.  Each closed storm drainage system will outlet to an 8’ 

wide grass swale that will remove pollutants before out letting to the 24” 

outlet structure and downstream closed drainage system.  Water quality 

treatment is provided by the concentric vortex separators for each 

separate flow line in lieu of permanent water ponds.  Stone riprap will be 

provided at the entrance to the outlet pipe to increase turbulent water flow 

and reduce erosion at this entrance.   Adequate TSS and Phosphorus 

removal will be provided for the proposed stormwater runoff as well as 

mitigating downstream flooding and erosion concerns.   
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Attenuation of the peak post-development flows for the site will be 

achieved at the stormwater management basin through the use of a 24” 

outlet structure that provides varying discharge rates. The outlet structure 

has been designed to limit the flow from the site to the pre 10-year flow 

conditions. 

 

The detention basin has a total capacity of 3.24 Ac-Ft.  The 10-year storm 

will require a detention volume of 1.43 Ac-Ft and the 100-year storm will 

require a detention volume of 2.20 Ac-ft therefore the basin will have 

adequate volume.  Detailed analysis and design of the stormwater 

drainage is included in the Stormwater Management Report in Appendix 

H. The existing site runoff rate is 39.3 cfs and the proposed overall site 

discharge is 37.2 so there is still 2.1 cfs left for outparcels to discharge 

without increasing existing conditions runoff rates.   

 

Wetlands 

There are three existing wetland areas existing on-site totaling about ±0.9 

acres.  Two of the wetlands (#2 & #3) are located to the southwest of the 

site and will not be impacted by construction as they are not inside the 

limits of disturbance.  Wetland area #1 is situated in the central-northern 

portion of the site.  0.06 acres of this wetland is proposed to be filled in to 

allow for the construction of the access road to Niagara Fall Boulevard.  

The remaining 0.09 acres of wetlands to remain will be protected during 

construction by being surrounded by silt fence.   

 

A Nationwide wetlands disturbance permit (Permit No. 39) is not required 

for the proposed development because the disturbed area will be less 

than 0.10 acres.  The applicant requested a jurisdictional determination 

by the USACE.  See Appendix B for the request.   
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Watertable 

Groundwater perched conditions, may be encountered at depths of 5 to 6 

feet, in proximity to the underlying stiff/hard clay and silt soil deposits. 

 

Construction Impacts to Surface Waters 

A Stormwater Pollution Prevention Plan will be prepared in accordance 

with the NYSDEC General Permit GP-02-01 requirements.  When 

implemented, the Stormwater Pollution Prevention Plan will result in the 

site construction having a negligible impact on surface waters.  The 

Stormwater Pollution Prevention Plan proposes filtration and a sediment 

basin for treatment of construction sediment before it leaves the site.  

Additional measures are proposed to prevent sediment from leaving the 

site. Refer to the Stormwater Management Report and Preliminary Erosion 

and Sediment Control Plan included as Appendix H.  

 

Snow and Ice Removal and Storage 

The prime proposed snow storage location is in the north corner of the 

large landscaped island between the parking area and the access drive 

from Niagara Falls Boulevard.  Other smaller locations have been 

identified on the site plan as well.  Snow will be physically moved from the 

parking area and access aisles to this location.  As snow melts it will enter 

the storm sewer system and be conveyed to a hydrodynamic water quality 

unit and the detention basin before it will discharge from the site.  

Snowmelt in this region is associated with both high runoff flows and 

acute water quality impacts to receiving waters.  It is not anticipated that 

these flows will be greater in volume than the design flows for the 100-

year rainfall intensity.  However, the runoff associated with snowmelt 

occurs throughout the winter in small, low flow events.  

 

During the spring snowmelt, this runoff occurs on a larger scale, which can 

affect the amount of runoff from the site.  To combat this occurrence, the 
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storm water management facility capacity has been over designed by 1.8 

acre feet beyond the 100-year storm event to accommodate additional 

runoff from seasonal storms.  The stormwater treatment unit has also 

been oversized to treat the additional flow.  During the 100-year storm 

event, the maximum water surface elevation is 576.0, 2 feet below the top 

of the basin.  Above this elevation, there are approximately 1.0 acre-feet of 

storage space.  There will be negligible impacts of melting snow on 

neighboring properties.  Snowmelt that occurs on the side of the berm 

facing Kingston Avenue will be collected in the inlets at the toe of the berm 

slope and conveyed to the storm sewer system.  

 

 

B. Scoping Concerns and Impacts 

 

Stormwater Runoff 

To insure that the Kingston Avenue area is adequately drained, a new rear 

yard drainage system will be installed to handle flow from the properties 

along Kingston Ave and surrounding areas.  This system will also handle 

any stormwater runoff from the proposed landscape berms near the 

Kingston Avenue area.  Runoff collected here will be treated and released 

into the detention basin.  

 

Impacts to Sawyer Creek and other water resources will be negligible due 

to the runoff attenuation and mitigation outlined in the Proposed 

Stormwater Management Report and Stormwater Pollution Prevention 

Plan.  Stormwater runoff rates from the site will be below existing 

conditions.  Runoff will be treated during construction through various 

best-management-practices (BMP’s) and by permanent water quality 

treatments before leaving the site and discharging into Sawyer Creek.  All 

runoff leaving the site will be treated in accordance with NYSDEC 

regulations 
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For the main entrance drive on Niagara Falls Boulevard (a dedicated 

roadway), a closed drainage system will be installed along the length of 

the roadway.  Due to the limited capacity of the closed drainage system on 

Niagara Falls Boulevard. and the Kingston Ave area, and the poor 

condition of driveways on the properties to the North, a new outlet is 

proposed to Sawyer Creek.  This closed drainage system will be bored 

under Niagara Falls Boulevard to minimize impacts to traffic.  Water 

quality treatment measures will treat the stormwater before outletting to 

Sawyer Creek. For the proposed new dedicated access road off of Niagara 

Falls Boulevard, an outlet is proposed directly to Sawyer Creek 

approximately 100’ to the east of the site across from Niagara Falls 

Boulevard.  

 

The proposed detention basin, along with the combined water quality 

elements will be a key mitigation measure to protecting receiving waters.  

Maintenance of these items will be an important item in ensuring they are 

functioning as designed.  Maintenance and inspection of the stormwater 

management facility which includes the detention basin and water quality 

components will be the responsibility of Wal-Mart Stores, Inc. and will be 

handled by the store manager. The maintenance procedure is outlined in 

the stormwater management report.  As part of the maintenance 

procedure the basin and grassed swale will be mowed as necessary during 

the growing season, visually inspected for debris and to ensure structure 

stabilities, and cleaned of sediment accumulation.  The water quality units 

will be inspected and maintained in accordance with their manufactures 

specifications. 

 

Groundwater 

According to the geotechnical report prepared for this project, dry 

conditions were generally encountered in the bore holes and test pits 

during the subsurface investigation until reaching 12-14’ below the 

surface elevation due to the lack of permeability found in the soil.  Certain 
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locations were noted as having higher perched water elevations.  The soils 

in the upper strata had relatively low permeability rates.    

 

To protect groundwater in the vicinity of the stormwater management 

basin, a clay lining is proposed along the slope of the basin to insure no 

impact to groundwater.  The soil permeability rates used in the clay would 

be similar to those used in landfill clay liners and protect existing 

groundwater elevations.  

 

Salt Impacts 

Salt will be used on-site to alleviate ice and snow hazards.  Salt in the 

parking area will be washed into the storm sewer system where it will first 

be treated by the proposed hydrodynamic water quality units.  These units 

primarily function to provide water quality treatment by removing 

suspended solids such as salt.  After leaving these units, runoff then 

receives secondary treatment through the grassed swales in the detention 

basin.    

 

Outdoor Storage Materials 

There is no outdoor storage of open materials.  All garden supplies such as 

topsoil and mulch are in bags, and therefore protected from the natural 

elements.  In addition, fertilizers, pesticides, herbicides and other toxic 

home and garden products are all stored in small quantity containers or 

bags.  Storage of all such materials will be within a covered area and over 

a concrete floor allowing clean-up of any spills or leakage with no 

discharge to the environment.  The Garden Center area includes a drive 

thru feature so that trained personal will load materials.  No fertilizers, 

pesticides, herbicides or other toxic home or garden products will be sold 

from the outdoor storage area.  Moreover, the storage of bagged goods 

outside is surrounded by fencing and brick. 
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C. Potential Mitigation Measures 

 
Outparcel Development 

 
Any outparcel development will require their own water quality treatment 

and on site detention before discharging to the storm sewer system on the 

access road that conveys water to Sawyer Creek.  The storm sewer system 

on this access road has been oversized by 50% to accommodate future 

development.  The existing site runoff rate is 39.3 cfs and the proposed 

overall site discharge is 37.2 cfs so there is still 2.1 cfs left for outparcels 

to discharge without exceeding existing condition runoff rates.  

 
Storm Water Mitigation Measures 

 
The new storm sewer system on the access road to Niagara Falls 

Boulevard will be sized to collect stormwater runoff from the roadway and 

will include 50% additional capacity to carry additional runoff from the 

proposed outparcels after development.  10% of existing runoff flow for 

each proposed sub area was added to the capacity for the pipe.  Outparcel 

development will need to limit the outflow quantity and provide water 

quality treatment in compliance with current SPDES permit requirements.  

 
Mitigation Alternatives 

 
Multiple alternatives for stormwater mitigation and management were 

investigated.  Some are feasible alternatives for the site and some are not. 

However, the proposed basin is the best option to meet the desires of the 

City government, NYSDEC regulations, and the project sponsor’s desire for 

a treatment facility that is effective, environmentally friendly while also 

being easy to monitor and maintain.   

 

One alternative to reducing the runoff would be an infiltration basin.    This 

is not a feasible alternative because the soils have poor permeability and 

the site has a relatively high water table.  There will be some infiltration 
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into the upper soil elevations as stormwater sheet drains over lawn areas 

but infiltration is impossible at lower elevations.   

 

Another alternative is to construct underground detention.  Underground 

detention is a feasible alternative however a detention basin is a more 

practical and environmentally friendly design for a number of reasons.  

The detention basin provides grassed swales which provide water quality 

treatment for water flows.  Also, underground detention units are not 

frequently maintained and sediment collects more easily in them.  A basin 

on the other hand is more efficient and can be maintained on a more 

frequent basis.   

 

Another option for decreasing the basin size is to create a wetland 

stormwater treatment area.  This option is not feasible for several reasons.  

First, a very large wetland area would be needed to provide adequate 

stormwater treatment.  This area would likely be four times the proposed 

water detention area.  Second, the grades of the site do not allow positive 

drainage from the site to a wetland area and the high ground water table 

at the site would flood the wetland area.  Further, this alternative does not 

meet the City of North Tonawanda’s goals as expressed through the City 

Engineer’s request that stormwater management is not provided by a wet 

pond.  Creating an extensive wetland area would be contrary to this goal.    

 

Another alternative to decrease the runoff and basin size is to increase 

pervious area on the site.  This option is restricted by the facility and 

number of parking spaces to provide adequate parking for the Wal-Mart 

Supercenter.  However, the site plan provides substantial green areas that 

will aid in reducing runoff from the site.  

 
 
 
 
Wetland Impact Mitigation 
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In an effort to minimize impacts to the wetlands present on the site the 

building and associated parking areas and driveways have been located to 

provide the least possible impact to these environmentally sensitive areas 

on the site.  An impact of 0.06 acres to the wetlands in the northeast 

section of the site will result from the construction of the new dedicated 

access roadway from Niagara Falls Boulevard.  The access roadway is 

needed to provide egress from the Wurlitzer Building and the outparcels to 

Niagara Falls Boulevard.  The access roadway in this location provides the 

most efficient and effective path to serve the project sponsor and the 

adjacent businesses.   

 

According to the Nationwide 39 permit regulations at the time the 

application was submitted (December 2006); if wetland impacts are 

proposed less than 0.10 acres of a potentially federally jurisdictional 

wetland area, the project may proceed without the need for pre-

notification to the U.S. Army Corps of Engineers.  The wetland that will be 

impacted is isolated with no connectivity to federal waters.  Therefore, it is 

the project sponsor’s wetlands consultant’s professional opinion that the 

wetland is not subject to the U.S. Army Corps of Engineers regulations.   As 

previously noted there will be no impact to the larger wetland areas (#2 

and #3 per the report) located in the southwest section of the site.  

Outparcel development in the locations of these wetland areas would 

need to comply with USACE regulations if any impact to the wetlands is 

proposed on these sites at a later date. 

 
 
Snow Runoff Mitigation 

 
The basin has plenty of capacity to accommodate snow runoff therefore 

there are no limitations on snow storage from a drainage standpoint.  The 

Site Plan shows the location where snow will be stored.  
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Construction Runoff Mitigation 
 

A Stormwater Pollution Prevention Plan will be prepared in accordance 

with the NYSDEC General Permit GP-02-01 requirements.  When 

implemented, the Stormwater Pollution Prevention Plan will result in the 

site construction having a negligible impact on surface waters.  The 

Stormwater Pollution Prevention Plan proposes filtration and a sediment 

basin for treatment of construction sediment before it leaves the site.  

Additional measures are proposed to prevent sediment from leaving the 

site. Refer to the Stormwater Management Report and Preliminary Erosion 

and Sediment Control Plan included as Appendix H.  

 

 

3. Impact on Air Quality 

 

A. Summary 

 

The construction of the proposed Wal-Mart facility will not have a significant 

impact on air quality.  Site impacts that could affect air quality will largely 

result from standard diesel fueled delivery truck and vehicular traffic 

emissions.  Trucks are not allowed to idle on-site longer than 5 minutes so 

emissions will be as minimal as possible.  Eventual outparcel developments 

would be consistent with general commercial business and would be subject 

to all federal, state and local air quality standards.  Thus a significant impact 

from the outparcels is not anticipated.   

 

B. Scoping Concerns and Impacts 

 

The existing air quality at the Proposed Site is much better than national 

standards and the relatively small increase to traffic volumes associated with 

the project (as compared to the total traffic volume in the region) will not 
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produce a measurable change in air quality levels.  For comparison purposes, 

a large development project in Victor, NY (over 400,000 sq ft of commercial 

space) that has 2,350 maximum vehicle trips indicated no air quality 

violations.  The maximum increase in CO levels in 2005 resulting from the 

vehicle trips generated by the Victor project were projected to be 5.2 ppm of 

CO for the 1-hour values and 2.2 ppm of CO for the 8-hour values.  The 

increase in CO levels still results in levels significantly below NAAQS.  It should 

be noted that the average CO levels for this project are anticipated to be lower 

than the comparable Victor project CO levels.  This is mainly due to lower 

levels of service and higher traffic volumes experienced at the Victor project 

intersections causing more CO emissions from vehicles.  In conclusion, the 

vehicle trips generated by the proposed project will not have a significant 

impact to air quality.   

 

All demolition of existing structures, cleanup of the site, and construction of 

the proposed project are subject to federal, state and local guidelines that 

protect the surrounding area from the potential release of hazardous 

materials.  As these measures will be strictly adhered to, there is no 

anticipated impact to the surrounding community. 

 

 

C. Potential Mitigation Measures 

 

Mitigation measures for minimizing air quality impacts are largely related to 

policies and procedures already in place by federal, state and local agencies, 

as well the project sponsor, which will be adhered to during the demolition 

and construction phases. These include the anti-idling policy for trucks, and 

NYSDEC regulations for site cleanup.  All construction and demolition 

activities are required to comply with NYSDEC standards and are subject to 

monitoring by involved agencies.   
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4. Impact on Aesthetic Resources 

 

A. Summary 

 

Aesthetic Features of Architecture 

The project sponsor has developed a design which will complement the 

architectural vernacular of the surrounding buildings.  The proposed Wal-Mart 

building design has taken its inspiration from buildings within the City of North 

Tonawanda community and those adjacent to the Proposed Site.   

 

The primary design of the building is based upon the architectural features of 

the Wurlitzer Building.  The Art Deco style of the Wurlitzer Building has many 

distinctive features and elements that have been used to develop the Wal-

Mart building façade.  These elements include ornate brick work, large 

parapets with heavy cornices, stone medallions and pre-cast ornamentation.  

The project sponsor feels that these design features will increase the 

character and overall appeal of this project.   

 

The front elevation of the Wal-Mart building will be finished with a brick-like 

material called Quik-brik which will allow the finished building to have the 

same color and texture as the Wurlitzer building.  The proposed building will 

also contain Art Deco detailing of a large water table constructed with a split 

face block to simulate a heavy stone base as seen in Figure IV-4   
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The raised parapet with its stepped cornice has been incorporated to allow for 

variation in the roof lines and to complement the massing of the building.  

EIFS (a synthetic stucco finish) will be used to simulate the large steel framed 

windows found on the Wurlitzer Building.  The scale of the façade is broken up 

with the addition of several setbacks and variation in the use of building 

materials.  Each entry of the building is defined separately by accent columns 

on either side.  The project sponsor is also proposing the use of building 

mounted accent lighting in keeping with the Art Deco style.  

 

In addition to multiple building upgrades detailed above, the project sponsor 

has also raised the height of the parapet wall around the entire building in 

order to provide screening for the roof top HVAC units as shown in Figure IV-5.   

Figure IV-4 
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The trash compactors will also be screened by an 8’ tall split face block wall 

which will match the color and texture of the Wal-Mart building.  The block wall 

will also serve to mitigate noise and any vibrations that may originate from 

these units.  Details of these building elements are provided in Appendix J.  

The Garden Center will feature ornamental metal panels set between brick 

piers and will extend beyond the Garden Center to enclose an area for 

seasonal storage of plan material.   

 

Visual Impact and Surrounding  Viewpoints 

There are (6) viewpoints of the Proposed Site from surrounding areas that 

were identified during the scoping process for the Environmental Impact 

Statement:     

1. Erie Avenue near the proposed second entrance; 

2. Intersection of Erie Avenue and Leah Drive; 

3. Wurlitzer Drive near Bluebird Drive; 

4. Niagara Falls Boulevard near the proposed main driveway; 

5. North end of Lyric Avenue;  

6. End of Kingston Avenue 

Figure IV-5 
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Photographic simulations of the project demonstrating the future views of site 

form each of these viewpoints are included in Appendix J and as Figure IV-6.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Proposed Site consists of undeveloped areas and aging buildings that are 

no longer being utilized.  Views 1 and 2 in Figure IV-6 from Erie Avenue 

illustrate the back and side profile of the proposed Wal-Mart building, which is 

currently an undeveloped portion of the Proposed Site.  There will also be a 5’ 

earth berm and landscaping along Erie Avenue to provide a visual screening 

of the proposed Wal-Mart building and increase the amount of greenspace on 

the Proposed Site.   

 

The visual impact of the front and back of the proposed Wal-Mart building as 

evidenced in Views 3 and 4 in Figure IV-6 will be minimal.  The storefront is 

Figure IV-6 
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substantially set back from Niagara Falls Boulevard and is also obscured by a 

stand of existing mature trees.  The back of the building is also substantially 

set back from Wurlitzer Drive and is partially buffered by the continuation of 

the 5’ landscaped berm around the back of the Proposed Site.   

 

View 5 in Figure IV-6 from Lyric Avenue further shows that the front of the 

Wal-Mart building is relatively hidden.  As previously mentioned, an existing 

stand of mature trees east of the parking lot will remain and a variety of 

additional trees will be planted in the area as well.  

 

The photo simulation from Kingston Avenue illustrates the extensive visual 

screening that is proposed to buffer the neighborhood from any visual or 

noise impacts.  An 8’ earth berm with various tree and shrub plantings is 

proposed around the easternmost portion of the Proposed Site to help 

preserve the Kingston Avenue neighborhood setting.   

 

A landscaping plan and maintenance plan has been provided to the City and 

its consultants for their review.  The landscaping plan is included in Appendix 

C as is the maintenance plan.    

           

Signage 

A final signage plan has not been developed for the Proposed Site since it will 

depend, in part on the building architectural treatment preferred by the City.  

However, signage that is typically proposed for Wal-Mart buildings is shown on 

the proposed building elevation in Appendix J.  In addition, a signage plan is 

included in Appendix J.    The project sponsor will work with the planning 

commission to finalize the signage for the site.  
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Landscaping  

A substantial effort has been made by the applicant in “shielding the 

proposed project” from adjacent land areas.  A 5 foot berm has been installed 

along Erie Avenue, and to the west to of the building.  In addition, an 8’ high 

berm has been incorporated to shield the northerly portion of Kingston 

Avenue  This berm is approximately 60 feet north of the Kingston Avenue 

property limits.  This allows the existing trees to be preserved directly north of 

the residential area.  Extensive landscaping has been provided for the project.   

 

As outlined in the City’s latest development guidelines, trees and shrubs that 

are native to the area have been incorporated on the site.  The applicant has 

adhered to the landscape plan requirements of one tree per thousand feet of 

landscaped area. 

 

In addition, the interior landscape areas of 10% and overall landscape area of 

25% have been met.   Detailed calculations can be found on the landscape 

plan in Appendix C.    

 

Multiple plantings have been included on the large islands in the interior 

landscaped areas.  However, since the large grass islands that cross the site 

are used for pretreatment of the stormwater entering the closed drainage 

system, no plantings have been provided there.  Areas further to the east of 

the parking lot limits are proposed to be grassed and seeded.   

 

Although fencing and other “barrier treatments” were considered for the site, 

the berm and landscaping were deemed to be the most environmentally 

friendly and most aligned with the City’s landscape plan requirements which 

state, “The standard may be met by using various techniques such as plant 

materials, earthen berms, or accommodations thereof as approved by the 

Planning Commission.  Vegetation is the preferred screening device.”  In 
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addition, the majority of the residents preferred the berm and landscaping in 

lieu of a fence and landscaping concept.  The applicant was not able to meet 

the 30% shade requirement for the parking area.  To meet the requirement, 

the applicant would have to vastly increase the total parking by approximately 

35%.  This does not meet the environmental goals of the City Planning 

Commission or the applicant.  A request for a variance will submitted to the 

City of North Tonawanda Zoning Board of Appeals.    

 

Site Lighting  

The proposed site lighting has been designed to provide a safe environment 

for the applicant’s customers while minimizing light emission beyond the 

property line.  The site swill have interspersed 24 foot high flat lenses vertical 

cutoff fixtures.  These fixtures direct lighting downward. The proposed lighting 

conforms to Dark Sky compliant lighting standards. 

 

No light emissions leave the site property and are completely contained on 

site.  This results in an average lumen (illumination) rating of 2.8 within the 

parking lot area.  This is substantially lower than average parking areas that 

often surpass 5.0 lumens.  In order to achieve this result, the applicant will 

need to install substantially more lighting fixtures.  The berms that are 

provided near Kingston Avenue and Erie Avenue will further reduce light 

emissions from the site. 

 

In addition, the proposed access roadway has proposed lighting fixtures at 

approximately 150’ interval spacing along the south side of the roadway 

adjacent to the sidewalk.  These fixtures provide more illumination due to fact 

that they are further way from residential areas and will provide lighting for 

the access roadway. 
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Parking and Access 

The site has been designed to provide a total of 970 parking spaces.  There 

are both diagonal and perpendicular parking spaces, which are all 18 feet by 

9.5 feet.  There are one-way drive aisles that are 20 feet wide as well as two-

way drive aisles that are 25 feet wide.  The loading areas include a total of 6 

loading docks.  All loading areas have been designed to accommodate WB-67 

tractor trailers. 

 

The access driveway to Erie Avenue is a total of 28 feet wide (2 lanes), and 

the access driveway from Niagara Falls Boulevard is a total of 36 feet wide (3 

lanes). 

 

 

B. Scoping Concerns and Impacts 

 

The Site lighting design was summarized in part A of this section.  As 

previously noted, there will be no offsite light spillage.   To reduce glare from 

headlights leaving the Erie Avenue access point, a mulched island with 

coniferous Shrubs will be installed.  

 

The berm location and height have been described in part B of this section.  

The details of the berm can be found on the landscape plan.  The proposed 

berm, consists of grass area over a 4 inch topsoil layer.   The berm will be 

constructed of standard embankment fill as defined by NYSDOT.  The sides of 

the berm will not  exceed a 3:1 ratio so that maintenance can be performed.   

 

There will be no impact to the existing Wurlitzer Gardens at the frontage of the 

Wurlitzer Building.   
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C. Potential Mitigation Measures 

The proposed Wal-Mart Building incorporates many design features that 

reduce the scale of the building façade.  As discussed in detail in part A of this 

section, the use of architectural elements such as variations in setbacks 

along the front of the building, different building materials and building 

mounted lighting all play a role in breaking up the appearance of large blank 

expanses of walls.  Moreover, the overall design of the Wal-Mart Building was 

largely inspired by the venerable Wurlitzer Building, as well as other buildings 

within the community.  The project sponsor believes that its unique design will 

icomplement the surrounding areas and set the benchmark for future 

development in the City.          

 

Outparcels 

The project sponsor has considered measures to encourage the development 

of the outparcels to incorporate elements such as: reduce the impacts of the 

sites, utilize existing stormwater facilities, utilize interior access only, and 

promote complimentary building design.  However, these measures are 

infeasible.  There are currently no proposals in place for the outparcels.  While 

certain development scenarios have been taken into consideration for 

purposes of traffic impact and stormwater management impacts analysis, it is 

impossible to determine what use will eventually be made of the outparcels.  

Any outparcel development will be subject to SEQRA and site plan review by 

the Planning Commission and other involved agencies.  It would be more 

appropriate to impose such conditions and restrictions during these 

processes in connection with an actual proposed project.  Any conditions 

imposed at this time would be hypothetical in nature and would be imposed 

without having the benefit of the actual project details.  Further, two of the 

outparcels will not be under the project sponsor’s ownership or control.  

Therefore, it would be infeasible to place restrictions on such outparcels.  As 

previously mentioned, the Planning Commission and other involved agencies 

can impose restrictions and conditions that accomplish the above referenced 
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goals in connection with site plan approval and SEQRA review of an actual 

proposal for outparcel development.    

 

The landscaping has been designed to meet the City’s landscape 

requirements.  The large grass islands will serve as a water quality pre 

treatment area per the City Engineer’s request.  Given that water will 

accumulate in these “lipped grass area,s” landscaping is not feasible.   

 

Site lighting has been designed along the Access roadway to Niagara Falls 

Boulevard.  As previously noted, the lighting has been designed to provide 

more illumination along the roadway for safety purposes.  For lighting in the 

parking areas and closer to the proposed building, please refer tosee part B of 

this section. 

 

 

Alternative Sign Designs 

The project sponsor has submitted a proposed sign package to the City and its 

consultants for their review.  As previously discussed, the sign package will 

depend in large part on the building design agreed upon between the 

Planning Commission and the project sponsor.  The project sponsor is willing 

to discuss reasonable alternative sign packages with the Planning 

Commission to ensure that the sign package meets both the City’s objective 

of avoiding adverse visual impacts and the project sponsor’s objectives of 

properly and safely identifying the Wal-Mart Supercenter and the various uses 

within, to the maximum extent practicable.   

 

Mature trees within the site have been avoided to the extent practical. The 

berm adjacent to Kingston Avenue has been moved 60 feet to the north to 

preserve the larger trees clusters.  In addition, the largest trees have been 

preserved.   
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Further details regarding landscaping and screening are provided in Appendix 

C.  

 

 

5. Impact on Transportation  

 

A. Summary 

A summary of the transportation system and potential impacts is provided 

below.  A full Traffic Impact Study is included as Appendix K.  

 

The proposed Wal-Mart Supercenter will have vehicle access to both Erie 

Avenue and Niagara Falls Boulevard.  There will also be an emergency access 

drive to Wurlitzer Drive at the location of the existing Bluebird Drive.  The new 

access road to Niagara Falls Boulevard will serve as a primary access route 

for both the Wal-Mart Supercenter and the adjacent Wurlitzer Business Park.  

The existing main entrance to the Wurlitzer Business Park, located 

immediately north of the proposed access road location, will be severed from 

Niagara Falls Boulevard.  In addition, the existing Wurlitzer Business Park 

access routes from Melody Lane and Lyric Avenue will be eliminated.  A new 

traffic signal is proposed for the intersection of Niagara Falls Boulevard and 

the new access road.  All trucks servicing the Wal-Mart Supercenter will be 

directed to the Niagara Falls Boulevard access point for both ingress and 

egress. 

 

The project sponsor anticipates that the proposed access road to Niagara 

Falls Boulevard will be a dedicated roadway to serve the Wal-Mart 

Supercenter, the future outparcels, and the Wurlitzer Business Park.  If this 

concept is not accepted by the City of North Tonawanda Common Council, 
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then the roadway would become a nonexclusive right-of-way for all adjacent 

parcels. 

 

The proposed site driveway to Erie Avenue will coincide with the location of an 

existing driveway that was formerly the Bluebird Bus Facility and the Melody 

Fair Theater.  This driveway will utilize an existing at-grade crossing with the 

CSX Railroad line.   This location has been selected for the Wal-Mart driveway 

because CSX policy prohibits the construction of any new at-grade crossings 

at their railroad lines.  This has been confirmed through discussions with CSX 

personnel.  Consequently, any shifting of the proposed driveway location is not 

feasible. 

 

The proposed driveway to Wurlitzer Drive will be utilized for emergency traffic 

and will provide access to two future-build outparcels adjacent to Wurlitzer 

Drive.  The emergency entrance will be gated just beyond the outparcels in 

order to prevent entry by through traffic. 

 

The outparcels adjacent to the Wal-Mart site have no development plans at 

this time.  To present a worst case analysis, this study included a scenario in 

which all of the outparcels would be fully developed at the same time as the 

Wal-Mart Supercenter.  All access to the outparcels would be from within the 

project site with no additional driveways to Niagara Falls Boulevard or Erie 

Avenue.  The following uses were assumed for the outparcels: 

(1) Fast-Food Restaurant With Drive-Thru Window – 3,000 gross square 

feet 

(2) Fast-Food Restaurant Without Drive-Thru Window – 3,000 gross 

square feet 

(3) Sit-Down Restaurant – 5,000 gross square feet 

(4) General Retail Space/Shopping Center – 37,250 gross square feet 
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In addition to each of the Proposed Site access points, the traffic impacts at 

the following existing intersections were evaluated: 

Niagara Falls Boulevard at: 

• Erie Avenue and Shawnee Road 

• Melody Lane 

• Ohio Avenue 

• Ruie Road 

Erie Avenue at: 

• Strad Avenue 

• Ellwood Avenue and Lyric Avenue 

• Linden Avenue 

• Eddy Drive 

• Leah Drive 

• Wurlitzer Drive 

• Walck Road 

• Twin Cities Highway, Division Street and Wheatfield Street 

 

The available sight distances from each of the Proposed Site driveway 

locations exceed the minimum sight distance criteria recommended by the 

NYSDOT for both passenger cars and trucks.   

 

The NYSDOT has estimated the Average Annual Daily Traffic (AADT) volumes 

on area roadways to be as follows: 

Location                                                     Year           AADT 

Niagara Falls Boulevard – 100 ft N. of Ohio Avenue           2004        24,400 

Erie Ave -  0.1 Mile N. of Sherwood Avenue                   2005        12,800 

 

Traffic volume counts were taken by FRA Engineering at the following 

intersections in late 2006 and early 2007: 
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Niagara Falls Boulevard at: 

• Erie Avenue and Shawnee Road 

• Melody Lane 

• Main Driveway to Wurlitzer Business Park 

• Ohio Avenue 

• Ruie Road 

Erie Avenue at: 

• Strad Avenue 

• Ellwood Avenue and Lyric Avenue 

• Linden Avenue 

• Eddy Drive 

• Leah Drive 

• Wurlitzer Drive 

• Walck Road 

• D’Angelo Drive 

• Twin Cities Highway, Division Street and Wheatfield Street 

• Melody Lane at Lyric Avenue 

 

The traffic counts were taken during the weekday morning, weekday 

afternoon, and Saturday peak traffic periods.  The amount of traffic to be 

generated by the proposed project was estimated by using vehicle trip rates 

provided by Wal-Mart officials.  These rates are higher, and thus more 

conservative, than the rates documented by the Institute of Transportation 

Engineers. Vehicle trip projections were also made for each of the outparcels 

adjacent to the Wal-Mart site.  Table 1 summarizes the vehicle trip projections 

for the proposed Wal-Mart Supercenter and for each of the assumed uses on 

the outparcels. 
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It was estimated that 46% of the site traffic would come from the southwest 

on Erie Avenue; 20% from the south on Niagara Falls Boulevard; 23% from the 

northwest on Niagara Falls Boulevard; 8% from the north on Shawnee Road; 

and the remainder from residential areas adjacent to the Proposed Site.  

 

Consideration was also given to the impact that the proposed Meadow Drive 

Extension would have on the Wal-Mart trip distributions.  It was estimated that 

the Meadow Drive Extension would carry 8% of the site-generated traffic, of 

which 6% would be diverted from Walck Road and 2% from Ruie Road.  The 

remainder of this analysis did not include the Meadow Drive Extension 

because it is not expected to be constructed until at least a year after the Wal-

Mart Supercenter opens for business. 

 

The outbound site-generated traffic was distributed to the highway system 

under two alternative scenarios, one with a left turn prohibition from the 

driveway to Erie Avenue and the other without a left turn prohibition.   

Table 1 – Trip Generation Table 

AM Peak PM Peak SAT Peak 
Land Use Size 

Enter Exit Enter Exit Enter Exit 

Wal-Mart Supercenter 185,312 SF 213 196 437 452 569 537 

Retail Expansion 
(Northeast Outparcel) 37,250 SF 16 10 58 62 85 79 

High Turnover 
Sit-Down Restaurant 
(Northeast Outparcel) 

5,000 SF 30 28 34 21 63 37 

Fast Food Restaurant 
w/ Drive Thru 

(Southwest Outparcel) 
3,000 SF 81 78 54 50 89 89 

Fast Food Restaurant 
w/o Drive Thru 

(Southwest Outparcel) 
3,000 SF 79 52 40 38 80 84 

Total 233,562 SF 419 364 623 623 886 826 
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A Level of Service analysis was conducted for key intersections by using the 

Synchro (Version 7) Traffic Modeling Software.  The intersections located in 

the immediate vicinity of the project site were modeled as a single integrated 

network.  These include all intersections listed above except for Niagara Falls 

Boulevard at Ohio Avenue; Niagara Falls Boulevard at Ruie Road; Erie Avenue 

at Walck Road; and Erie Avenue at the Twin Cities Highway.  The impacts of 

the site-generated traffic were determined by comparing the Levels of Service 

for year 2008 background traffic with those for year 2008 total traffic.  

Mitigation measures were considered where any Level of Service reductions 

were identified for any traffic movements as a result of adding the site-

generated traffic.  

 

Below in Tables 2-11 are summaries of the LOS at the critical intersections.  

The right hand column noted as “Total - Mitigation” represents the improved 

service after construction improvements have been implemented. Details of 

those proposals are discussed in more detail in the potential mitigation 

measures section.   

 

Table 2:  Proposed Driveway at Niagara Falls Blvd. 

Niagara Falls Boulevard at Proposed Wal-Mart Driveway 
Total – No Outparcels 

(unsigalized) 
Total – With Outparcels 

(unsignalized) 
Total – Mitigation 

(signalized) 

Left Prohibited Left Permitted Left Prohibited Left Permitted No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT   AM PM SAT AM PM SAT 

Wal-Mart 
Driveway 
    Eastbound 
         Left Turns 
         Right Turns 
 
Erie Avenue 
     Northbound 
         Left Turns 
         Throughs 
 
     Southbound 
         Throughs 
         Right Turns 
 
Intersection 
Overall 

 
 
 

E 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

D 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

F 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

E 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

D 
B 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

F 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

F 
D 
 
 
 

C 
- 
 
 
- 
- 
 
- 

 
 
 

E 
C 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

F 
E 
 
 
 

C 
- 
 
 
- 
- 
 
- 

 
 
 

F 
C 
 
 
 

C 
- 
 
 
- 
- 
 
- 

 
 
 

E 
B 
 
 
 

B 
- 
 
 
- 
- 
 
- 

 
 
 

F 
C 
 
 
 

C 
- 
 
 
- 
- 
 
- 

 
 
 

D 
B 
 
 
 

A 
A 
 
 

A 
A 
 

A 

 
 
 

D 
A 
 
 
 

A 
A 
 
 

A 
A 
 

A 

 
 
 

D 
A 
 
 
 

A 
A 
 
 

A 
A 
 

A 

 
 
 

E 
B 
 
 
 

B 
A 
 
 

A 
A 
 

B 

 
 
 

D 
A 
 
 
 

A 
A 
 
 

A 
A 
 

A 

 
 
 

D 
A 
 
 
 

C 
A 
 
 

B 
A 
 

B 

Key:  Letters represent Levels of Service 
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Table 3:  Erie Avenue at Proposed Driveway 

 

Table 4:  Wurlitzer Driveway at proposed Driveway 

 
 
 
 
 
 
 
 
 
 
 

 

 

 Table 5:  Erie Ave at Wurlitzer Ave 

Erie Avenue at Proposed Wal-Mart Driveway 

Total – No Outparcels Total – With Outparcels Total – Mitigation 
(unsignalized) Total – Mitigation – With Train 

Left 
Prohibited 

(unsignalized) 

Left 
Permitted 

(signalized) 

Left 
Prohibited 

(unsignalized) 

Left 
Permitted 

(signalized) 
No Outparcels With 

Outparcels No Outparcels With Outparcels Approach 

AM P
M 

SA
T 

A
M 

P
M 

SA
T 

A
M 

P
M SAT A

M 
P
M 

SA
T 

A
M PM SAT AM PM SAT AM PM SAT AM PM SAT 

Wal-Mart Driveway 
    Eastbound 
         Left Turns 
         Right Turns 
 
Erie Avenue 
     Northbound 
         Left Turns 
 
     Southbound 
         Thru + Rights 
 
Intersection 
Overall 
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B 
 
 
 

A 
 
 
- 
 
- 

 
 
- 
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A 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

A 
 
 
- 
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C 
A 
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A 
 

A 

 
 

C 
A 
 
 
 

F 
 
 

A 
 

F 

 
 

C 
A 
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D 
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C 
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- 
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- 

 
 
- 
C 
 
 
 

A 
 
 
- 
 
- 

 
 

C 
A 
 
 
 

B 
 
 

A 
 

A 

 
 

C 
B 
 
 
 

F 
 
 

B 
 

F 

 
 

C 
A 
 
 
 

F 
 
 

A 
 

F 

 
 
- 
B 
 
 
 

A 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

B 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

A 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

A 
 
 
- 
 
- 

 
 
- 
D 
 
 
 

B 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

B 
 
 
- 
 
- 

 
 
- 
D 
 
 
 

D 
 
 
- 
 
- 

 
 
- 
C 
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- 
 
- 

 
 
- 
C 
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- 
 
- 

 
 
- 
D 
 
 
 

F 
 
 
- 
 
- 

 
 
- 
C 
 
 
 

F 
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- 

 
 
- 
C 
 
 
 

F 
 
 
- 
 
- 

Key:  Letters represent Levels of Service 

Wurlitzer Drive at Proposed Wal-Mart Driveway 

Total – Left Prohibited or Permitted Total – Mitigation 

No Outparcels With Outparcels No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Wurlitzer Drive 
    Eastbound 
         Left Turns 
 
Wal-Mart Driveway 
     Southbound 
         Left + Right Turns 

 
 

A 
 
 
 

B 
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B 
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A 
 
 
 

C 
Key:  Letters represent Levels of Service 

Erie Avenue at Wurlitzer Drive 
Total – Left Prohibited or 

Permitted Total – Mitigation 
Existing Background 

No Outparcels With Outparcels No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Wurlitzer Drive 
    Eastbound 
         Left Turns 
         Thru + Right Turns 
 
    Westbound 
         Left + Thru + Right 
 
Erie Avenue 
     Northbound 
         Left Turns 
         Thru + Right Turns 
 
     Southbound 
         Left Turns 
         Throughs 
         Right Turns 
 
Intersection Overall 
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Table 6:  Niagara Falls Blvd @ Shawnee and Erie Avenue 

 

 

Table 7:  Niagara Falls Boulevard at Melody Lane 

 

 

Table 8:  Niagara Falls Boulevard at Ohio Street 

 

Niagara Falls Boulevard at Erie Avenue & Shawnee Road 

Total – No Outparcels Total – With Outparcels Total – Mitigation 
Existing Background 

Left 
Prohibited 

Left 
Permitted 

Left 
Prohibited 

Left 
Permitted 

No 
Outparcels 

With 
Outparcels 

Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Niagara Falls Blvd. 
    Eastbound 
         Left Turns 
         Throughs 
         Right Turns 
 
    Westbound 
         Left Turns 
         Throughs 
         Right Turns 
 
Erie Avenue 
     Northbound 
         Left Turns 
         Throughs 
         Right Turns 
 
Shawnee Road 
     Southbound 
         Left Turns 
         Throughs 
         Right Turns 
 
Intersection 
Overall 
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E 
B 
 
 
F 
C 
B 
 
 
 

C 
F 
D 
 
 
 
F 
D 
A 
 

E 

 
 
F 
D 
B 
 
 
F 
E 
B 
 
 
 

C 
F 
B 
 
 
 
F 
C 
A 
 

E 

 
 

C 
C 
A 
 
 

F 
C 
A 
 
 
 

C 
F 
C 
 
 
 

F 
D 
A 
 

D 

Key:  Letters represent Levels of Service 

Niagara Falls Boulevard at Melody Lane 

Total – No Outparcels Total – With Outparcels Total – Mitigation 
Existing Background 

Left 
Prohibited Left Permitted Left 

Prohibited Left Permitted No Outparcels With 
Outparcels 

Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Melody Lane 
    Eastbound 
         Left Turns 
         Right Turns 
 
Niagara Falls Blvd. 
     Northbound 
         Left Turns 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

A 

 
 

C 
B 
 
 
 

B 

 
 

C 
C 
 
 
 

B 

 
 

C 
B 
 
 
 

A 

 
 

C 
B 
 
 
 

B 

 
 

C 
C 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
C 
 
 
 

B 

 
 

C 
B 
 
 
 

A 

 
 

C 
B 
 
 
 

B 

 
 

C 
C 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

D 
C 
 
 
 

B 

 
 

C 
C 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

A 

 
 

C 
B 
 
 
 

B 

 
 

C 
B 
 
 
 

B 

 
 

C 
A 
 
 
 

B 

 
 

C 
B 
 
 
 

B 
Key:  Letters represent Levels of Service 

Niagara Falls Boulevard at Ohio Street 
Total – Left Prohibited or Permitted Total – Mitigation 

Existing Background 
No Outparcels With Outparcels No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Ohio Street 
    Eastbound 
         Left + Right Turns 
 
Niagara Falls Blvd. 
     Northbound 
         Left Turns 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

A 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

A 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 

 
 

B 
 
 
 

B 
Key:  Letters represent Levels of Service 
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Table 9:  Niagara Falls Boulevard at Ruie Road 

 

 

 

 Table 10:  Erie Avenue at Walck Road 

 

 

Niagara Falls Boulevard at Ruie Road 

Total – Left Prohibited or Permitted Total – Mitigation 
Existing Background 

No Outparcels With Outparcels No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Ruie Road 
    Eastbound 
         Left + Right Turns 
 
Niagara Falls Blvd. 
     Northbound 
         Left Turns 
         Throughs 
 
     Southbound 
         Thru + Right Turns 
 
Intersection Overall 

 
 

C 
 
 
 

A 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

B 
A 
 
 

A 
 

A 

 
 

C 
 
 
 

A 
A 
 
 

A 
 

A 

 
 

D 
 
 
 

A 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

B 
A 
 
 

A 
 

A 

 
 

C 
 
 
 

A 
A 
 
 

A 
 

A 

 
 

D 
 
 
 

A 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

C 
A 
 
 

A 
 

A 

 
 

C 
 
 
 

B 
A 
 
 

A 
 

A 

 
 

D 
 
 
 

B 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

C 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

C 
A 
 
 

A 
 

B 

 
 

D 
 
 
 

A 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

B 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

B 
A 
 
 

B 
 

B 

 
 

D 
 
 
 

B 
A 
 
 

B 
 

B 

 
 

C 
 
 
 

C 
A 
 
 

A 
 

B 

 
 

C 
 
 
 

C 
A 
 
 

B 
 

B 

Erie Avenue at Walck Road 

Total – Left Prohibited or Permitted Total – Mitigation 
Existing Background 

No Outparcels With Outparcels No Outparcels With Outparcels Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Walck Road 
    Eastbound 
         Left Turns 
         Thru + Right Turns 
 
    Westbound 
         Left + Thru + Right 
 
Erie Avenue 
     Northbound 
         Left Turns 
         Thru + Right Turns 
 
     Southbound 
         Left Turns 
         Thru + Right Turns 
 
Intersection Overall 

 
 

D 
D 
 
 

B 
 
 
 

A 
B 
 
 

A 
B 
 

B 

 
 

D 
D 
 
 

C 
 
 
 

A 
B 
 
 

A 
B 
 

B 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
A 
 

B 

 
 

D 
D 
 
 

B 
 
 
 

A 
B 
 
 

A 
C 
 

C 

 
 

D 
D 
 
 

C 
 
 
 

A 
B 
 
 

A 
B 
 

C 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
A 
 

B 

 
 

D 
D 
 
 

B 
 
 
 

A 
B 
 
 

A 
C 
 

C 

 
 

E 
E 
 
 

B 
 
 
 

A 
C 
 
 

B 
C 
 

C 

 
 

C 
C 
 
 

B 
 
 
 

A 
B 
 
 

A 
B 
 

B 

 
 

E 
E 
 
 

B 
 
 
 

A 
B 
 
 

A 
C 
 

C 

 
 

F 
F 
 
 

B 
 
 
 

A 
C 
 
 

B 
C 
 

D 

 
 

D 
D 
 
 

B 
 
 
 

A 
B 
 
 

A 
B 
 

B 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
B 
 

B 

 
 

D 
B 
 
 

C 
 
 
 

A 
B 
 
 

A 
C 
 

C 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
A 
 

B 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
B 
 

B 

 
 

D 
B 
 
 

C 
 
 
 

A 
C 
 
 

B 
C 
 

C 

 
 

C 
C 
 
 

B 
 
 
 

A 
A 
 
 

A 
B 
 

B 
Key:  Letters represent Levels of Service 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-44 

 

 Table 11:  Twin Cities Highway & Division Street at Erie Avenue &  

 Wheatfield Street 

 

 

Erie Avenue has a 66-foot wide right-of-way.  The current pavement is 

approximately 40 feet wide.  To minimize traffic impacts a new left turn lane 

on the southbound approach to the new driveway has been proposed.  

However, there is insufficient right-of-way to construct an exclusive right turn 

lane to the site. 

 

The proposed driveway to Erie Avenue will cross the CSX Railroad at grade.  

CSX officials will determine what safety measures and traffic control features 

will be required at the crossing.  CSX is undergoing preliminary engineering 

review for an at-grade crossing at an existing location.  See Appendix K for 

details.   

 

Twin Cities Highway & Division Street at Erie Avenue & Wheatfield Street 

Total – Left Prohibited or Permitted Total – Mitigation 
Existing Background 

No Outparcels With Outparcels No Outparcels With Outparcels 
Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Wheatfield Street 
    Eastbound 
         Left Turns 
         Thru + Right Turns 
 
Erie Avenue 
    Westbound 
         Left Turns 
         Thru + Right Turns 
 
Division St./Twin Cities 
Hwy. 
     Northbound 
         Left Turns 
         Thru + Right Turns 
 
Twin Cities Highway 
     Southbound 
         Left Turns 
         Throughs 
         Right Turns 
 
Intersection Overall 

 
 

D 
D 
 
 
 

F 
D 
 
 
 
 

E 
C 
 
 
 

D 
C 
A 
 

D 

 
 

D 
E 
 
 
 

F 
D 
 
 
 
 

F 
C 
 
 
 

D 
B 
A 
 

D 

 
 

D 
E 
 
 
 

F 
D 
 
 
 
 

E 
C 
 
 
 

D 
B 
A 
 

E 

 
 

D 
D 
 
 
 

F 
D 
 
 
 
 

E 
C 
 
 
 

D 
C 
A 
 

E 

 
 

D 
E 
 
 
 

F 
D 
 
 
 
 

F 
C 
 
 
 

D 
B 
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D 

 
 

D 
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F 
D 
 
 
 
 

E 
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D 
B 
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E 

 
 

D 
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F 
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E 
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D 
C 
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E 

 
 

D 
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F 
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F 
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D 
B 
A 
 

E 

 
 

D 
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F 
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E 
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E 
B 
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D 
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E 
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D 
C 
A 
 

E 

 
 

D 
E 
 
 
 
F 
D 
 
 
 
 
F 
C 
 
 
 

D 
B 
A 
 

E 

 
 

E 
E 
 
 
 

F 
E 
 
 
 
 

E 
C 
 
 
 

E 
B 
A 
 

F 

 
 

C 
C 
 
 
 

D 
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E 
C 
 
 
 

E 
D 
A 
 

D 

 
 

C 
C 
 
 
 

D 
C 
 
 
 
 

E 
D 
 
 
 

E 
D 
B 
 

D 

 
 

B 
C 
 
 
 

C 
B 
 
 
 
 

E 
D 
 
 
 

E 
D 
B 
 

D 

 
 

B 
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D 
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E 
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E 
D 
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C 
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D 
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E 
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B 
 
 
 
 

E 
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D 
Key:  Letters represent Levels of Service 
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B. Scoping Concerns and Impacts 

The Scoping Document requested investigation of the possibility of eliminating 

site access onto Erie Avenue and providing a main access route from Bluebird 

Drive via Wurlitzer Drive.  This option is not viable as it would entail 

impractical changes to the site plan.  It would also result in a large traffic 

impact on the residential neighborhood served by Wurlitzer Drive.   

 

A Level of Service analysis was conducted for each of the side streets that 

intersect Erie Avenue from the Martinsville neighborhood.  These side streets 

consist of Strad Avenue, Ellwood Avenue, Linden Avenue, Eddy Drive, Leah 

Drive, and D’Angelo Drive.  The analysis of existing conditions for the weekday 

afternoon peak hour indicated deficient Levels of Service for outbound traffic 

from most of the side streets.  The analysis indicated that an outbound left 

turn prohibition should be imposed on the driveway to Erie Avenue.  This 

prohibition would eliminate the need for a new traffic signal, would reduce the 

amount of traffic along Erie Avenue between the driveway and Niagara Falls 

Boulevard, and would help to minimize the potential for new conflicting 

movements in this area.  A “No Left Turn” sign will be installed in conjunction 

with a channelized driveway design.  

 

Due to the deficient Levels of Service for Martinsville side streets and 

driveways, it is proposed to extend Wurlitzer Drive southeasterly from Erie 

Avenue for approximately 750 feet to D’Angelo Drive. This would allow 

vehicles, particularly left turning vehicles, to substantially reduce exit time 

onto Erie Avenue.  The property is currently owned by the City of North 

Tonawanda and City officials have verbally agreed to this concept.  The intent 

would be to provide a connection from the Martinsville neighborhood to an 

existing signalized intersection without the creation of a new traffic signal on 

Erie Avenue.  The proposed extension would have the following advantages 

over the other scenarios analyzed: 
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• No additional traffic signals would be added onto Erie Avenue. 

• By prohibiting outbound left turning traffic from the Wal-Mart site onto 

Erie Avenue, the northbound traffic volume on Erie Avenue between 

the driveway and Niagara Falls Boulevard is reduced.  This traffic would 

be redirected to use the main entrance on Niagara Falls Boulevard, 

which is a principal arterial highway with more excess capacity and 

fewer residences than Erie Avenue. 

• Motorists exiting the Martinsville neighborhood would have the option 

of diverting to the new roadway connection when there is heavy traffic 

on Erie Avenue. 

• The Wurlitzer Drive Extension is a logical and efficient extension of the 

existing street system.  The extension would create a fourth leg of the 

existing intersection of Erie Avenue and Wurlitzer Drive. 

• Overall delay would be reduced for side street left turns, while vehicle 

safety would be improved with a signalized access via the Wurlitzer 

Drive Extension. 

 

Table 12 provides a summary of the Analysis of the Erie Avenue side streets 

 

Table 12:  Erie Avenue at Martinsville Neighborhood side streets 

Erie Avenue at Martinsville Neighborhood side streets 

Total – No Outparcels Total – With Outparcels Total – Mitigation 
Existing Background 

Left 
Prohibited 

Left 
Permitted 

Left 
Prohibited 

Left 
Permitted No Outparcels With 

Outparcels 
Approach 

AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT AM PM SAT 

Strad Avenue 
     Westbound 
          Left + Right Turns 
 
Lyric Avenue 
      Eastbound 
          Left + Thru + Right 
 
Ellwood Avenue 
      Westbound 
          Left + Thru + Right 
 
Linden Avenue 
      Westbound 
          Left + Right Turns 
 
Eddy Drive 
      Westbound 
          Left + Right Turns 
 
Leah Drive 
      Westbound 
          Left + Right Turns 
 
D’Angelo Drive 
      Westbound 
          Left + Right Turns 

 
 

B 
 
 
 

C 
 
 
 

D 
 
 
 

D 
 
 
 

D 
 
 
 

D 
 
 
 

C 

 
 

B 
 
 
 

C 
 
 
 

F 
 
 
 

D 
 
 
 

F 
 
 
 

E 
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E 

 
 

C 
 
 
 

D 
 
 
 

F 
 
 
 

F 
 
 
 

F 
 
 
 

F 
 
 
 

F 

 
 

B 
 
 
 

C 
 
 
 

F 
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At the intersection of Niagara Falls Boulevard and Erie Avenue, geometric 

improvements do not appear to be practical due to right-of-way constraints 

and the proximity of the CSX Railroad and Sawyer Creek Bridge.   

 

Additional Levels of Service analysis was conducted for key intersections by 

evaluating a peak time period when a train uses the CSX Railroad line.  The 

analysis indicated long delays and queues on the approaches to the railroad 

crossing.  However, it is not appropriate to mitigate conditions under this 

scenario due to the infrequency that a train uses the line during a peak traffic 

period.  The train makes a maximum of one round train trip daily which may 

occur at any time of the day based on demand, not necessarily during the 

peak traffic periods.  No trains use the line on weekends.  Motorists find other 

alternate routes when presented with a train crossing.  

 

The proposed Wal-Mart Supercenter will generate periodic truck traffic for 

deliveries.  A Wal-Mart Supercenter typically generates approximately 5-7 Wal-

Mart tractor trailer deliveries per day, as well as smaller truck deliveries from 

individual vendors .  Most deliveries take place between the hours of 7:00 AM 

to 8:00 PM.  The average turn-around time is about 3 hours.  In accordance 

with New York State law, trucks will not be idling on the property.  All trucks 

will be directed to enter and exit the access road to Niagara Falls Boulevard.  

They will traverse the north side of the building.  “No truck” signs shall be 

posted at the other entrances from Erie Avenue and from Wurlitzer Drive. 

 

Erie Avenue is not on a public transit route.  Niagara Falls Boulevard is on 

“MetroLink” Route #200, which is a limited-service route operated by the 

Niagara Frontier Transportation Authority (NFTA) to serve customers from 

outlying communities.  Recently the NFTA has requested that their bus routes 

be removed from Wal-Mart sites based on delays to bus schedules in the 

Western New York area.   



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-48 

 

Pedestrians walking to and from the Wal-Mart Supercenter will be 

accommodated by pedestrian signal heads, push-buttons and crosswalks at 

the new traffic signal on Niagara Falls Boulevard at the proposed access road.  

In addition, pedestrian walkway connections will be provided to the Wal-Mart 

Supercenter from Niagara Falls Boulevard, Erie Avenue, and Wurlitzer Drive.  A 

bicycle rack will be installed in front of the proposed building. 

 

Shifting the proposed access drive located on Erie Avenue to the northeast, 

allowing for alignment with Linden Avenue was also investigated as an 

alternative.  This alternative is not feasible because CSX has a policy strongly 

discouraging new at-grade crossings.  The CSX policy states “The railroad, in 

its commitment to employee and public safety, is firmly opposed to the 

establishment of any grade crossing. Both federal and state government 

policies discourage the creation of new grade crossings. In seeking to carry 

out this policy, both the U.S. Department of Transportation and state agencies 

have adopted programs to eliminate grade crossings by constructing bridges 

or by diverting traffic to existing overhead, sub-grade or at-grade crossings. 

CSX fully supports these policies and programs. We strongly urge you to find 

an alternate means of access - examine the prospect of providing a bridge - 

instead of applying for a grade crossing.” 

 

 

C. Potential Mitigation Measures 

The following is a summary of findings and recommendations prepared by 

FRA Engineering, to mitigate the anticipated impacts of the project traffic:   

 

Niagara Falls Boulevard at Proposed Access Road 

• The proposed access road to Niagara Falls Boulevard will consist of 

one inbound lane and two outbound lanes on the approach to Niagara 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-49 

Falls Boulevard.  The outbound lanes will be marked as one left turn 

lane and one right turn lane.   

• A new traffic signal will be installed at the intersection of Niagara Falls 

Boulevard and the proposed access road when the new Wal-Mart 

Supercenter opens for business.  The proposed traffic signal will 

include an advance green left turn arrow for inbound left turning 

vehicles from Niagara Falls Boulevard.  Vehicle detectors will be 

installed for outbound access road traffic and for the northbound left 

turn lane on Niagara Falls Boulevard.  The new traffic signal will be 

coordinated with the existing traffic signals at Erie Avenue to the south 

and Ruie Road to the north. 

• The existing two-way center lane on Niagara Falls Boulevard will be 

designated as an exclusive left turn lane on the northbound approach 

to the proposed access road.   

 

Erie Avenue at Proposed Site Driveway 

• The proposed driveway to Erie Avenue will should consist of one 

inbound lane and one outbound lane.  An outbound left turn 

prohibition will be posted on the driveway to Erie Avenue, along with a 

channelizing island.   

• An exclusive left turn lane will be provided on Erie Avenue approaching 

the Wal-Mart driveway from the southwest. 

 

Wurlitzer Drive at Proposed Site Driveway 

• The proposed driveway to Wurlitzer Drive will coincide with the existing 

Bluebird Drive.  It will consist of one inbound lane and one outbound 

lane.  Emergency gates near the rear of the proposed building will be 

installed.  The existing stop sign on the outbound approach to Wurlitzer 

Drive will remain.   
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Erie Avenue at Wurlitzer Drive 

• Wurlitzer Drive is proposed to be extended southeasterly from Erie 

Avenue to D’Angelo Drive.  Traffic signal faces and vehicle detection 

will be installed for the new Wurlitzer Drive approach to Erie Avenue.  

The Wurlitzer Drive extension will consist of one lane in each direction.  

• If the outparcels are developed, a green left turn arrow may be 

warranted for the northbound Erie Avenue approach to Wurlitzer Drive.   

 

Erie Avenue at Walck Road 

• The eastbound Walck Road approach to Erie Avenue will should be re 

striped from a one-lane approach to a two lane approach.  The new 

lane designations should consist of an exclusive eastbound left turn 

lane and a shared through/right turn lane. 

 

Erie Avenue at Twin Cities Highway, Division Street and Wheatfield Street 

• Adjustments to the existing traffic signal timing will be considered at 

the intersection of Erie Avenue at the Twin Cities Highway, Division 

Street and Wheatfield Street. 

 

 

6. Impact on Energy/ Utility Facilities 

 

A. Summary 

The proposed project requires electricity, natural gas, water for domestic 

use and fire suppression, as well as the need for storm and sanitary 

drainage.  The anticipated utility needs and providers are described below. 

 

1. Electric 

National Grid will be providing the estimated 2,654 kVA connected 

electric live load and 2,329 kVA diversified electric load needed at the 

facility.  Adequate service is available for the project according to a 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-51 

November 29th, 2006 memorandum from the supplier, which is 

included in Appendix J.   

 

2. Telecom 

Telecommunications services will be provided by Verizon, entering the 

rear of the building near Bluebird Drive.  Telephone and cable 

distribution systems and service lines will share the gas and electric 

supply trenches, where feasible.  All existing telecommunication lines 

will be abandoned and/or removed. 

 

3. Natural Gas  

Gas service will be supplied by National Fuel Corporation.  Natural gas 

will be used to provide fuel for the heating and cooling within the new 

facility as well as fuel for cooking and refrigeration equipment used in 

the store associated with food preparation, and storage.  The average 

demand for this facility is 12,503 MBH.  A portion of the existing gas 

lateral that runs along the north side of Bluebird Drive will remain and 

a new valve and service extension will be provided to the store. 

 

4. Water 

Separate water services will be needed for domestic water use and for 

the fire suppression system.  The fire suppression system will require a 

minimum demand of 1600 gpm at 47 psi and the domestic water will 

require 129 gpm at 45 psi for a total of 5,200 gallons per day.  The 

existing water service available to the site is currently insufficient for 

this fire suppression water demand.  Pumps will be constructed to 

provide adequate water flow and pressure. 

 

A portion of the 8” main that runs along the north side of Bluebird 

Drive to the access road will remain.  A proposed water lateral will 

circumvent the building and tie into the existing main along Bluebird 

Drive.  A water lateral is also proposed along the access road from 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-52 

Niagara Falls Boulevard that will connect to the circumvented 8” 

waterline surrounding the building and to the 10” watermain along 

Niagara Falls Boulevard.      

 

5. Wastewater 

Based on Wal-mart historical data, this building will produce 

approximately 4,680 gallons of domestic sewage per day.  A portion of 

the existing 8” sanitary sewer that runs along the north side of Bluebird 

Drive will remain.  The 10” sanitary sewer that flows north to south and 

connects to the main on Erie Avenue will also remain.  

 

Information on surface water and groundwater can be found in Section 

2 of this chapter.  

 

B. Scoping Concerns and Impacts 

 

1. Wastewater and Stormwater 

The proposed wastewater system has been designed to accommodate 

the anticipated domestic sewage of approximately 4,680 gallons per 

day.  The system collects the onsite waste and will be combined with 

the revised sewer line from the electronic business, and redirect along 

the access drive to Wurlitzer Drive.   

 

The proposed stormwater management and design meet the 

requirements of the NYSDEC regulatory permit, including preparation 

of a detailed Stormwater Pollution Prevention Plan (SWPPP).  The 

permit includes technical requirements for analysis, design, 

construction, and oversight of practices to control erosion, sediment 

transport, stormwater quality and stormwater quantity.  The proposed 

storm water management objective for the project is to collect the 

storm water run off from the newly developed/impervious areas and to 
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provide storm water quantity storage for up to a 100-year storm event, 

and to provide storm water quality treatment.  The proposed 

stormwater basin will hold the storm runoff during the rain/runoff 

event, then slowly discharge the volume over time to the existing 

roadside storm ditches and culverts.   The post stormwater discharge 

rate of 37.2 cfs will be less than the existing site runoff rate of 39.3 

cfs.  

 

2. Utility Locations 

Telephone service will connect through service provided near Bluebird 

Drive. 

 

To deliver the required electricity to the site, the existing above ground 

electric lines on the site will be removed and a proposed underground 

electric line will wrap around the south end of the building and connect 

to a pole on Kingston Avenue identified as #1462.  Overhead electric 

along the east side of the north south access road in the center of the 

site will also be removed.  At the south east section of the site the 

overhead electric line that extends from the access road to the east 

side of Lyric Avenue will be removed.  Overhead electric associated 

with the Melody Fair building will be removed.   The utilities will enter 

the new structure on the south side of the rear face of the building. 

 

3. Electrical Grid 

The impact on the grid is minimal since adequate electrical service 

capacity is currently available without modifications to the grid.  This 

information is based on approximate locations of electrical distribution 

facilities within the area and confirmation that adequate service is 

available to the site as provided by a letter from National Grid included 

in Appendix J. 
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4. Hydrant Locations 

Four new hydrants are planned to be located at approximately each 

corner of the new structure and along the new access roadway, which 

will meet the minimum requirements of the Fire Code of New York 

State for Fire Protection Water Supply. 

 

 

C. Potential Mitigation Measures 

 

A landscaped berm is planned for the eastern and southern side of the 

site that will range in height from 8 feet along the eastern side, adjacent to 

the residential areas and be reduced to 5 feet along Erie Avenue and 

around the south edge of the property to Bluebird Drive.  This berm has 

been located to minimize impacts to the existing trees adjacent to 

Kingston Avenue and avoid impacting utility facilities. 

 

As noted above, the electrical service will be provided to the site from the 

south end of Kingston Avenue and will be carried underground to the point 

of service entry on the rear, southwest side of the building. 

 

A booster pump will be required for the fire suppression and domestic 

water supply.  A Water Supply Site Survey Report and graphical 

representation of the existing water supply is attached in Appendix J. 

 

Wal-Mart utilizes high efficiency heating, ventilation and air-conditioning 

(HVAC) units.   Their units have a weighted Energy Efficiency Ratio of 

11.25.  This is a 10% increase over the industry standard, weighted 

average, efficiency guideline (ASHRAE 90-1).  These units are more 

efficient than required by the most stringent U.S. energy code (California’s 

Title 24).  
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Since most of the Wal-Mart Supercenters and Wal-Mart stores are open 

24 hours, the project sponsors utilize state-of-the-art Energy Management 

System to dim sales floor lighting to about 75% illumination during the 

evening and night hours. While barely noticeable to customers and 

associates, this program saves a substantial amount of energy. 

Furthermore, 90% of the facilities the project sponsor builds from the 

ground up include a daylight harvesting system (skylights, electronic 

dimming ballasts, computer controlled daylight sensors, etc). 

 

All new retail facilities utilize T-8 fluorescent lamps and electronic ballasts, 

which comprise the most efficient lighting system on the market. The 

project sponsor also utilizes “low mercury” lamps, the bulbs of which, 

unlike all other fluorescent lamps, are not considered to be hazardous 

material and can be disposed of in any landfill.  However, the project 

sponsor has chosen to voluntarily recycle these lamps out of concern for 

the environment. 

 

LED lighting is used for all internally-illuminated exterior building signage 

at nearly all new construction locations. With life of LEDs as long as 

100,000 hours, using LEDs provides an extended life span of 12 to 20-

plus years. This significantly reduces the need to manufacture and dispose 

of fluorescent lamps. 

 

7. Noise and Odor Impacts  

 

A. Summary 

 

Noise 

Noise is typically measured in units called decibels (dB), which are ten 

times the logarithm of the ratio of the sound pressure squared to a 

standard reference pressure squared. In this analysis, all measured noise 
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levels are reported in dBA or A-weighted decibels, which take into account 

level and pitch. Common noise levels in dBA are shown in Table 13. 

 

Table 13 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The proposed Wal-Mart project will generate some noise from various on-

site activities, as listed below: 

• Construction activities 

• Standard delivery trucks 

• Vehicular traffic 

• Refrigeration at loading docks 

• Trash compactors 

• Garbage collection 

• Parking lot maintenance (sweeping and/or snow 

removal) 

• HVAC units 

ACTIVITIES NOISE LEVEL 
(dBA) 

APPARENT 
LOUDNESS TYPICAL REACTION 

Military jet, air raid siren 130 64 times as loud Limited amplified speech 

Amplified rock music 110 16 times as loud Maximum vocal effort 

Jet takeoff at 1500 ft, train horn at 100 ft 100 8 times as loud - 

Freight train at 50 ft 95 - - 

Heavy truck at 50 ft, busy city street, loud 
shout 90 4 times as loud Very annoying, hearing damage 

(8 hours) 

Busy traffic intersection, highway 
construction site 80 2 times as loud Annoying 

Highway traffic at 50 ft, roadside traffic, 
train horn at 1500 ft, noisy restaurant 70 Base reference Telephone use difficult 

Predominantly industrial area, light car 
traffic at 50 ft, city or commercial areas, 
outdoor recreation, residential areas 
close to industry, noisy office 

60 1/2 as loud Intrusive 

Quiet office 50 1/4 as loud  Speech interference 

Suburban area w/ medium transportation 
density, kitchen/bathroom 40 1/8 as loud Quiet 

Public library, living/dining/bedroom 30 1/16 as loud Very quiet  

Soft whisper at 15 ft 10 1/64 as loud Just audible 

Threshold of hearing 0 N/a Not audible 

 



Draft Environmental Impact Statement   
North Tonawanda Wal-Mart Supercenter    July 2007 

IV-57 

Noise from delivery trucks will be primarily as they enter and exit the site.  

A Wal-Mart Supercenter of this size typically receives 5-7 Wal-Mart tractor 

trailer delivery trucks per day, as well as smaller truck deliveries from 

individual vendors.  Trucks are not allowed to idle longer than 5 minutes 

at a time so there will not be significant noise generated while the trucks 

are unloaded.  Refrigeration and air conditioning units and trash 

compactors will have a mild hum which should not be audible off site.  

HVAC systems are below the parapet wall of the store, and are therefore 

buffered.  Similarly, trash compactors are in block enclosures, keeping 

noise from leaving the site, and are located on the north and west sides 

of the building, further buffering them from nearby residences.  

 

Noise level studies done at similar locations reveal that the anticipated 

noise levels from the fully operational Wal-Mart facility will be similar to 

those encountered by everyday activities in an urban/suburban 

environment such as the surrounding area for this project.  The noises 

from the project will be in the similar decibel range as the urban 

environment during typical daytime experience, so the noise levels 

associated with the store operations that reach the residences and 

adjacent business will actually be in the same operating range.  Any 

outparcel development will need to comply with all local laws and 

ordinances and is expected to operate in the normal commercial 

business decibel range and thus not have a significant impact on local 

noise.  Berms, as well as the siting of the building, minimizes any off-site 

noise impacts.  

 

Noise resulting from construction is unavoidable and will be temporary. 

All construction activities would be conducted in full compliance with 

existing regulations, including any local day and hour construction 

limitations. Local, state, and federal requirements mandate that certain 

classifications of construction equipment and motor vehicles be used to 
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minimize adverse impacts. Thus, construction equipment would meet 

specific noise emission standards. 

 
 

Odor 

The Wal-Mart project will not produce any noxious, harmful or strong 

odors.  Mild odors from the proposed project will be limited to those 

common to a typical commercial area.  The proposed Supercenter will 

have a small cafeteria with vents located on the rooftop.  Per New York 

State Law, trucks delivering to the Proposed Site are not allowed to idle 

more than 5 minutes and therefore will produce odors only when entering 

and exiting the site.  The typical store of this type receives 5-7 Wal-Mart 

trucks per day which equates to small percentage of the time.   

 

The closest distance from the sources of these mild odors to the nearest 

residence (on Erie Avenue) is approximately 320 feet.  With the typical 

mild odors it is anticipated that the nearby residents will not be able to 

detect odors from the project. The predominant wind direction in this area 

is a southwest flow.   

 

B. Scoping Concerns and Impacts 

The residents who are in close proximity to the Proposed Site have been 

involved in the planning process for the Wal-Mart project from the 

beginning, and therefore many of their concerns, suggestions, and 

comments have been incorporated into the layout and configuration of the 

current site plan.  The building has been placed as far from existing 

residences as possible and the main entrance to the facility located away 

from most residences to reduce noise and odors associated with site 

generated traffic.  Trucks will enter the site from Niagara Falls Boulevard, 

along the most northern portion of the site, to minimize disturbances to 

residents along Erie Avenue.   
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The historical mixture of uses on this site, including a concert venue and 

bus terminal, placed trucks much closer to nearby residents.  In addition, 

the bus and diesel fumes from the Bluebird facility had substantially 

greater noise and odor impacts than the proposed reuse of the site.   

 

C. Potential Mitigation Measures 

Mitigation measures for minimizing noise and odor impacts are largely 

related to site and building design.  The design has minimized noise and 

odor impacts by buffering their equipment that generates noise or odors to 

the maximum extent practicable, as discussed previously.  Furthermore, 

proper building placement and orientation on this site puts noise 

generating activities and equipment as far from sensitive receptors, such 

as adjacent residences, as possible.  A comprehensive landscaping plan, 

including leaving as much of the treed area in the southeast corner, and 

adding berming with plantings to absorb noise, has been proposed.  The 

Garden Center, which is on the southern portion of the proposed building, 

is fenced, and typically has minimal activity that would disrupt adjacent 

properties.   

 

The applicant intends to sell landscaping and seasonal products.  All 

products that have the potential to cause odors, such as fertilizers, lawn 

chemicals, and other such materials are bagged and confined and 

therefore do not produce odors.  

 

Alternative noise and visual berms for the Proposed Site were considered.  

Wood fences and barrier walls were discussed with City officials and the 

Kingston Avenue residents. The consensus of the interested parties was 

that walls and barriers are not as aesthetically pleasing and have noise 

reverberation tendencies.  As such, berms and plantings were the 

preferred alternative, which allow for more noise absorption as well has 

maintaining a more natural look.  
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8. Impact on Public Health 

 

A. Summary 

The proposed project has been designed to incorporate safety measures 

to ensure the health, safety, and welfare of local residents in the 

surrounding area and development patrons alike.  The site includes 

pedestrian accommodations in appropriate areas, including sidewalks and 

striped crossing areas.  Sidewalks are connected to existing pathways 

were possible, and internal access and flow for vehicles, pedestrians, and 

bicycles has been considered and incorporated.  

 

Current information regarding other Wal-Mart sites suggest that 

emergency services on the site, including fire and police services, are 

anticipated to be  minor in nature such as patrons locking keys in their 

vehicles, disabled vehicles, shoplifting etc. Services may also be utilized 

for Emergency Medical Service calls and reporting vehicle accidents.      

Just like any other development, former or proposed, the site will be 

protected by local emergency services, which the tax dollars generated by 

the development helps to finance.  The development has multiple fire 

access points, surveillance cameras in the store and parking areas, and 

has standard procedures in place for ensuring the safety of employees 

and patrons on the Proposed Site.  In addition, the emergency services are 

within three miles of the store, providing for quick response time.  

 

Standard operating procedures at all Wal-Mart sites also include rodent 

and insect control, with great attention paid to having a clean and well 

maintained facility.  As part of that process, there is an 18’’ vegetation-free 

zone maintained around the Wal-Mart building to discourage rodents and 

other pests from inhabiting areas close to the store.  In addition, Wal-Mart 

will contract a reputable pest control company to implement a pest 

elimination program.  Trained professionals will install bait stations, trap 
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and interceptors in and around the Wal-Mart Building, as well as conduct 

monthly visits to ensure proper pest control management.   

 

For safety purposes, the stormwater basin area is fenced with a locked 

gate that is only accessible to authorized personnel.  The stormwater pond 

is a “dry basin” with shallow slopes and does not present a safety risk.  

The area surrounding the stormwater basin, like all other landscaped 

areas of the site, are mowed and maintained to high standards.  

 

As previously discussed, impacts from noise and odors emanating from 

the site have been mitigated through design and buffering measures to 

protect the neighboring properties. 

 

All construction and demolition activities are required to comply with 

NYSDEC standards and are subject to monitoring by involved agencies.   

 

B. Scoping Concerns and Impacts 

Of specific concern to the community were the potential impacts from any 

gasoline pumps to be placed on this site.  No gas pumps or service pumps 

are proposed, or anticipated, on the Proposed Site.  Any changes to the 

proposed plan, including adding fuel sales to the Wal-Mart property or 

outparcels, would require separate approval and permit.  In the event that 

gasoline pumps are incorporated into the existing site plan or proposed for 

the outparcels, the Planning Commission and other involved agencies 

would have the opportunity to require appropriate mitigation measures to 

avoid any adverse environmental impacts potentially caused by such 

gasoline pumps. 
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C. Potential Mitigation Measures 

Through site design, building layout, and standard operating procedures 

for Wal-Mart Corporation, any potential impacts to public health and safety 

have been addressed.  The proposed project is not anticipated to have any 

significant threats to public health by nature of the use, and corporate 

policies and design standards ensure optimal health and safety for 

employees, patrons, as well for the surrounding neighbors.    

 

All future outparcel development will require site plan approval and SEQRA 

review by the City Planning Commission and other involved agencies.  

Since the City controls land development in this regard, no deed or 

covenant restrictions are required.  Further, the project sponsor will not 

control or own a number of the outparcels.  Therefore, it would be 

impracticable to require entities which are not parties to this application to 

restrict their properties.  All proposed sidewalk and pedestrian access will 

be completed in compliance with NYSDOT, NYSMUTCD, and local 

construction standards.  

 

 

9. Impact on Growth and Character of Community or Neighborhood 

 

A. Summary 

The existing land use will change from a service business area and 

performance area to retail use.  The changes that are likely to be 

encountered by the surrounding neighborhood are primarily transportation 

oriented.  The increase in traffic is being improved such that there are no 

increases in delays at the critical intersections studied.  

 

An extensive discussion of the manner in which activities on the Proposed 

Site, including location of the buildings and parking areas, construction of 
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access roads and driveways, truck loading/unloading areas, lighting, 

odors, noise, etc. can be found in the preceding sections.   

 

The entire project site is zoned M-1 as outlined in the City Zoning Code 

sections 103-10, 103-11, and 103-12.  All uses permitted in the C-2 

District are permitted in the M-1 district.  The C-2 District permits all uses 

permitted in the C-1 district.  The C-1 district permits, “retail stores and 

personal service establishments”.  The zoning laws were implemented on 

June 15, 1989 and revised November 15, 2005 according to the City 

Clerk.  There is no current comprehensive plan or other land use 

documents to guide land use decisions in the City of North Tonawanda.  

The preparation of a comprehensive plan is currently underway, but is not 

yet in place to serve as a regulating document for this project.  

 

An Application for site plan approval was submitted on November 27, 

2006.  Based on the original application, all area requirements within the 

City code were met with the exception of the parking space requirements.  

The City Code requires 1 space per 100 square feet of gross floor area.  

This would require 1,853 parking spaces for the proposed Wal-Mart 

facility.  Wal-Mart has analyzed their parking needs during peak hours and 

seasons from numerous existing stores in a variety of locations and found 

a ratio of 5 parking spaces per 1,000 S.F. of gross floor area more than 

adequately serves their store.  This ratio translates into a need for 927 

spaces.   The current proposal includes 970 parking spaces.  Providing the 

additional parking required by the zoning ordinance would be detrimental 

to the community by having surplus asphalt areas that are not as 

aesthetically pleasing as lawn areas and would be required to be lit at 

night using excess energy. In lieu of this requirement, the project sponsor 

has proposed approximately 5 spaces per 1000 sf which is consistent with 

other local zoning codes in the northeast.  The project sponsor plans to 
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obtain a variance for parking.  This will limit environmental impacts to the 

subject property. 

 

A new local site plan law was passed by the City Common Council on 

December 15, 2006.  According to the law there was no “grandfather” 

clause that exempts the site plan as submitted in November.  As such the 

applicant revised the site plan to meet the numerous “new zoning 

requirements”.  Although the project sponsor expects to meet the vast 

majority of the new zoning regulations, the project sponsor is unable to 

meet the 30% parking lot shading requirement.  Therefore, the project 

sponsor intends to file the necessary request for relief to the City Zoning 

Board of Appeals.  

 

The project sponsor has proposed a dedicated roadway from Niagara Falls 

Boulevard to serve the Wal-Mart Supercenter and the Existing Wurlitzer 

Business Park.  In addition, this roadway will service potential out parcel 

development on either side of the roadway.  Within the 38.0 acres of the 

Proposed Site approximately 1.98 acres are currently City ROW.  After 

completion, there will be 2.39 acres of City ROW.   

 

The project will have a minor impact on local community services such as 

fire and police protection, however, the project will have a positive impact 

on schools.  The improvements to the Proposed Site will increase taxes to 

the City of North Tonawanda School District without adding students.  

Further, the increased City of North Tonawanda tax base will compensate 

for any minor increase on emergency service demand.  As previously 

discussed, the majority of increased emergency service response is 

comprised of police responding to customers locked out of vehicles and 

minor shoplifting offenses.  
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Initial assessed valuation estimates for the completed project are 

approximately $10,000,000.  Based on that assessment, Table 14 shows 

the estimated 2006 property taxes generated from the project.  Wal-Mart 

has agreed NOT to take the 485-b benefit, which provides tax breaks to a 

project for the first ten years.  If Wal-Mart had taken the 485-b benefit, the 

first year tax numbers for each jurisdiction would be 50% of the above 

numbers, with the benefit declining 5% per year for 10 years.   

 

Table 14 

 

 

 

 

In addition to the property taxes generated, significant sales taxes are 

anticipated.  Initial annual tax estimates for Niagara County are 

approximately $2,100,000.  The City of North Tonawanda gets a share of 

the county tax.  Based on information from the City, estimates are that the 

City share will be $122,480.  Significantly more property tax and sales tax 

will be generated if the outparcels are developed. 

 

In addition to the outparcels potentially developing in the future, this 

project may spur additional new development that are looking to capture 

the retail activities being brought to the area.    

 

The majority of Wal-Mart’s hourly store associates in the United States 

work full-time. That is well above the 20% – 40% percent typically found in 

the retail industry.  The average hourly wage for regular full-time store 

associates is $10.11 an hour.  Upon completion, the project sponsor 

estimates that approximately 400 associates will be employed to operate 

the store.  Of this approximately 75% will be full time employees. 

Estimated Property Tax Generation (Wal-Mart only)
2006 School Taxes $229,700
2007 County Taxes $89,000
2007 City Taxes $124,800

TOTAL $443,500
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Wal-Mart provides insurance to their associates and offers up to 18 

different plans. Coverage is available for as little as $11 per month for 

individuals and $.30 cents per day for children.  Unlike many plans, after 

the first year, the Wal-Mart medical plan has no lifetime maximum for 

most expenses, protecting associates against catastrophic loss and 

financial ruin. 

 

A project of this size requires local contracting expertise and experience.  

This work will include the construction of site facilities, a new retail 

building, and offsite infrastructure for the roadways and on the site 

transportation network.  It is expected that 100 local jobs in construction 

will be needed to complete the project. 

 

In addition, there will be large demand for local material that will be used 

to construct the building and associated improvements. The local supplier 

and material vendor employees will benefit from the wages and salaries 

that they earn. 

 

Wal-Mart's community involvement program is based on the philosophy of 

operating globally and giving back locally. In the Wal-Mart’s experience, 

Wal-Mart can make the greatest impact on communities by supporting 

issues and causes that are important to their customers and associates.  

The typical Wal-Mart Supercenter raises or gives $30,000 to $50,000 a 

year to local charitable needs ranging from youth programs to literacy 

councils.  With a focus on education, children and communities, Wal-Mart 

contributes – through the Wal-Mart Foundation – over $18,000 an hour, 

or nearly $5 a second every day of the year. According to the Chronicle of 

Philanthropy, Wal-Mart donated more than $200 million to help charities 

and organizations throughout the U.S. in 2005.  This makes Wal-Mart the 

largest corporate giver in the country. 
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Wal-Mart also sponsors an annual Teacher of the Year program at the 

local level, which acknowledges teachers in the community for exceptional 

service, and includes a $1,000 donation to the winning teacher’s school. 

Local winners are eligible for state and national awards as well. 

 

Wal-Mart has supported the United Way on a national level since 1983, 

matching associates’ United Way contributions dollar for dollar. In 

addition, at each Wal-Mart grand opening, a check is presented to a local 

United Way, along with checks to other worthy causes in the community. In 

2003, Wal-Mart’s contributions to United Way exceeded $20 million. 

 

There are no tax incentives or public money involved with this project.  All 

improvements, including off site traffic and utility improvements will be 

financed by the project sponsor.  

 

 

B. Scoping Concerns and Impacts 

Concern was raised over the rear setback limit, which was desired to be a 

minimum of 25 feet, rather than 10 feet as required by zoning.  As shown 

on the proposed site plan, the 25 foot minimum has been met.   

 

As previously discussed, the Proposed Site includes 4 outparcels.  No 

specific plans for development of the outparcels have been offered at this 

time. It is anticipated that retail or service uses complementary to the Wal-

Mart development, such as a bank or restaurant, will be developed on 

these sites. The City of North Tonawanda Planning Commission, in 

connection with other agencies with jurisdiction, will have to approve any 

outparcel development.  For traffic assessment purposes, the most 

intense uses were assumed to provide the most conservative traffic 
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analysis.  However, at this time it is impossible to determine the actual 

outparcel uses.   

 

As noted, the proposed retail use is an allowed use on the site per the City 

of North Tonawanda zoning code.  The site, as zoned M-I, could be used 

for industrial purposes as well.  However, the developer does not develop 

industrial properties.  Furthermore, the property has been available for 

redevelopment for several years without being bought for an alternative 

industrial use.  The positive impacts of the proposed retail project, in 

comparison to the potential adverse impacts result in a net positive for the 

community.   

 

C. Potential Mitigation Measures 

The proposed project includes extensive improvements to the look and 

function of the Proposed Site.  Landscaping, lighting, signage, etc. have all 

been chosen and designed to minimize adverse impacts to the adjoining 

properties, and maximize the aesthetics of the property. The landscaping 

has been chosen for durability as well as aesthetics.  The applicant has 

proposed a substantial landscape buffer of 8 feet with 5 foot berms and 

low lighting fixtures to minimize visual impacts.  The Kingston Avenue and 

Lyric Avenue neighborhoods will see less “through traffic” as part of this 

proposal.  The contractor will provide a 2-year warranty on all plantings.  

Wal-Mart has a positive history of properly maintaining property 

landscaping. 

 

In the process of designing the project, several building layout alternatives 

were assessed, including different building placement, orientation, various 

access points, and buffering/screening options. It is the project sponsor’s 

opinion that the proposed site plan is optimal for the surrounding area, 

placing noise generators and truck activities the furthest from adjoining 

residential properties.  The access points were chosen to have the least 
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impact on the transportation network, while providing efficient service to 

the proposed project.   Discussions regarding alternatives included the 

following thoughts/ideas: 

• The building can not be located near the entrance of Niagara Falls 

Boulevard – it is too large to fit in that location. 

• Placing the building in the northwest corner facing Erie Avenue 

does not allow for a site with adequate space for parking and cuts 

off access to the electronics facility. 

• Placing the front of the building facing Wurlitzer Drive with its back 

to Kingston Avenue forces operations and truck deliveries to 

impact the neighboring residential communities.  It also would 

restrict access to Erie Avenue at the railroad crossing and result in 

negative traffic impacts. 

• Placing the rear of the building to Erie Avenue is undesirable 

aesthetically to Martinsville residents and access to Erie Avenue is 

obstructed. 
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V. Proposed Mitigation Measures 

 

Chapter IV contains the identification and the proposed mitigation of the 

anticipated environmental impacts of the project.  Since these impacts have been 

discussed in detail in Chapter IV, below is a summary of the proposed mitigation 

measures:   

 

• Land: The project sponsor has completed environmental assessments of the 

site.  To the extent asbestos removal and environmental remediation are 

required on the Proposed Site, such removal and remediation will be 

conducted in accordance with all applicable environmental laws, with input 

from and in coordination with all appropriate agencies.  The project sponsor 

has designed the Proposed Site improvements to minimize impacts to existing 

wooded areas.  All existing environmental conditions requiring remediation will 

be remedied in accordance with applicable environmental laws. 

 

• Surface water and ground water resources:  Drainage impacts due to 

increased site impervious area will be completely mitigated through planned 

on-site stormwater storage.  At the City of North Tonawanda’s request, the 

stormwater management facility will not include a wet pond.   The pond has 

been designed to insure that existing groundwater elevations will not be 

affected.  On-site stormwater storage will be provided to limit the post-

development peak storm discharge rates to no more than those under 

existing conditions.  In addition, a stormwater quality device will be installed to 

treat stormwater prior to its discharge from the Proposed Site.  Given that the 

Proposed Site currently does not drain properly, existing drainage conditions 

at the Proposed Site will be improved through the proposed action.  

 

• Air quality: The project sponsor’s anti-idling policies will avoid impacts to air 

quality from truck traffic into the Proposed Site.  Traffic improvements to be 
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constructed in connection with the proposed action will avoid impacts to air 

quality from customer traffic into the Proposed Site.  Demolition, construction 

and clean up of the site, will be conducted in accordance with all applicable 

environmental laws to avoid impacts from release of hazardous materials.   

 

• Aesthetic resources: The Proposed Site lighting scheme contains design 

features that will avoid impacts from site lighting to the nearby residences.  

Additionally, the proposed action includes construction of a landscaped berm 

which will buffer the neighboring residences from any impacts associated with 

site lighting or vehicle headlights. The proposed action will include 

construction of a landscaped berm which will be eight (8) feet high in some 

locations and five (5) high in others.  The berm will act as a buffer for the 

neighboring residential properties from proposed action impacts, including 

noise, odor, site lighting, vehicular headlights, and visual impacts.  The 

proposed action will have no impact on the gardens currently located on the 

Wurlitzer Building grounds.  The project sponsor has conducted an 

architectural context study of the City of North Tonawanda.  Design elements 

unique to the City of North Tonawanda have been incorporated into the Wal-

Mart Supercenter building design.  Specifically, the architectural inspiration 

for the building design is derived from the Wurlitzer building. 

 

• Transportation: The project sponsor has conducted an extensive traffic 

analysis of the Proposed Site and outparcels.  The traffic study was based on 

development of the outparcels as fast food restaurants.  This provided the 

most conservative and comprehensive traffic analysis.  The proposed access 

road to Niagara Falls Boulevard will consist of three lanes and the necessary 

turning lanes at critical intersections.  A traffic signal will be installed at the 

intersection of Niagara Falls Boulevard and the proposed access road.  The 

existing two-way center lane on Niagara Falls Boulevard will be designated as 

an exclusive left turn lane on the northbound approach to the proposed 

access road.  Emergency gates near the rear of the proposed building will be 
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installed to ensure that no vehicular traffic utilizes this entrance.  Wurlitzer 

Drive will be extended southeasterly from Erie Avenue to D’Angelo Drive.  The 

eastbound Walck Road approach to Erie Avenue will be re-striped from a one-

lane approach to a two lane approach. The traffic analysis revealed that traffic 

improvements will be necessary to maintain and improve existing levels of 

service. The project sponsor considered a number of alternative traffic 

improvement scenarios.  The traffic improvements as proposed are the 

preferred alternative.  Any potential adverse impacts on traffic will be avoided 

by the construction of the traffic improvements.    

 

• Energy/utility facilities: The proposed stormwater and sanitary sewer systems 

will accommodate storm and waste water generated by the proposed action.  

Existing above ground electrical, telephone and cable lines will be removed 

and are proposed to be relocated underground to serve the project.  Adequate 

electrical service capacity is currently available without modifications to the 

grid.   New hydrants will be located on the Proposed Site. 

 

• Noise and odor: Proposed Site noise and odors will be primarily generated 

from vehicular and truck traffic, mechanical equipment, construction, HVAC 

units, trash compactors, garbage collection, and parking area maintenance.  

The landscaped berm and the building position will act as a buffer to the 

nearby residential properties from any potential noise impacts.  Additionally, 

the HVAC units are located below the roof parapet which will create an 

additional buffer.  Trash compactors will be within a block enclosures which 

will act as a buffer for both noise and odors. 

 

• Public health: The proposed action includes pedestrian accommodations, 

including sidewalks and striped crossing areas.  Sidewalks are connected to 

existing pathways where possible and internal access and flow for vehicles, 

pedestrians, and bicycles has been incorporated.  The proposed action does 

not currently include gasoline pumps.  In the event a gas station is later 
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included in the proposed action or proposed to be included on one of the 

outparcels, the Planning Commission can control any impacts to public health 

through a separate site plan approval and SEQRA process.  Outparcel deed 

restrictions prohibiting gasoline stations are not necessary or appropriate.  

 

• Community Growth and Character: There are currently no plans for outparcel 

development.  Outparcel development will be consistent with the uses allowed 

under the City of North Tonawanda Zoning Ordinance.  For purposes of traffic 

and stormwater management analysis, the project sponsor assumed the 

outparcels would be developed as fast food restaurants.  This approach was 

taken to provide the most conservative analysis possible and has no bearing 

on actual outparcel development.   
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VI. Project Alternatives 

  

1. No Action Alternative 

 

The “No Action” alternative consists of application denial and no development of 

the Proposed Site at this time. This alternative does not meet the project 

sponsor’s goal of providing expanded goods and services to this market area. 

Further, it does not meet the City of North Tonawanda’s goals, as evidenced 

through its zoning of the Proposed Site as M-1.  Additionally, the Proposed Site 

currently contains several businesses that are no longer operative, including the 

former Melody Fair and Bluebird Bus facilities.  The “No Action” alternative would 

maintain the property in its current condition.  Conversely, the Wal-Mart project 

will include demolition of such unused, unproductive buildings and construction 

of a new facility which will be not only productive but also well maintained.   

 

The “No Action” alternative will avoid all potential environmental impacts 

identified as resulting from the Wal-Mart project. However, the project sponsor 

has incorporated design features into the Wal-Mart project that avoids or 

minimizes all potential environmental impacts to the maximum extent 

practicable. Additionally, the “No Action” alternative will result in the loss of all 

benefits of the project, including meeting the project sponsor’s objectives, the 

expansion of local retail competition, increases in tax revenues to the City, County 

and School District, and the expansion of local job opportunities. The City of North 

Tonawanda’s inclusion of the Proposed Site in the M-1 District evidences its 

desire that the Proposed Site be developed in accordance with the permitted 

uses in such zone.  The “No Action” alternative would result in this site remaining 

partially undeveloped or at the very least occupied by buildings that are no longer 

utilized.  In contrast, construction of a Wal-Mart Supercenter puts the land to a 

productive use that is consistent with the City’s zoning of the Proposed Site.   
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On the basis of the above, the No Action alternative is not the preferred 

alternative. 

 

2. Alternative Site Configurations 

 

Several alternative site configurations were considered.  However, the project 

sponsor believes the proposed site plan is the best alternative.  Discussed below 

are several alternatives that were considered.  

  

While it is feasible to construct a larger parking area with more interior 

landscaping, this approach is not preferred.  The site has been designed to meet 

the recently approved site plan regulations and landscaping zoning requirements 

including total overall landscape areas of 25% and interior parking landscape 

area of 10%.  In addition, the Proposed Site is located in the vicinity of a 

residential community.  A smaller parking area allows for additional buffering and 

landscaping at better locations on the Proposed Site, including an eight (8) foot 

berm and additional buffering of the adjacent residential neighborhood along the 

perimeter of the site. Given that a residential community is located in the vicinity 

of the Proposed Site, it is preferable that landscaping be situated to best create a 

buffer between the Proposed Site and such residential community.   Additionally, 

interior landscaping creates difficulty in terms of maintaining the parking area, 

including causing snow plowing difficulty and interfering with paving quality.  

Therefore, a smaller parking area with landscaping located at the exterior of the 

site to buffer the adjacent residential community is preferable to a larger parking 

area with additional interior landscaping.   

 

In accordance with the Planning Board request, the applicant has investigated 

extending the proposed access road from Niagara Falls Boulevard to the rear of 

the building.  This is not practical for the following reason: 

• The primary purpose of the dedicated access road is to serve 

multiple property owners and tenants with a common site drive.  



Draft Environmental Impact Statement     
North Tonawanda Wal-Mart Supercenter  July 2007 

VI-3 

Providing a dedicated access roadway through the Supercenter 

does not serve multiple parcels of land.  

• The building can not be configured in other directions to allow for 

sufficient space for trucks and other vehicles to operate behind the 

building.   

 

Investigations into alternative parking and driving patterns passing the front of 

the store were completed.  It was found that no other alternatives were more 

efficient than is recommended. The reasons are as follows: 

• Blocking traffic along the front of the store from the Erie Avenue or 

Niagara Falls Boulevard entrance with landscape or concrete 

islands forces drivers to make unwanted choices and creates 

confusion.  The one way drive aisles reduce the overall parking 

area.  However, with “building entrance landscape islands”, traffic 

patterns are blocked and circulation is made difficult.   

• 90 degree parking would consume more asphalt on the site. 

 

Landscape planters will be added to the entrance area to enhance the visual look 

and feel.  

 

Alternative building placements were also discussed and ruled out for the 

following reasons: 

• The building can not be located near the entrance of Niagara Falls 

Boulevard – it is too large to fit in that location. 

• Placing the building in the northwest corner facing Erie Avenue 

does not allow for a site with adequate space for parking and it 

cuts off access to the electronics facility. 

• Placing the building facing Wurlitzer Drive with its back to Kingston 

Avenue forces operations and truck deliveries to impact the 
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community.  It also would restrict access to Erie Avenue at the 

railroad crossing and result in negative traffic impacts. 

• Placing the rear of the building to Erie Avenue is undesirable 

aesthetically to Martinsville residents and access to Erie Avenue is 

obstructed. 

 

In addition to site layout configuration, alternative architectural features and 

signage are possible for the building exterior. The proposed building exterior 

elevation is shown in Chapter IV. Wal-Mart is willing to work with the Planning 

Commission to achieve a look for the building that complements the community 

and its setting.  

 

 

3. Alternative Sites 

 

The Proposed Site is suited for the Wal-Mart project and all construction or 

operation limitations can be avoided or mitigated. The City has included the 

Proposed Site in the M-1 Light Manufacturing District.  The Supercenter is a 

permitted use within such district.  Therefore, through its inclusion of the 

Proposed Site in the M-1 District, the City has indicated that the proposed uses 

are appropriate for the area. 

 

Beyond the Proposed Site, the project sponsor has no other properties under its 

control within the City of North Tonawanda or within the immediate market area.  

The SEQRA regulations (6 NYCRR Section 617.9(b) (5) (v)) specifically state that 

“site alternatives may be limited to parcels owned by, or under option to, a private 

project sponsor.”  Therefore, no further evaluation of alternative sites is 

warranted.   
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4. Alternative Land Uses at Project Site 

 

There are a wide variety of land uses permitted under the existing M-1 zoning of 

the Proposed Site.  Such uses include a number of residential, commercial and 

industrial uses.  However, to the project sponsor’s knowledge no proposal for any 

such use has been communicated to the owners of the Proposed Site.   

 

All uses proposed in the development plan are permitted after review by the 

Planning Commission.  Retail uses at this location are consistent with the City of 

North Tonawanda’s Comprehensive Plan.  Wal-Mart intends to operate the 

proposed Supercenter on a 24-hour basis, 365 days per year. Such operations 

provides the convenience of “one stop shopping” for families who are often 

juggling between work, family life and other time limitations.  This has also proven 

to be beneficial for individuals such as college students, professionals and others 

who may have non-traditional work schedules or lifestyles.  The project includes a 

five (5) to eight (8) foot berm and additional landscaping and buffering to screen 

the Proposed Site from the adjacent residential development.  Therefore, the 24-

hour operation will have no significant impact on the surrounding area. 

 

Based upon the above factors, it is concluded that the proposed use is consistent 

with the site’s zoning and consistent with the City’s planning goals for the area. 

No other potential uses offer significant land use or environmental advantages 

over the proposed retail development. The proposed use also meets the 

applicant’s goals and objectives in entering the local retail market. 

 

Given the above, the proposed development of the site for the Wal-Mart project is 

the preferred alternative. 

 

Outparcels 

No specific plans for development of the outparcels have been offered at this 

time. It is anticipated that retail or service uses complementary to the Wal-Mart 
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development, such as a bank or restaurant, will be developed on these sites. The 

City of North Tonawanda Planning Commission, in connection with other agencies 

with jurisdiction, will have to approve any out parcel development.  Given that 

there are currently no plans for development of the outparcels, it is impossible to 

evaluate alternative plans for the outparcels, with the exception of the “no-

action” or “no-build” alternative. This alternative would result in no development 

of the outparcels and, presumably, leaving them as open or green space.  This 

alternative does not meet the project sponsor’s goals and is not the preferred 

alternative.   
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VII. Cumulative Impacts 

 

To the project sponsor’s knowledge, there are no other proposed actions in the vicinity 

of the Proposed Site.  The project sponsor has taken into account future development 

of the outparcels in evaluating potential traffic and storm water impacts associated 

with the Wal-Mart project including the Wurlitzer Business Park future plans.  

Development of the outparcels will be limited by the City of North Tonawanda Zoning 

Code, the size of the outparcels and market demand for a particular use.  The project 

sponsor has based the traffic analysis on use of the outparcels as fast food 

restaurants.  While there is no guarantee that any of the outparcels will be developed 

as fast food restaurants, this approach provides the most conservative traffic analysis 

possible.   The traffic analysis can be found in Appendix K.  At this time, there are no 

development proposals for the outparcels or any other property in the vicinity of the 

Proposed Site.  Therefore, further analysis of cumulative impacts is unwarranted.       
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VIII. Growth Inducing Impacts 

 

It is anticipated that additional retail and commercial development will occur in the 

vicinity of the Proposed Site.  Any such further development will be constrained by the 

availability of suitable sites, the controls and requirements in place by the City of North 

Tonawanda Zoning Code, the availability and suitability of utilities, and the market 

demand for such facilities.  The Proposed Site is surrounded by several outparcels 

which at some point will be developed.  However, there are currently no plans for 

development and the project sponsor cannot provide any information as to what type 

of development will occur on such outparcels.  It is impossible and inappropriate for 

the current project sponsor to determine the degree to which this area will further 

develop and the type of development that will occur. Such large scale planning is best 

done as part of the municipal master planning process.      

 

The improvements made at the Proposed Site which will occur in connection with 

construction of the Wal-Mart Supercenter may provide other nearby businesses, 

including nearby shopping centers and older existing commercial areas with an 

incentive to upgrade their facilities.  Additionally, Wal-Mart has worked with the 

Planning Commission to develop a building façade that is compatible with the 

character of the City’s architecture, and has been viewed as positive by the community.  

The building will serve as a precedent for future development in the City of North 

Tonawanda.  Additional economic activity brought about by the presence of the Wal-

Mart Supercenter has the potential to strengthen commercial activity in the area.  To 

the extent the Wal-Mart Supercenter will have competitive economic impacts on 

existing businesses in the City of North Tonawanda, such impacts are not relevant 

considerations under SEQRA.    

 

The Proposed Site is located in the vicinity of an existing residential community.  Wal-

Mart is working with the Planning Commission to ensure that the Wal-Mart project 

includes appropriate buffering and screening to avoid any impacts to the neighboring 

residents.  Such buffering and screening will include an eight (8) foot berm and 
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additional landscaping around the perimeter of the Proposed Site.  As previously 

mentioned, it is impossible and inappropriate to predict at this juncture what additional 

development will occur in the vicinity of the Proposed Site.  To the extent additional 

development occurs, the Planning Commission will have the opportunity to require 

appropriate screening and buffering in connection with site plan approval of such 

development.   The extensive screening and buffering required of Wal-Mart will provide 

an important precedent for future development to avoid adverse growth inducing 

impacts on neighboring residents.   

 

Although more traffic is inevitable, highway improvements will take place that maintain 

and/or improve existing traffic levels of service.   

   

The Planning Board has raised concerns regarding the reuse of the Wal-Mart building 

in the event the Wal-Mart Supercenter is abandoned.  As a preliminary matter, Wal-

Mart has never abandoned or ceased operation of a Wal-Mart Supercenter.  To the 

extent Wal-Mart stores other than Supercenters have been closed or relocated, Wal-

Mart has an internal department dedicated to securing tenants or purchasers for such 

stores.  As soon as possible, Wal-Mart’s internal department evaluates each site and, 

after a complete market assessment, actively markets the property. Once a site is 

available, Wal-Mart will notify a list of 3,000 real estate professionals. Additionally, 

Wal-Mart has a group of some 30 professionals, including a core leadership team with 

nearly 40 years of experience in real estate disposition, devoted solely to building re-

tenanting and sales. In the past five years, this department has returned almost 80 

million square feet of space to productive use.  Currently, the three largest retail 

tenants who frequently lease former Wal-Mart stores are Hobby Lobby, Tractor Supply 

and Big Lots.   

 

In the unlikely event that the Wal-Mart Supercenter is abandoned, Wal-Mart will 

continue to pay taxes on the property and to maintain the building and property until it 

can be sold or leased to another entity.  Given that no Wal-Mart Supercenter has ever 

been abandoned or discontinued operations, the project sponsor is unable to provide 

specific examples of how such buildings have been reused in other cases.   
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