
 

February 03, 2016 

 

The regular meeting of the Wheatfield Planning Board was called to order at the Wheatfield 

Town Hall at 7:00 p.m. by Chairman Walt Garrow. 

 

Present:  Richard Muscatello, Donald Proefrock, Melissa Germann, Michael Polek and Walt 

Garrow.    

 

Also Present: Supervisor Cliffe, members of the public, members from the media.  

 

Moved by M. Germann, Seconded by D. Profrock to approve the minutes of January 20, 

2016 as presented.  Motion unanimously carried.  

 

 

Summary of Agenda: 

Jacobs Ladder – 6292 Walmore Road – Site Plan Review. Chairman Garrow opened the 

meeting at 7:05 p.m. The applicant worked through the review results list from last meeting 

addressing each item. There was discussion about the location of the future gas line and it 

was agreed that the applicant will decide the actual location of the gas line during 

construction. The applicant agreed to pave a stone area of proposed parking spaces when 

they are financially able. The Fire Advisory Board (FAB) requires a knox box system and the 

applicant had agreed to FAB sprinkler system fire department attachment requests.    

 

Motion made by R. Muscatello, Seconded by D. Proefrock to approve the Site Plan with the 

conditions noted. Motion carried unanimously.   

 

 

Niagara International Sports & Entertainment – 6929 Williams Rd – Site Plan Review.  

Reviewed the Site Plan for the proposed construction of a 138,600 sq ft structure connected 

to the existing mall for 2 multi-purpose sports fields and 8 sports courts. This is phase 1 of 

the planned activities at the Site. The applicant obtained a letter of determination from the 

FAA of no hazard to air navigation. The ZBA issued a variance for the height of the structure 

and the applicant agreed to utilize 55 dBA compressors suitable for residential areas. The 

FAB requires proper marking, labeling and signage for the fire department connection on the 

existing building and the fire department standpipe system installed in the new structure. 

Other FAB requirements are a knox box system and confirmation of the location and 

completion of the new fire walls in the existing building.   

 

The planning board requested parking calculations for the Site, a photometric light study and 

baseline noise levels at the perimeter of the property to determine further levels of noise 

generation. Other outstanding conditions include obtaining a USACE wetlands delineation, 

obtaining geotechnical information for constructability and providing an engineering report 

calculating water and sanitary loads, and traffic. The applicant decided to have only Phase I 

of the project to be considered during the SEQR process and the PB decided to conduct a 

coordinated review. 

 



 

Board Actions 

Motion made by M. Germann, Seconded by R. Muscatello to conduct a public informational 

meeting on  March 2
nd

, 2016 at 7:05 pm. Motion unanimously carried. 

 

No other action taken on the Site Plan, pending noted conditions. 

 

 

DePaul Assisted Living and Memory Care – Forest Parkway, – Site Plan Review.  The 

applicant addressed written responses to all review results items from the last PB meeting. 

The applicant needs a floodplain development permit and will be required to have a knox-

box key system installed. Adjacent residents were present and they concurred that the 

applicant has agreed to work with them to install acceptable landscape design.   

 

Board Actions 

Motion made by R. Muscatello and Seconded by D. Proefrock to issue a negative declaration 

on SEQR. Motion unanimously carried.  

 

Motion made by M. Germann and seconded by D. Proefrock to Approve the Site Plan with 

the conditions noted. Motion unanimously carried. 

 

Next meeting: February 17, 2016  

 

Motion made by M. Germann, Seconded by M. Polek to adjourn the meeting at 8:33 p.m.  

Motion unanimously carried. 

 

 

Respectfully Submitted, 

Michael Polek, Secretary 



TOWN OF WHEATFIELD PLANNING & ZONING BOARD 
Site Review Process Results       

1.             Type of Review (“X” one): 
 Sketch Plat Review      Public Hearing Special Permit 

 XX Site Plat Review      Final Subdivision Plat 
  Preliminary Subdivision Plat-Major    Rezoning Request  

 Special Use Permit      Commercial Vehicle Parking Permit 
  
 Site Plat Date – January 21, 2016     Review Date:  February 3, 2016 
  
2. Development Specifics: Jacobs Ladder 

a. Property Identification & Location – 6292 Walmore Rd, Niagara Falls, NY 14304. 
b. Owner(s) Name(s), Address & Phone No. – CJP Industries, LLC, 3950 Slusaric Rd, North Tonawanda, NY 

14120.  Phone: 716-998-3309.  
c. Developer (when different) Name, Address & Phone No. – Robert Palka, 3950 Slusaric Rd, North 

Tonawanda, NY 14120.  Phone: 716-998-3309. 
d. Architect/Engineer/Licensed Land Surveyor Name, Address & Phone No. – N/A 
e. Development Details (Explain) – Application for Site Plan for the proposed reuse of existing building.  The 

project includes office renovation, a sprinkler system and electrical upgrades. 
3.            Planning & Zoning Board Mandated Conditions/Recommendations:  

a. Number of employees. Currently 15, hoping to grow to 30. Per the number of employees the 
applicant is required to have 20 parking spaces. The applicant is proposing 26. Future parking will 
be identified. 

b. Building is approximately 35,000 sq ft; Jacobs Ladder will utilize approximately 20,000 sq ft. 
Anticipate to rent the extra 15,000 sq ft of space. 

c. The applicant has not provided a short EAF. Engineering review has determined that the project is 
a Type II action under SEQR and does not require further environmental review.  

d. No topographic survey was provided and no grading and drainage information was provided. 
Engineering review has determined that neither is needed to install the 12-parking spaces at this 
site. The applicant’s engineer has provided a simple narrative discussing how drainage at the site 
currently works and discussing how they plan to grade and drain the new parking spaces. 

e. Any changes or renting the other part of the building will require a new Site Plan review process. 
f. Planning Board requested landscaping work to improve the appearance of the building. Applicant 

stated that they plan to do that. 
g. Applicant states that they plan to modify and use the existing sign on the building.  
h. Construction anticipated to begin in February at the end in March / beginning of April 2016.  
i. The placement of the sprinkler system Fire Department Connection was agreed upon with the 

project owner to be located at the east end of the north side of the building. The fire department 
connection needs to be unobstructed from parking, landscaping and snowplowing. 

j. Per the Town Building Code this building would be required to have a Knox key entry system 
installed on the building at the front, main entrance of the structure. 

k. Actual location of gas line to be determined during construction. 
l. Planning Board encourages development of stone parking area as financially feasible.  

4.            Planning & Zoning Board Action:  
Motion made and seconded to approve the site plan with the conditions noted above.  
Carried unanimously. 
 

Authentication: 
      
___________________________                 Feb. 3, 2016  __________________________ 
Planning & Zoning Board Representative             Date                 Owner/Representative Signature 
 
Distribution: Town Clerk  Building Department   Town Board Members  
  Town Assessor  Town Attorney   File Folder 
  Enforcement Office  Applicant  



TOWN OF WHEATFIELD PLANNING & ZONING BOARD 
Site Review Process Results 

       
1.             Type of Review (“X” one): 

 Sketch Plat Review      Public Hearing Special Permit 
 XX Site Plat Review      Final Subdivision Plat 
  Preliminary Subdivision Plat-Major    Rezoning Request  

 Special Use Permit      Commercial Vehicle Parking Permit 
  
 Site Plat Date – October 1, 2015     Review Date:  February 3, 2016 
 
2. Development Specifics: DePaul Assisted Living & Memory Care 

a. Property Identification & Location – Forest Parkway, North Tonawanda, NY 14120.  SBL: 177.03-1-81.1. 
b. Owner(s) Name(s), Address & Phone No. – LI2 Holdings, LLC, 3949 Forest Parkway, North Tonawanda, NY 

14120.   
c. Developer (when different) Name, Address & Phone No. – DePaul Inc., 1931 Buffalo Rd., Rochester, NY 

14624.  Phone: 1-585-426-8000. Contact: Mark Fuller. 
d. Architect/Engineer/Licensed Land Surveyor Name, Address & Phone No. – SWBR Architects, 387 East Main 

St., Rochester, NY 14604-2107.  Phone: 1-585-232-8300. 
e. Development Details (Explain) – Application for Site Plan for the proposed construction of 80 bed assisted 

living facility coupled with a 34 bed memory care facility. 
3.            Planning & Zoning Board Mandated Conditions/Recommendations:  

a. All planned and unplanned activity taking place on this property must be consistent with existing 
health, safety and environmental ordinances and be compliant with government noise and traffic 
laws, in addition to other applicable governance’s, thus preserving the culture and tranquility of the 
neighborhood. 

b. Require a Floodplain Development permit. The Town Building Dept. can supply a copy of this 
permit. 

c. Applicant states that all lighting to be dark sky friendly. 
d. Project exceeds the number of required parking spaces.  
e. Based on the size and type of the structure, the project will be required to have a Knox-Box key 

system installed at the front, main entrance of the structure in accordance with Town Code. 
f. Applicant states the project will employee approximately 40 full time employees and around 20 part 

time. 
g. Developer will work with residences on landscape design.  
h. Applicant to submit Plan Review Fee of $600 and SWIPP inspection fee of $700, separate checks, 

made out to the Town of Wheatfield. 
 
4.       Planning & Zoning Board Action:  
 
In accordance with the SEQR requirements, the Planning Board has reviewed Part 1 of the EAF and information submitted by 
the applicant, completed part 2, and evaluated the impacts in Part 3 and have determined that the Project will not have a 
significant adverse impact on the environment and therefore issues a Negative Declaration. The Planning Board authorizes the 
Chairman to sign the EAF. Motion made and Seconded to Approve. Motion carried. 
 
Motion made and Seconded to Approve Site Plan, contingent upon noted conditions and engineering review. Motion carried.    
  

 
Authentication: 
      
___________________________                 Feb. 3, 2016  __________________________ 
Planning & Zoning Board Representative             Date                 Owner/Representative Signature 
 
Distribution: Town Clerk  Building Department   Town Board Members  
  Town Assessor  Town Attorney   File Folder 
  Enforcement Office  Applicant 



TOWN OF WHEATFIELD PLANNING & ZONING BOARD 
Site Review Process Results 

       
1.             Type of Review (“X” one): 

 Sketch Plat Review      Public Hearing Special Permit 
 XX Site Plat Review      Final Subdivision Plat 
  Preliminary Subdivision Plat-Major    Rezoning Request  

 Special Use Permit      Commercial Vehicle Parking Permit 
  
 Site Plat Date – January 1, 2016     Review Date:  February 3, 2016 
  
2. Development Specifics: Niagara International Sports & Entertainment 
 

a. Property Identification & Location – 6929 Williams Rd (Summit Park Mall), Niagara Falls, NY 14304. 
b. Owner(s) Name(s), Address & Phone No. – Zoran Cocov c/o SaveALot, 6929 Williams Rd, Niagara Falls, NY 

14304.  Phone: 416-400-7976. 
c. Developer (when different) Name, Address & Phone No. – same as above 
d. Architect/Engineer/Licensed Land Surveyor Name, Address & Phone No. – Lauer-Manguso & Assoc. 

Architects, 4080 Ridge Lea Rd., Amherst, NY 14228.  Phone: 716-837-0833. 
e. Development Details (Explain) – Sketch Plan for the proposed construction of a 138,600 sq ft structure 

connected to existing mall for 2 multi-purpose sports fields and court sports, as phase 1.  Phase 2 (2017) is 
an 80,000 sq ft with an ice hockey rink with 2 adjacent auxiliary rinks.  

 
3.            Planning & Zoning Board Mandated Conditions/Recommendations:  
 

a. The Board will conduct a Public Informational meeting, March 2nd, 2016, 7:05pm.  
b. The FAA has provided a let of Determination of no Hazard to Air Navigation. 
c. The applicant has received a variance from the Zoning Board of Appeals for the proposed height of structure. 
d. The applicant needs to provide a letter from USACE concerning wetlands delineation. 
e. Phase 1 of the project will be considered during the SEQR process. A coordinated review will be conducted.  
f. Fire Advisory Board - Due to the design of the project, a Fire Department Connection for the sprinkler system in the 

existing building, located on the outside east wall, just south of the proposed connecting structure between the 
existing building and the new structure will be obstructed from view from the main parking lot. In addition to this Fire 
Department Connection being properly marked and labeled, the Fire Advisory Board requests placement of an 
additional sign indicating the location of the FDC that would be South facing near the FDC at the entrance of the new 
“alley way” being created by the project where the FDC is located. The exact location to be agreed upon by the 
Bergholz Fire Company Fire Chief 

g. The Fire Advisory Board requests clear labeling to be agreed upon by the Bergholz Fire Company Fire Chief 
indicating closest access to the Fire Department Standpipe System installed in the new structure. This labeling is to 
be installed on the North and South emergency exit/ entrance doors for the new structure that are closest to the Fire 
Department Standpipe System Connection inside the structure 

h. Per the Town Building Code this building would be required to have a Knox key entry system installed on the building 
at the front, main entrance of the structure. The exact location of the Knox box needs to be discussed with and 
agreed upon by the Bergholz Fire Company Fire Chief prior to installation 

i. The Fire Advisory Board requests confirmation from the Building Department as to the location and completion of the 
new fire walls installed in the existing building that will compartmentalize the new proposed project area and main 
entrance from the unused portions of the building. This firewall should include not only the corridor but also the store 
or unit walls for complete fire protection between the used and unused portions of the existing structure. 

j. Employees: 12 full time employees at initial stage; up to 30 to 40 part time as sports complex is up and running. 
k. Applicant needs to provide SWIPP Inspection Fee of $700 and Plan Review Fee of $1100, separate checks made out 

to the Town of Wheatfield. 
l. ZBA meeting minutes state that applicant has agreed to install 55 dBA compressors which are suitable for residential 

areas. PB requests at boundaries, current noise levels, to determine further levels of noise generation. 
m. Applicant states lights will be dark sky friendly. States the lights will probably be off at night or dimmed. PB has 

requested a photometric study.   



n. Applicant states that parking lot restoration work will be performed. PB requests applicant to provide parking 
calculations for the Site according to Town code. 

o. Applicant is obtaining geo-technical information for constructability. 
p. Applicant must provide engineering report for water load, sanitary load and traffic. 
q. Plan to start late March/April, ending September 2016. 

 
4.       Planning & Zoning Board Action:  
 

Motion made and Seconded to schedule public informational meeting. Motion carried. 
 

No other action taken on Site Plan, pending noted conditions.  
 

 
Authentication: 
      
___________________________                 Feb. 3, 2016  __________________________ 
Planning & Zoning Board Representative             Date                 Owner/Representative Signature 
 
Distribution: Town Clerk  Building Department   Town Board Members  
  Town Assessor  Town Attorney   File Folder 
  Enforcement Office  Applicant 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


