Town of Wheatfield
Comprehensive Plan

SECTION 4

EXISTING CONDITIONS SUMMARY

This section of the report summarizes major findings for existing conditions in the Town of Wheatfield.
It focuses on the areas deemed most relevant to current planning efforts in the Town and reflects the
changes that have occurred in the community since the 2004 Plan.

4.1

Land Use

The Town of Wheatfield is characterized by a broad mix of land uses, ranging from agricultural land to
heavier industrial uses. In general, the northern portion of the Town is primarily agricultural and
residential in nature, except for the area on the western border north of Niagara Falls Boulevard,
which is dominated by the Niagara Falls International airport. (See Map 2: Existing Land Use)
Agricultural
The generally flat land creates suitable conditions for agricultural activities and there are a number of
active farms remaining in Wheatfield (Map 1 illustrates the existing agricultural lands). Designated
agricultural districts cover a large proportion of the northern and northeastern part of Wheatfield,
which is where the majority of agricultural land uses are concentrated. Additional farmland is
distributed throughout the Town on isolated parcels. (See Map 3: Agricultural Districts).
Prime farmland exists in northern and central areas of the Town much of which would need to be
drained to enable agricultural use (see Map 4: Farmland Soils). Prime farmland is land that has the
best combination of physical and chemical characteristics for producing food, feed, forage, fiber,
oilseed crops, and other agricultural crops with minimum inputs of fuel, fertilizer, pesticides, and labor,
without tolerable soil erosion. In addition to the prime farmland soils, additional areas are classified
as Soils of Statewide Importance. These soils are mainly located in the eastern portion of the Town.
Public Buildings
Public and institutional uses, such as fire halls, schools and churches, are scattered throughout the
Town of Wheatfield. Town Hall, the adjacent Community Center, and the Youth Center are located
near the center of Town, off Church Road. Highway Department facilities are on Ward Road, and the
Water/Sewer Department is located on Niagara Falls Boulevard. There are a several parks and
playgrounds in the Town. The largest is Oppenheim Park, a 75-acre County park on Niagara Falls
Boulevard. Fairmount Park, at Nash and Steig Roads, is the largest Town-owned recreational facility.
Residential
Residential uses are common throughout the Town, but the nature of residential land use varies.
Residential homes in the northern part of Town are generally on larger lots, intermixed with
agricultural uses. There are some smaller frontage lots along major thoroughfares, such as Lockport
and Ward Roads, and residential development tends to be denser in the hamlet of Bergholz and, to a
lesser degree, in the area of Shawnee. There are a few small subdivisions in the northern part of
Town, but more intensive subdivision activity is located primarily in the southern portion of the Town.
Residential density increases from the central portion of Wheatfield south towards North Tonawanda.
Most residential development in this area of the Town is of a suburban style and density. Wheatfield
has experienced a significant amount of new residential growth in the past two decades. There are a
number of newer subdivisions located throughout the Town, particularly in areas off the Niagara Falls
Boulevard corridor, and off Shawnee Road. These newer subdivisions presently contain a mixture of
new single-family homes and undeveloped lots. The densest residential development in the Town of
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Wheatfield is located in the vicinity of the previous Summit Park Mall. There are a number of
apartments in this area, including Wheatfield Towers, high-rise apartment buildings for seniors, e.g.
Sawyer Gardens, St. Isaac Jouges Senior Apartments and Summit View apartments, etc. Since
2004, the Town has continued to see residential growth, and Map 2 illustrates these new residential
areas.
Commercial
There are two major commercial retail concentrations in Wheatfield. The Summit Park Mall was a
former regional shopping center located on Williams Road. At the present time, two department
stores (Sears and Bon-Ton) are in operation, as well as a Sav-a-Lot grocery store. The interior of the
mall is barricaded and not open to the public. In addition, the Williams Road area has a number of
medical offices, two strip plazas with retail businesses and a number of apartment buildings, including
senior residences. Niagara Falls Boulevard is the other major retail concentration. The Niagara Falls
Boulevard corridor is characterized by an increasing amount of retail, commercial and recreational
uses, particularly in the central part of Town. Commercial uses along Niagara Falls Boulevard
include a mix of older businesses and newer developments, and range from small independently
owned businesses, motels and stores, to plazas and business parks. Reflecting the Boulevard’s past
as the primary route to Niagara Falls, many of the businesses along this corridor are tourism and/or
recreation-related. While increasingly commercial, the Niagara Falls Boulevard corridor has a wide
variety of land uses, including parkland, farms, cemeteries and residences, as well as industrial uses
at either end of the Town. Additional small scattered retail and commercial properties are located
throughout the Town. Since 2004, the Town has seen continued commercial growth but at a slower
pace than in previous years (averaging less than 10 per year); most probably due to the economy.
Industrial
Industrial uses are primarily located near the eastern and western borders of the Town. Industrial
areas include the area surrounding the airport in northwest Wheatfield, including property along
Niagara Falls Boulevard and the Vantage International Pointe Industrial Park northeast of the airport.
Additional industrial uses are located in the southwest corner of Town, off Liberty Drive in the
northeast corner off Lockport Road and on Cory Road. There is also a mix of older and new
industrial development in the southeast corner of the Town, off Niagara Falls Boulevard in the vicinity
of Shawnee Road. The new industrial development in this area is targeted to light industrial users,
and consists of a more “campus” style of industrial park. Since 2004, Industrial development has
continued in the pattern/locations of the Town, as in the previous years.
4.2

Governmental Structure: Boards, Departments and Committees

The Town of Wheatfield is governed by a Town Board which consists of a Supervisor and four
elected Town Council members. The Wheatfield Town Court, which has two elected Town Justices,
enforces misdemeanor violations, traffic infractions and violations for the Town Code. The Town also
has a Planning Board, which is responsible for planning and zoning issues, a Zoning Board of
Appeals, which is empowered to grant variances and make interpretations of Town Zoning Laws and
decisions of town officials concerning building codes, and a Board of Assessment Review, which
adjudicates property tax matters.
Town Departments include Assessment, Building, an elected Town Clerk, a Highway department with
an elected Highway Superintendent, Receiver of Taxes, Recreation, Sewer and Water and Town
Attorney/Human Resources Department.
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The Town has a number of committees and Task Forces, which are responsible for a variety of
issues such as Economic Development, Agriculture, Recreation, Town Center development,
Greenspace, Alternative Energy, the Town web site, and Drainage. These committees have
accomplished a great deal towards improving the quality of life in the Town, and some have
successfully obtained funding for specific projects.
4.3

Demographic Trends

2010 Update
The Town of Wheatfield remains one of the fastest growing communities in Niagara and Erie
Counties. As indicated in the Comprehensive Plan, the Town’s population grew by 26.6 percent
between 1990 and 2000. This growth trend has continued, with the Town growing by another 4,031
persons or 28.6 percent during the last decade. Hence, the Town’s population has nearly doubled in
20 years time. Population projections from the Greater Buffalo Niagara Regional Transportation
Council (GBNRTC, June 2006) show the Town reaching 20,507 persons by 2030 (their projection for
2020 was 16,000, which has already been surpassed). At the rate the Town is currently growing, this
projection will be exceeded in the next decade. The population growth trends are as follows:
1990
Population
11,125

2000
Population / % change
14,086
26.6

2010
Population / % change
18,117
28.6

2030
Projection
20,507

In 1990, the total number of housing units in Wheatfield was 4,237. By 2000, this number had grown
to 5,555 dwellings (a 31.1 percent increase). The 2010 census information indicates that the total
number of housing units in the Town is now 7,602, which represents a 43.3 percent increase. The
GBNRTC had projected that the total number of housing units would reach 7,974 by 2030. Current
census data shows that 7,180 of the existing housing units are occupied. The average household
size according to census estimates for 2005 – 2009 is 2.51 persons. This is slightly down from 2000,
when the average household size was 2.58 persons. The average household size in 1990 was 2.72
persons, indicating that the overall household size in the Town is slowly declining.
The median age of the population has risen slightly, from 40.1 years in 2000 to 42.4 years (U.S.
Census Bureau estimate, 2005 – 2009 ACS Profile), with approximately 22 percent under the age of
18 years old. Adults over 65 years of age represent approximately 16 percent of the population; this
number has not changed significantly since 2000.
4.4

Housing

Data indicates that a lot of the housing that has been constructed in the Town over the last five years
has been single family homes (constructed primarily in approved subdivisions). The downward trend
in number of units follows the economic problems seen throughout this region and the country. The
Town, however, has seen an increase in development for senior housing, with the approval of over
500 units in the last five years.
The following provides some information on new housing construction trends in Wheatfield over the
last five years (building permits issued for types of units).
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Building Permits Issued in the Last Five Years:

Year

Single-Family
Units

Duplexes

Multi-Family
Units

Townhouses

2006
2007
2008
2009
2010

143
94
71
70
61

1

11
3
1
-

10
-

Other building data indicates that over this same five (5) year period, 12 single family homes were
demolished and residents continued to invest in their homes, averaging town wide, over one million
dollars per year for additions and remodeling to their homes.
4.5

Environmental Features

The Town of Wheatfield conducted a Greenspace Master Plan in 1995 that provides extensive
information on important environmental features in the Town. That report was included by reference
in the 2004 document. To briefly summarize here, Wheatfield has a variety of important natural
resources, including creeks and ditches, lakes/ponds, wetlands, woodlots, hedgerows, parks and
public lands. The Greenspace Master Plan categorizes and prioritizes these assets, and makes
specific recommendations regarding the preservation of important features. Map 5: Environmental
Features illustrates the environmental features and resources in the community.
The Town of Wheatfield, topographically, is very flat, and soils in the Town tend to be finely textured,
with large areas of hydric or potentially hydric soils. Hydric soils are soils that do not drain well, and
typically are characterized by problems with flooding, ponding or saturation with water. As a result,
drainage and wetlands issues are important. The Town is characterized by large areas of wetlands,
and three significant floodplain areas: Bull Creek, Bergholz Creek and Cayuga Creek. Some areas of
floodplain are also associated with Sawyer Creek. Bergholz Creek in the central part of the Town has
the most extensive floodplain area (The floodplain maps were recently updated). It runs through the
fairly densely developed Bergholz hamlet area. Development within floodplains should be carefully
designed to avoid causing additional flooding and damage to developed properties.
Wheatfield is crisscrossed by a number of creeks and drainage ditches, and there are numerous
ponds throughout the Town. These water features are especially important for drainage and erosion
control. They provide habitats for wildlife, and can be used for recreational purposes (trails, etc.).
They are also visual resources, contributing to the attractiveness of the Town. Sawyer Creek, which
cuts through the center of the Town parallel to Niagara Falls Boulevard, is the most visible to nonresidents. Tonawanda Creek, which is the route of the Erie Canal, forms the southern border of the
Town.
Mapped wetlands exist throughout the community, but are concentrated in the eastern and southern
portion of the municipality, and along the major creeks. Mapped Federal and State wetlands are
typically unbuildable, and remain as undeveloped property.
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Vegetative features, such as wooded areas or hedgerows, provide habitats and contribute to the
character of the Town, reflecting its heritage as an agricultural community. All the identified
environmental features help contribute to community character and support a positive image for the
Town. The reader is directed to the Town of Wheatfield Greenspace Master Plan (1995) for greater
detail about these features. The Town acknowledges the importance of these features and had
students at the University of Buffalo assist with the planning of these assets and the Town is currently
updating the Greenspace Plan.
There are four sites in the Town of Wheatfield that are identified as “brownfields” in the Niagara
County Brownfield study. It should be noted that the definition of brownfields, as set forth by Niagara
County for this study was very specific. It should not be considered a complete listing of sites with
potential environmental concerns. These sites are also identified on the Environmental Features Map
(Map 5).
4.6

Utilities

The Town of Wheatfield has public water and sewer throughout the Town (see Map 6: Sewer/Water
Infrastructure).
With the flat topography discussed in Sect. 4.5, drainage is a major issue in the Town. The Town’s
official drainage map identifies over 50 miles of main creeks and tributaries (not including road side
ditches) that fall under the maintenance of the Highway Department. The Drainage Committee is a
group of volunteers that have served as liaison to Highway on and off since the mid 1980’s. The goal
remains to systematically maintain these creeks and tributaries on a 10 year cycle, securing the
necessary state and federal permits in a timely fashion to accomplish the work on schedule.
One particularly troublesome watershed in the past was an area midway between Krueger Road and
the North Tonawanda city line between Nash Road and Witmer Road. Beginning in the late 1990’s,
the Town undertook “The Southern Drainage Project”, a system to mitigate flooding in the area. The
final construction phase of this effort is currently in progress, since an agreement with North
Tonawanda was reached to access their outfall pipes to the Niagara River.
The Town also addresses drainage concerns of property owners whenever they meet the criteria of
greater benefit to the neighborhood.
The Town also provides garbage and recycling collection.
4.7

Transportation

Niagara Falls Boulevard (Route 62) is the major thoroughfare through Wheatfield. Annual average
daily traffic counts (AADT) on this route range from 18,000 at the central part of the Town, to 31,500
at the eastern end. Traffic consists of both local residents and through-traffic, serving business,
industrial and tourism uses. The Greenway Master Plan identifies the Niagara Falls Boulevard
corridor as a major opportunity for image enhancement in the Town.
Other major east-west roads in Wheatfield are Lockport Road in the northern part of the Town, and
River Road along the southern border. Major north-south roadways in the Town are Williams,
Walmore, Ward (Route 429), Nash and Shawnee (Route 425) Roads. Williams Road is a four-lane
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roadway that connects River Road and the western end of the LaSalle Expressway to Niagara Falls
Boulevard.
Map 7: Transportation, illustrates the transportation system in the Town of Wheatfield, including roads
and rail. The AADT figures on the major roadways of this map show the average annual daily traffic,
or the typical number of vehicles using these roadways on a daily basis. Most of the counts were
taken from 2003 to 2007. Almost all road counts increased over those illustrated in the 2004 plan.
According to the most recent Transportation Improvement Plan (TIP), dated May 2010, the following
projects were located in the Wheatfield area:
1. Lockport Road, Walmore Road, intersection reconstruction, target let date 05-17-2013,
Cost: $7.313 M
2. Niagara County Bridge Joints – multiple locations, let date 01-05-2010,
Cost: $233,000
3. Niagara County Bridge Washing – multiple locations, let date 08-02-2010,
Cost: $45,000
4. Walmore Road/Bergholtz Creek Bridge Painting, let date 08-02-2010,
Cost: $140,000
5. Bridge Deck Overlays – multiple locations, let date 08-02-2010,
Cost: $93,200
6. SR 62; Cayuga to Walmore Road – Phase I Highway Reconstruction, let date 03-17-2011,
Cost: $9.362 M
7. SR 62; Krueger Road to Sy Road – Phase II Highway Reconstruction, target let date
06-26-2014
Cost: $16.936 M
8. SR62; Walmore to Military – Mill and Overlay, let date 06-15-2011,
Cost: $1.512 M
9. SR 62; Erie County line to North Tonawanda city line – Mill and Overlay, let date 12-02-2010,
Cost: $950,000
The Town of Wheatfield, unlike many communities in Western New York, has active freight rail
service. The rail line runs parallel with River Road, then turns north in the vicinity of Williams Road,
running past the airport property. It connects to an active line running from the City of Niagara Falls
eastward through the northwest corner of the Town of Wheatfield, which continues eastward to the
City of Lockport and across New York State. Inactive rail lines cut through the southeastern corner of
the Town. According to information from the GBNRTC, these lines are active in the adjacent City of
North Tonawanda.
There are several routes in Wheatfield that are designated as on-road bicycle routes by the Greater
Buffalo-Niagara Regional Transportation Council (GBNRTC) in the Bicycle Master Plan for the ErieNiagara County region. These include River Road and Niagara Falls Boulevard.
4.8

Economic Development

The Town of Wheatfield has become a competitive location for economic development activities in
Western New York. Major concentrations of industrial and/or commercial activity are located along
Niagara Falls Boulevard, around the airport, in the southwestern portion of Town around the former
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Summit Park Mall (new medical corridor), and the newly emerging industrial concentration off
Shawnee Road. Scattered business activity is also present along other major routes in Town.
There has been a significant amount of development activity in the Town of Wheatfield over the past
decade. Building permits for a total of 1,373 residential units were issued in the Town of Wheatfield
between 1991 and 2000. This represents an average building rate of about 137 units per year,
although actual building rates varied. The majority of new residential units in Wheatfield (81 percent)
were single-family detached homes, representing an average of about 112 units per year.
Approximately 16 percent were for apartment units. The remaining permits were for condominiums,
townhouses and duplexes. The peak year for issuing building permits was 1998.
The rate of building permits in Wheatfield is consistent with Census data, which showed a net
increase of 1,318 housing units between 1990 and 2000. The difference between the Census figures
and the building permits (55 units) represents a combination of permits that did not lead to
construction, demolitions, and conversions of residential units to non-residential use. Over the last
seven years, this building rate has decreased and has begun to average less than 100 units per year.
Commercial and industrial development has also been strong. A total of 242 new commercial and
industrial building permits were issued between 1991 and 2000, for an average of over 24 new
businesses per year. In addition, permits for additions and improvements to commercial and
industrial properties were issued for 69 properties between 1991 and 2000. While these do not
represent new businesses in Wheatfield, they do represent continued investment in the community,
and increased tax base.
Assessment figures confirm the increase in the tax base. Between 1997 and 2000, the total full value
of property in Wheatfield grew by 12.5 percent. Residential and commercial growth was balanced:
the assessed value of both increased at about the same rate over those three years. Residential
properties make up approximately 69 percent of total assessed value of the Town.
Some of the building that has occurred has required rezonings. Over the past 10 years, the Town of
Wheatfield has received a total of 16 applications requesting rezonings. Half of these requests have
been to rezone for a commercial use, with the majority located along Niagara Falls Boulevard. Six of
the eight requests for commercial zoning were approved. All of the rezonings that were approved on
Niagara Falls Boulevard have resulted in new or expanded businesses in the Town. The one
rezoning approved on River Road has not yet led to new development.
Three rezonings were for manufacturing use: all of these rezonings requests were approved and
have resulted in new industrial development (Motorad, Silipos, and the new Industrial Park at Niagara
Falls Boulevard and Shawnee). Four of the rezoning applications were requests to rezone for
residential use. Two were approved: the Spice Creek subdivision is currently complete, and the
Alterra Assisted Living Center is built and occupied. In addition, a parcel located at Shawnee and
Loveland was rezoned to a Planned Unit Development (PUD). This development contains a mix of
single-family homes and smaller patio homes A small convenience retail plaza that is also part of the
PUD has not yet been built and has been removed from the plan. The rezoning request history
suggests that there is demand for additional commercially zoned land, particularly along Niagara Falls
Boulevard, and for industrially zoned land.
Wheatfield was ranked favorably in the regional economic development study entitled Sites Analysis
and Development Strategies for Erie and Niagara Counties, prepared for Buffalo-Niagara Enterprise
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by Deloitte & Touche with Fantus in late 2001. This report analyzes the development readiness of a
number of sites in the Buffalo-Niagara region. Five sites in Wheatfield were evaluated, with three of
the sites being retained for future marketing efforts: Vantage International Pointe, Summit Business
Park, and Woodlands Corporate Center.
Advantages of the Wheatfield sites included competitive land rates, the availability of all utilities,
(including fiber optic communications at Woodlands Corporate Center), and availability of rail at
Vantage Industrial Pointe and Summit Business Park. The ranking factors for the Site Analysis report
2
were targeted for specific industry clusters, and therefore did not cover a full range of potential users.
In most cases, the areas of concern noted for the three sites in Wheatfield that were retained for
future consideration were related to the specific needs of the identified target industries, and would
not be issues for many users. For example, the sites in the Woodland Corporate Center were seen
as possibly too small for the target industries, but the size would be acceptable to other types of
companies.
The two sites that were not judged favorably were the Forest City properties off River Road and
Williams Road. Issues affecting the marketability of these sites to industrial users include wetlands,
lack of full utilities, and image problems (proximity to sewage treatment facility and Love Canal
containment facility). While the portion of the site off Williams Road (closest to the mall) was
identified as having future potential, the larger, southerly portion of the site was eliminated from
further consideration.
The airport has been a growth point for economic development. The new terminal has allowed for
growth in the charter airline industry with the possibility for national and international carriers. With
the Town’s Airport Overlay, the area around the airport is primed for both light manufacturing and for
the development of the facility as an international air cargo hub. The development goal for the airport
envisions it as a hub of regional economic growth.
4.9

Public and Cultural Resources

The Town of Wheatfield Town Hall is located off Niagara Falls Boulevard, in the Town Center. This
building is in good condition, and houses many of the Town offices and the Town Court. The
Community Center / Senior Center is located adjacent to the Town Hall, and provides additional
community meeting and activity space. The Town Youth Center is also located on the Town Center
Campus. The Town hosts a weekly Farmer’s Market, and planning has begun to develop the Townowned properties surrounding the Town Center (see Map 8: Community Facilities). Other Town
offices are located on Nash Road, (Parks and Recreation Department), Ward Road (Highway
Department), and Niagara Falls Boulevard (Water and Sewer Departments).
Police service is provided through the Niagara County Sheriff’s Department and the New York State
Police (the Town also utilizes the services of constables). Five volunteer fire departments provide fire
protection service in the Town. These fire companies are Bergholz, Shawnee, Adams, St. Johnsburg
and Frontier Fire Departments. Fire district boundaries are shown on Map 8 in Appendix A. The
nearest hospitals are in North Tonawanda and Niagara Falls, but health care facilities for routine care

2

The target industries were Information Technology, Research and
Development (Medical Tech), Medical Device Manufacturing, Back Office
Operations, and Warehousing and Distribution.
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are available within the Town, including the Summit Healthplex on Williams Road, an affiliate of the
Niagara Falls Memorial Medical Center that offers a range of health care services.
Most of the Town of Wheatfield is within the Niagara-Wheatfield School District. The eastern portion
of Wheatfield is in the Starpoint Central School District. Higher educational services are available in
adjacent Towns: Niagara County Community College is located in the Town of Cambria near the
border of Wheatfield, Niagara University is in Lewiston, and the State University of New York at
Buffalo is in Amherst. Additional area colleges, including private, public and religious schools, are
within easy commuting distance from Wheatfield
There are eleven sites where telecommunications facilities (cell towers) are located in the Town of
Wheatfield. These are primarily in the south and central portion of the Town. The location of these
towers is controlled, and facilities seeking to locate in the Town of Wheatfield must conform to local
regulations.
Library services for Wheatfield residents are currently available through facilities in Sanborn and
North Tonawanda. These libraries are part of the Nioga Library System, which offers access to
interlibrary service to all public libraries in Niagara, Orleans, and Genesee Counties. The Nioga
Library System also has access to reference data from libraries throughout the state through
interlibrary loan agreements.
“Das Haus” German Heritage Museum is located in the hamlet of Bergholz. This 1843 log home is
one of the original houses built by the first settlers to the area. The museum features the house itself,
which has been restored to its 1888 appearance, and “Der Stall”, a replica of a barn typical of that
th
era. Interpretive displays relate to Prussian immigration, craftsman artifacts from the 19 century, and
antique farm tools and equipment. It is open to the public on Sundays, May through October.
4.10

Recreation / Parkland / Open Space

Public lands include parks, schools and play areas. They are recreational resources, and preserve
open space. There are a number of parks in the Town of Wheatfield. The largest Town-owned
facility is Fairmount Park, at Nash and Steig Roads. Fairmount Park is 50 acres with athletic fields, a
large playground with a variety of play equipment, and picnic areas with shelters. There are facilities
for soccer, tennis, baseball, volleyball, basketball, bocce, roller hockey and horseshoes. Additional
facilities include walking and jogging paths and a pond for fishing and ice skating. The Town also
owns and maintains Mario Park, a 12-acre park off Deborah Lane. Passive recreation areas in
Wheatfield include Don Janaecke Memorial Park in the southern part of the Town, and an area with
trails off Moyer Road.
Niagara County maintains Oppenheim Park, a 75-acre park on Niagara Falls Boulevard. The park
features a man-made lake for fishing. Amenities include volleyball nets, tennis courts, basketball
courts, baseball diamonds and a horseshoe pit. The park also has a playground and wading pool,
and picnic facilities.
In addition to these publicly owned parks, there are a number of private recreation areas in the Town
of Wheatfield, maintained by the Fire Companies or other non-profit entities. These small recreation
facilities broaden the range of recreational options available to Wheatfield residents. The Town of
Wheatfield also has a number of private recreational facilities, including an indoor firing range, a gocart track, and an indoor ice rink.
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The Town has a recreational master plan that was completed by graduate students at the University
of Buffalo School of Planning. This plan was dated and therefore an update was done in 2010, and
contains valuable information. Also, the Town’s 1995 Greenspace Plan depicts many of the
environmental and open space features contributing to the passive recreational opportunities in
Wheatfield (this plan is presently being updated).
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