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This report is a Regional Comprehensive Plan for the Towns of Aurora, Elma, Holland and Wales, and the 
Village of East Aurora.  This project was funded by Erie County as part of a larger program of encouraging 
communities to work in a regional or cooperative manner to identify joint opportunities and resolve joint 
concerns.  These five communities have recognized the importance of such cooperation and have joined 
together to devise common solutions to achieve their goals and objectives.  This Plan is designed to be 
consistent with the Guiding Principles for Countywide Land Use Planning that were developed by the Erie 
County Department of Planning and Development. 
 
The intent of the Regional Comprehensive Plan is to provide a regional planning document for the five 
communities.  The Plan will be individually adopted by each municipality, and it will be the responsibility of the 
municipalities to act upon and implement the items pertaining to their respective communities.  However, it is 
hoped that in implementing the Regional Comprehensive Plan, the communities will continue to work 
together, especially on those actions determined to have a cross-border influence or regional significance. 
 
1.1 Goals and Objectives 

The Goals and Objectives section of the document represents the broad, general values that should 
guide future land use decisions in the region and in each municipality.  These goals were strongly 
influenced by the comments gathered from residents and others during various public meetings and 
other means of eliciting public input throughout the planning process.  Direction was also provided by 
the County's Guiding Principles for Countywide Land Use Planning.  The goals and objectives were 
reviewed by the Regional Comprehensive Plan Advisory Committee and have received their approval.  
They represent the consensus of the community on the values and vision that will guide future land use 
decisions throughout the region and in the local communities. 
 
The major, overall goals are listed here.  Section 3 of this document provides additional objectives and 
sub-goals under each of these major goals for the region and for each municipality.  These more 
detailed objectives help provide further guidance as to how to achieve the vision articulated in the major 
goals. 

 
Regional Goals and Objectives 
� Encourage a regional approach to development and planning in the regional plan area 
� Maintain community character 
� Enhance the economic climate of the region 
� Protect and preserve natural resources 
� Provide and improve recreational opportunities and parks 
� Enhance the existing transportation system to improve regional access 
� Ensure an appropriate and quality housing stock 
� Provide clean, potable water to the residents of the region in an economical manner and in a 

manner that does not encourage sprawl 
 

Town of Aurora 
� Preserve community character 
� Properly manage future growth and development 
� Preserve and promote recreational opportunities 
� Provide for economic development 
� Protect environmental resources 
� Maintain and enhance the existing transportation system 

 
Town of Elma 
� Preserve the rural community character 
� Encourage orderly growth and development  
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� Preserve and promote recreational opportunities 
� Provide for economic development 
� Protect significant environmental resources 
� Minimize the loss of remaining prime farmland soils to development. 
� Provide a safe and efficient transportation system  
 
Town of Holland 
� Preserve community character  
� Properly manage growth and development 
� Promote increased and diverse economic activity 
� Improve opportunities for recreation 
� Properly manage traffic and transportation 
� Preserve and protect significant environmental resources 
 
Town of Wales 
� Maintain the rural character of the community 
� Properly manage future growth and development 
� Provide for and encourage limited increases of economic activity in a rural setting 
� Encourage opportunities for recreation 
� Properly manage traffic and transportation 
� Preserve and protect significant environmental resources 
 
Village of East Aurora 
� Preserve traditional neighborhood character of the Village 
� Properly manage future growth and development 
� Encourage investment and economic development 
� Provide a safe and efficient transportation network 

 
1.2 Public Input 

The five communities involved in the Regional Comprehensive Plan are committed to the idea that a 
critical element of the planning process is effective public participation.  From its inception, this 
Regional Comprehensive Plan was prepared with extensive public input.  A variety of avenues were 
utilized to solicit input, including public information meetings, comment forms for written comments, 
hands-on design workshops (charrettes), two public opinion surveys, individual meetings with 
community interest groups and government officials, an internet website, and press releases.  In 
addition, the entire process was closely overseen by an Advisory Committee, made up of 
representatives from each of the participating communities, who met on a regular basis to provide 
guidance and insight into the planning process and to ensure that the concerns of each community 
were being effectively addressed.  

 
1.3 Existing Conditions 

Section 4 of the document summarizes existing conditions in each of the five communities of the region.  
It contains information about the various features that influence the lives of the residents of the area.  
The content of each subsection is as follows: 

 
� Existing land use - this section of the document outlines how development has occurred throughout 

the region.  It starts with a regional overview of the broad historic land use patterns (early 
settlement through suburbanization) and then discusses specific land use patterns for agricultural, 
recreational, residential, commercial and industrial uses in each individual community.  Because 
farming has traditionally been an important component of land use in southern Erie County, the 
section concludes with a discussion of farmland and agriculture in the region.   
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� Land Use Regulations - this section summarizes the land use controls governing how land may 
legally be developed in each municipality.  It describes the various zoning districts and the types of 
uses allowed in each district.  It summarizes subdivision regulations controlling how land is divided 
into smaller parcels in each community.  A subsection on local regulations describes the site plan 
review process for each municipality, and refers to any other regulations which may affect land 
development.  

� Natural Environment - this section provides information about the environment where the 
communities are located.  It describes the region’s topography, and geological features (bedrock, 
soils and surficial geology).  Features of the region’s four major watersheds (Buffalo Creek, Cayuga 
Creek, Cazenovia Creek-Buffalo River and Smokes Creek) are discussed, including the major 
streams, characteristics of the lands in each watershed, areas of streambank erosion and water 
quality.  Floodplains, wetlands, wildlife and significant habitats are identified, as are areas with 
significant scenic resources.  This latter category includes important views (landscape), 
architectural resources (important buildings) and important scenic natural resources, such as the 
streams and falls located throughout the region.  The final subsection on the environment identifies 
the two environmental hazards (inactive hazardous waste sites) in the region. 

� Demographics and Socioeconomic Factors - this section describes the human resources of the 
region.  It provides information about population trends, the age characteristics of area residents, 
and statistics on employment and income.  It also provides an overview of the housing stock of the 
region, including number of units, vacancy rate, owner vs. renter, and the average sales prices of 
single-family homes by municipality. 

� Economic Development - this section is a discussion about the economic life of the region.  It 
provides an overview of broader regional influences on the area’s economy, and a discussion of 
commercial and industrial activity in each community.   

� Transportation - this section describes the transportation network serving the communities of the 
region, including roadways, highway capacity (areas of congestion or high accident rates), 
railroads, public transportation and pedestrian and bicycle routes.  

� Public Utilities - this section provides information about the region’s infrastructure, including water 
(public water supply and wells), wastewater disposal (sewers and septic), stormwater disposal, 
solid waste management (garbage collection and recycling), and electric and natural gas service. 

� Community Facilities - this section identifies the community facilities available for the use of the 
residents of the region.  These include area parks and recreational facilities, emergency services 
(police, fire and health care), governmental facilities (municipal buildings, libraries, and museums) 
and historic and archeological resources (historic buildings and important archeological sites).  
There is also a discussion about the three major school districts serving the region.  

 
1.4 Findings and Recommendations 

The findings and recommendations section (Section 5) of this report represents the results of the 
planning process, and is the culmination of the analysis of existing conditions, public input, and the 
opportunities and constraints affecting the region and its communities.   
 
An introductory discussion (Generalized Findings) provides an overview of the major issues affecting 
the region and its communities.  These include growth pressures, downtown preservation/economic 
development, rural character/environmental protection, traffic issues, farmland protection, stream 
corridor preservation, and watershed protection.  This subsection also provides a listing of specific 
issues, concerns and factors affecting opportunities for each individual community.  It concludes with a 
discussion of zoning issues affecting the communities. 

 
The remaining discussion is organized around the major goals of the plan.  For each category, the 
report includes specific recommendations from a regional perspective, and for each individual 
community.  The major points are highlighted here: 
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� Preserving Community Character - all five communities desire to preserve their unique rural 

character, although the nature of what this entails is different for each municipality.  Elements of 
rural character include open space, active farmland, and scenic features (important views, such as 
the streams).  Measures to protect these features are recommended.  

� Management of Future Growth and Development - In order to preserve rural character, the 
communities must carefully manage future growth. The communities should consider establishing 
and adopting “rural development standards” to guide future development.  These standards would 
be based on common ideals, but tailored to fit the individual needs of each municipality.  These 
standards should be strictly enforced in areas, such as important agricultural lands, where growth 
should be controlled.  Growth should be encouraged in and around the Village and the hamlets of 
the region, and discouraged where there are important environmental features, open space, views, 
or farmlands.  Implementation actions, zonings and infrastructure improvements in any one 
community should be coordinated with adjacent communities.  Ideally, the five municipalities will 
establish a regional comprehensive plan implementation committee to monitor future planning 
actions and provide continuing input and updates into the regional plan.  Issues to be addressed 
jointly include stream corridor preservation and the creation of linkages between important open 
space and recreational features. 

� Provisions for Economic Development - Economic development is needed to provide diverse job 
opportunities, provide needed services to residents, and balance the tax base, but the level of 
economic development appropriate for each community varies.  In general, economic development 
efforts should be focused primarily on existing concentrations, such as the Village and hamlet 
commercial districts, and the existing industrial areas of Elma and, at a smaller scale, Holland.  In-
fill, expansions and redevelopment are preferred, and business development, whether retail, 
commercial or industrial, should occur where there is sufficient infrastructure to support it.  Tourism 
has the potential to provide job growth, building upon each community’s assets (heritage tourism in 
East Aurora; outdoors recreation in Holland, etc.) but should be carefully planned to avoid negative 
impacts (congestion, etc.).  Agriculture, forestry and associated support services should be 
recognized as important components of the region’s economy. 

� Transportation System Management - The region is heavily automobile-dependent.  The five 
communities should cooperate on planning future traffic issues, including traffic volumes, access 
management, problem intersections, the Route 400 interchange configurations and related issues.  
A regional approach is more likely to result in effective solutions.  Development proposals should be 
considered in regard to their potential impact on traffic.  It should be a policy to encourage compact 
development and discourage sprawl.  Industrial users generating truck traffic should be located 
within easy access to Route 400 to minimize the impacts of truck traffic in the region.  There should 
be a greater emphasis on walking and biking, to encourage a more multi-modal transportation 
system in the region, with sidewalks in areas of denser development, such as the Village, and bike 
paths and trails connecting important community assets and facilities.  Rail transportation is an 
important asset to economic development efforts.  Existing rail service in the region should be 
protected, and rail corridors reserved for transportation uses wherever feasible.  Public 
transportation is extremely limited—creative alternative approaches, such as jitneys and/or 
paratransit, should be explored to increase opportunities. 

� Protection of Significant Environmental Resources - The region contains a variety of environmental 
features: watersheds, creeks, wetlands, steep slopes, floodplains, woodlands and important 
habitats.  The communities, particularly Aurora and Elma, should prepare open space plans to 
identify and prioritize important environmental features.  Priority should be given to the major creek 
corridors.  The creeks contribute to the rural character of the area, provide open space corridors for 
wildlife, and are connective features linking the region.  The Towns should consider implementing 
site clearance standards, wetland protection regulations and erosion and sediment control 
measures.  Water quality is a critical issue, especially since many areas of the region are 
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dependent upon groundwater resources for potable water.  Best management practices, stronger 
drainage requirements, and public education about proper maintenance of on-site sanitary waste 
disposal systems should be supported.  The density of new development in areas without sewers 
should be dependent upon the ability of the site to support it (percolation testing). 

� Recreational Opportunities - Recreation is an area where there is already a significant amount of 
multi-jurisdictional cooperation.  Even greater coordination and cooperation, including the school 
districts and private facilities, is recommended, particularly for recreational needs with a regional 
basis, such as ice skating.  Use of recreational facilities and open space should be compatible with 
the capacity of the resource, with more active uses designated for lands that can accommodate the 
usage.  Overcrowding should be avoided.  The municipalities should consider designating important 
parks and open space as Critical Environmental Areas (CEA’s) under the provisions of the State 
Environmental Quality Review Act.  There should be more trails and greenways connecting 
important features, such as parks, schools and activity centers to make access convenient for 
bicyclists and pedestrians.  There should also be increased public access to the creeks in a manner 
compatible with the specific site.   

� Vision Plan - The Vision Plan is a visual representation of the goals, objectives and 
recommendations for the region, based on the existing conditions, issues and constraints as 
identified through the planning process.  The maps (region and individual communities) are not 
future land use maps or zoning maps.  They are tools designed for use with the Comprehensive 
Plan to guide public decision-making.  In general terms, the Vision Maps recommend the protection 
of streams from development pressures and their use for public recreation and open space where 
practical.  Planning across jurisdictional boundaries should provide for a smooth transition between 
communities and the avoidance of land use conflicts.  Open space preservation and natural 
resource protection are favored, as is regional cooperation on public services.  Connective linkages 
should be strengthened throughout the region, particularly for recreational activities, connecting 
public parks and other public facilities.   

 
1.5 Implementation 

The implementation section (Section 6) provides a strategy for how to implement the recommendations 
of the report, with a prioritized step-by-step approach for each community to accomplish its goals.  
Priority 1 Actions are those tasks that should be completed in the immediate term (one to two years).  
The initial emphasis should be on these Priority 1 Actions.  Priority 2 Actions have a five-year time 
frame. 

 
For each jurisdiction, the Priority 1 and 2 Actions have been organized into four categories: Zoning; 
Other Codes and Regulations; Cooperative Actions; and Other Actions.  The first two categories are 
self-explanatory—the actions pertain to either zoning issues or other governmental regulations (e.g. site 
plan control, subdivision regulations).  Cooperative Actions are actions that require intermunicipal 
cooperation, either with other regional planning communities, the County or some other agency.  The 
final category contains all other types of actions to be undertaken by the community.  The 
Implementation Plan also assigns primary responsibility for each action to a specific entity (e.g. 
Planning Board, committee, etc.), and provides an estimate of probable costs, and potential funding 
sources.   

 
The report also lists Priority 3 Actions items.  These include long-term activities, optional additional 
recommendations, or actions that may or may not be necessary, depending upon future scenarios.  
Priority 3 Actions items can be considered “Tool Box” actions—a list of alternative ideas to consider if 
Priority 1 or 2 Actions do not yield the desired results.  This section also includes activities that may not 
have a strong priority, but which would enhance the community if the opportunity were presented.   
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1.6 Environmental Review 
Section 7 of the report is designed to assist with the environmental review for the document.  It 
constitutes an assessment of potential environmental impacts deriving from the plan document itself.  
All development actions taking place after the adoption of the plan will be subject to the State 
Environmental Quality Review process on a site specific basis, but this section of the report will 
facilitate future assessment of planned development actions.  The section also outlines recommended 
mitigation measures.  It is determined that the plan is preferable to the “No Action” alternative.  With the 
plan in place, the communities will be able to properly manage growth and development in the future 
and provide greater protection to the environment. 

 
1.7 Annual Review 

To ensure the continued relevance of the Regional Comprehensive Plan, the five partnering 
communities need to establish a regular review of the document. It is through this process that the plan 
remains a dynamic and useful document.  The annual review is also important to assess the 
accomplishments of the communities, individually and in partnership, toward implementing their goals 
and objectives as outlined in the Plan.  This section of the report details the process and content of the 
Annual Review.  All major site plan, subdivision approvals, and rezonings should be reviewed for 
consistency with the Regional Comprehensive Plan.  Progress toward achieving the Priority Action 
items should be tracked and evaluated.  The validity of the list of priority items should also be verified 
and updated, as needed.  A statement regarding the accomplishments of the past year in each 
community, including joint efforts, should be provided to the Town and Village Boards for their review 
and approval.  By utilizing this strategy on an annual basis, the communities will be able to keep the 
implementation process on track and make minor adjustments to the implementation plan.  A more 
extensive review and formal re-adoption process is recommended every five years to ensure the 
continued relevancy of the Plan. 



Section 2 
Introduction 
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This report is a Regional Comprehensive Plan for the Towns of Aurora, Elma, Holland and Wales, and the 
Village of East Aurora. This project was funded by Erie County as part of a larger program of encouraging 
communities to work in a regional or cooperative manner to identify joint opportunities and resolve joint 
concerns. These five communities have recognized the importance of such cooperation and have joined 
together to devise common solutions to achieve their goals and objectives.  This Plan has been developed to 
be consistent with the County's Guiding Principles for Countywide Land Use Planning. 
 
2.1 Regional and Local Setting 

The Towns of Aurora, Elma, Holland and Wales and the Village of East Aurora are located in 
southeastern Erie County (see Map).  Holland, the most southerly community, is approximately 25 
miles southeast of downtown Buffalo.  The Town of Elma, the most northerly community, is 
approximately 15 miles from downtown Buffalo. 
 
The 2000 population of the region was 31,863 persons, with Elma comprising the most populous 
community with 11,304 persons.  The Town of Aurora, including the Village of East Aurora with 6,673 
persons, has a total population of 13,996 persons.  Holland and Wales have 3,603 and 2,960 persons, 
respectively.  Overall, the population of the region increased by 5.2 percent since 1990, with the 
majority of this growth occurring in Elma and Aurora. 
 
The study area is predominately rural in nature.  Farming, once the predominant land use in the region, 
is slowly giving way to open land and rural residential growth.  The Village of East Aurora functions as 
the primary rural service center for the region, with its influence extending into additional communities, 
such as Marilla and Colden, which are not included as part of the regional study area for this report.  
The hamlet of Holland also serves as an important retail, commercial and community center, and has 
also been designated a rural service center of Countywide significance by Erie County. 
 

2.2 Previous Comprehensive Planning Endeavors 
Each of the five communities has undergone a previous comprehensive planning process, but in most 
cases, the effort occurred decades ago.  The most recently prepared comprehensive plan in the region 
is the Town of Holland’s Master Plan Update, prepared by Erie County’s Department of Environment 
and Planning, and adopted in 1994.  This project was an update of the 1972 Town of Holland Master 
Plan.  The Towns of Aurora and Wales, and the Village of East Aurora had Comprehensive Plans 
prepared under the Urban Planning Assistance Program of the U.S. Department of Housing and Urban 
Development.  For Wales and East Aurora, these plans were prepared in 1970, but never adopted.  
The Town of Aurora’s Plan was prepared in 1980 (Basic Studies) and 1981 (Comprehensive Plan and 
Implementation Plan).  The Town of Elma completed Comprehensive Plans in 1965 and 1983, and 
updated the Plan in 1994. 

 
2.3 Reasons for Preparing a Regional Comprehensive Plan 

It is important for each community to have an effective Comprehensive Plan to guide future growth and 
development.  New York State Law indicates that Town and Village planning, zoning, capital budgeting 
and other decisions should be based on a current comprehensive plan that represents the community’s 
vision for its future. 

 
The goal of the Regional Comprehensive Plan is to develop recommendations for future development 
in the Village and Towns, while recognizing each community's unique assets and considering impacts 
upon surrounding Towns.  This Plan is intended to serve as a framework within which each community 
will be able to evaluate future land use and development issues.  It examines the environmental, 
demographic, physical and development aspects of each community, and the regulatory setting guiding 
these factors.  It addresses the issues and concerns specific to each community, based on citizen input 
from local residents through a variety of forums.  The goals and objectives, recommendations and 
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implementation steps included in this Plan are designed to address each community’s individual 
concerns, and reflect its unique and distinctive vision for its future. 
 
At the same time, however, it is clear that the five communities share many of the same goals, and face 
many of the same challenges and opportunities.  In particular, it became clear that many issues couldn't 
be adequately addressed from a purely local perspective.  They cut across jurisdictional boundaries, 
and are best approached on an inter-municipal or regional basis. Therefore, this Plan identifies 
overarching regional issues and opportunities in all five communities and articulates goals, makes 
recommendations and suggests implementation items that apply to more than one municipality.  Goals 
and objectives were developed for the region as well as the individual communities, and many of the 
recommendations and issues addressed in this Plan are specific to two or more municipalities; others 
are for the region as a whole.  It is the intent of this plan that it be adopted, not solely as an aggregation 
of five individual comprehensive plans, but also as a true regional plan, with common principles agreed 
to by all.  Once adopted by the five communities, the Plan will become a blueprint for the region's 
growth into the 21st Century. 

 
2.4 How the Plan Will be Utilized 

In accordance with Section 272-a of Town and Section 7-722 of Village law, Town's and Village's have 
the power to undertake Comprehensive Planning and to adopt a plan to help promote the health, safety 
and general welfare of the Town or Village and to give due consideration to the needs of the people of 
the region of which the Town or Village is a part. 
 
By law, (Sections 272-a and 7-722) the adoption of a Comprehensive Plan has the following effect: 
 
a. All Town or Village land use regulations must be in accordance with a comprehensive plan adopted 

pursuant to §272-a.11.(a) or 7-722.11.(a). 
 

b. All plans for capital projects of another government agency on land included in the Town or Village 
comprehensive plan, adopted pursuant to Section 272-a or 7-722, shall take such plan into 
consideration. 

 
Once adopted, the Town or Village would begin to implement the plan by amending its land use 
regulations to conform to the comprehensive plan, and consider the plan in all of its land use decisions 
(site plans, subdivisions, and rezonings).  Yearly, the community would utilize the plan in determining its 
capital project plan and in helping to determine what projects and other implementation actions should 
be undertaken in the following year. 
 
Copies of the adopted Regional Comprehensive Plan must be filed with County and State agencies, 
and would be utilized by those agencies in planning projects and actions that could affect the planning 
community. 

 
Section 284 of Town law and §7-741 of Village law allows communities to perform inter-municipal 
cooperation in comprehensive planning.  Pursuant to these sections, the Towns of Aurora, Elma, 
Holland and Wales, and the Village of East Aurora completed this Regional Comprehensive Plan.  The 
joint completion of this plan has promoted an intergovernmental partnership, resulting in increased 
cooperation and effectiveness of comprehensive planning and land use regulation, more efficient use of 
infrastructure and municipal revenues, as well as enhanced protection of community resources, 
especially where such resources spanned municipal boundaries. 
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The purpose of the intergovernmental agreement was to complete a joint comprehensive plan, but per 
§284-4(c) of Town law and §7-741-4-(c) of Village law, the plan will be adopted independently by each 
partnering community.  There is no regional entity governing its adoption, and no individual community 
has any additional powers over any of the other communities.  The agreement between the five 
communities ends at the completion of this comprehensive planning process.  However, it is hoped that 
in implementing the Regional Comprehensive Plan the communities will continue to work together, 
especially on those actions determined to have a cross-border influence or regional significance.  
Future agreements would cover forthcoming projects and, possibly in the future, a more permanent 
cooperative planning agreement could be put in place in the region. 
 
Comprehensive Planning is a continuous process, and the comprehensive plans completed for the 
Town's of Aurora and Wales, and the Village of East Aurora in the 1970's and 1980's should be used as 
references associated with this plan.  The Town of Elma Comprehensive Plan update of 1994 should 
also be referenced when utilizing this plan.  As for the Town of Holland, their 1994 adopted plan is not 
being replaced by this plan, but will be a companion plan with this regional comprehensive plan. 



Section 3 
Goals and Objectives 
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The purpose of taking a regional approach to planning on the part of the participating communities is to 
recognize that the region shares various natural resources, services and public infrastructure.  Furthermore, 
preserving and enhancing the quality of life in the region requires a concerted effort to achieve agreed upon 
regional goals and objectives.  The comments gathered at the public information meetings and workshops 
indicate that residents from the different communities share the same vision for the future of the region.  
Concerns about community character, infrastructure, open space and agricultural preservation, recreation, 
and economic development were mentioned in each community.  Members of special interest groups voiced 
similar concerns.  These comments are considered to be important with regard to developing measures for 
effectively managing future growth and development in the region.   
 
The following regional goals and objectives, as well as the subsequent goals and objectives prepared for the 
individual communities, were strongly influenced by the comments gathered from residents at the public 
meetings and from interest groups throughout the partnering communities, with direction provided by the 
Guiding Principles for Countywide Land Use Planning that were developed by the Erie County Department of 
Planning and Development.  These goals and objectives have been reviewed by the Regional 
Comprehensive Plan Advisory Committee and shaped into a form that will guide future land use decisions 
throughout the region and in the local communities. 
 
 
3.1 Regional Goals and Objectives 

 
Encourage a regional approach to development and planning in the regional plan area 
� Promote intermunicipal cooperation and coordination among the five regional plan communities, 

and with Erie County. 
� Investigate areas where shared services and/or costs between two or more communities are 

appropriate, and encourage joint efforts in these areas.   
� Provide for coordination of economic development efforts within the region. 
� Provide for a coordinated approach toward recreational opportunities and open space preservation 

in the region. 
� Encourage greater collaboration and coordination of efforts among the municipalities and the 

school districts in the region. 
� Create a regional system of natural stream corridors and open space. 
� Encourage physical linkages, such as bike paths and pedestrian walkways between communities to 

link important regional assets such as parks and community services. 
� Encourage cooperation between communities for the provision of necessary infrastructure. 
� Provide for a coordinated approach toward development near municipal boundaries to minimize 

potential conflicts between new development and existing uses. 
 

Maintain community character 
� Ensure new development is compatible with existing development within the communities.   
� Manage growth in the region to ensure development occurs at an appropriate scale and pace, and 

in locations suitable for the type of development. 
� Enhance the visual appearance of the region for residents and tourists.  
� Provide scenic corridors to enhance property values and the rural character of the region. 
� Protect important agricultural lands and open space.   
� Protect important viewsheds, mature vegetation and other natural resources contributing to the 

rural character of the area.   
� Maintain the existing high quality of life in the region. 
� Preserve and protect important cultural and historic resources. 
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Enhance the economic climate of the region 
� Provide diverse job opportunities throughout the region. 
� Support the existing economic base of the area and the expansion of existing businesses.   
� Target new commercial and industrial growth for areas that can provide necessary public 

infrastructure. 
� Promote the establishment and growth of new business enterprises.  
� Encourage the adaptive reuse of existing structures.  
� Strive to compete with outlying regions by working together to improve utility rates and other 

constraining factors. 
 
Protect and preserve natural resources 
� Promote the use of storm water management techniques to minimize the impacts of non-point 

source pollution on surface water resources. 
� Protect the quality and quantity of surface and groundwater resources, particularly through the 

employment of watershed management measures. 
� Preserve natural habitats and open space corridors for wildlife preservation. 
� Manage development throughout the region to provide and maintain corridors for wildlife to allow for 

continuity of habitat. 
 
Provide and improve recreational opportunities and parks 
� Preserve and enhance existing parks and recreation facilities that serve the region. 
� Investigate opportunities for expanding existing facilities, and where appropriate, acquire additional 

parkland or facilities that meet regional needs.  
� Provide connections between recreational facilities in the region to enhance and increase 

opportunities for recreation. 
� Improve public access to regional creek corridors.  
� Encourage cooperation and coordination of recreational facilities and programming among the 

municipalities and school districts in the region. 
 

Enhance the existing transportation system to improve regional access 
� Strive to better accommodate the regional needs of pedestrians, bicyclists and other non-vehicular 

modes of travel. 
� Minimize automobile and pedestrian conflicts in the more densely developed areas of the region.  
� Promote and ensure traffic safety and proper roadway maintenance throughout the region. 
� Maintain and improve opportunities for public transportation. 
 
Ensure an appropriate and quality housing stock 
� Maintain the high quality of the existing housing stock. 
� Encourage the provision of a greater variety of housing styles and types to accommodate a wider 

range of housing preferences, income levels and household types (singles, seniors, empty-
nesters).  

� Ensure that residential development does not occur in areas where infrastructure (particularly water 
and septic service) is inadequate. 

� Encourage housing development to occur in a manner that discourages sprawl and enables 
residents to use existing infrastructure and services efficiently. 
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Provide clean, potable water to the residents of the region in an economical manner and in a manner 
that does not encourage sprawl 
� In areas where water quality threatens the public health, establish new service to residents and 

maintain existing service in a manner that does not spur excessive new development. 
� Protect groundwater aquifers and natural recharge areas including wetlands and significant areas 

of upland open space on a watershed basis.  
� Protect groundwater and surface water resources from contamination from failing septic systems 

and other sources of pollution. 
 
In each community, there were issues that related more specifically to that particular community.  
Comments related to local issues and concerns were utilized to formulate goals and objectives for 
each of the five partnering communities, as follows.  
 

3.2 Town of Aurora 
 
Preserve community character 
� Preserve the rural character of the Town through proper planning and development. 
� Preserve significant areas of open space along roadsides and along property lines to maintain the 

rural character of the Town. 
� Maintain, protect and enhance existing street trees and roadside foliage.  
� Preserve and enhance existing cultural resources, including the library facilities. 
� Preserve historic resources and promote architectural development styles consistent with the 

character of these resources and the area. 
 
Properly manage future growth and development 
� Encourage increased collaboration between the Town and Village to improve cohesion between the 

communities and better plan for and coordinate future growth and development that will benefit both 
communities. 

� Reduce the fiscal burden upon existing development when providing infrastructure for new 
development. 

� Plan for and foster a balance and diversity of uses in the Town to control the cost of and need for 
public services and upgrades. 

� Encourage the use of alternative development techniques that manage the density and adverse 
impacts of residential development, and control sprawl. 

� Maintain efficient and responsive fire and emergency services. 
� Provide adequate and accessible locations for affordable housing within the overall pattern of 

development, especially for the elderly. 
� Effectively buffer residential uses from the impacts of commercial and industrial development. 
� Properly plan development to preserve areas identified as important open space, stream corridors, 

wildlife habitat and corridors, and farmland. 
� Allow for the provision of adequate infrastructure that addresses public needs without encouraging 

excessive growth. 
� Focus commercial growth in the vicinity of the Village but at a size and scale that is compatible with 

the surrounding community and that doesn’t induce sprawl. 
� Promote the development of a diversity of housing alternatives to accommodate all age groups and 

incomes. 
 
Preserve and promote recreational opportunities 
� Improve and maintain existing recreational facilities and increase opportunities for diverse 

recreational activity in the Town. 
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� Promote bike paths and interconnections between recreational facilities within the Town and the 
region. 

� Encourage the provision of recreational space in all types of new residential development. 
� Encourage better cooperation between the Town and the school district in order to improve 

recreational opportunities for the whole community. 
� Provide increased and easily accessible recreational opportunities to address the needs of the 

Town's youth. 
 

Provide for economic development 
� Designate sufficient areas to allow for a measured amount of commercial and industrial growth, at 

an appropriate size and scale, that is compatible with the character of the surrounding community. 
� Effectively plan for new commercial business in a manner that promotes new business but 

manages its growth to prevent sprawl. 
� Ensure that new commercial or retail development is compatible with existing adjacent uses. 
� Focus new commercial and industrial growth on lands already set aside for these uses before 

designating new areas. 
� Recognize the importance of the Village’s role in commercial and retail development, and strive to 

maintain a balance between new development in the Town and the existing retail core. 
� Provide for a diverse economy that offers opportunities to workers of all skills. 
� Encourage and promote opportunities for start-up businesses and local entrepreneurial efforts. 

 
Protect environmental resources 
� Preserve natural habitat areas to maintain biological diversity and properly manage wildlife 

populations. 
� Protect groundwater aquifers, surface waters, and watershed lands such as wetlands and 

significant upland areas that recharge potable water sources. 
� Protect groundwater resources from the impacts of failing septic systems. 
� Minimize impacts of non-point pollutants on surface and groundwater resources. 
� Preserve and protect important scenic viewsheds and resources. 
� Encourage the use of and provide incentives for alternative energy sources to conserve natural 

resources. 
 

Maintain and enhance the existing transportation system 
� Provide for a more pedestrian friendly transportation system. 
� Promote safe roads for automobile travel with pathways to effectively accommodate bicycles, 

horses and pedestrians. 
� Ensure proper roadway maintenance. 
� Properly plan development to reduce automobile dependency for trips between the Town and 

Village. 
� Properly manage growth to reduce and control highway congestion. 
� Increase land use density around shopping and activity centers to promote pedestrian activity and 

alleviate traffic congestion. 
 

3.3 Town of Elma 
 
Preserve the rural community character 
� Properly manage growth and development to control sprawl and preserve the rural character of the 

Town. 
� Maintain the existing quality of life by properly managing traffic and preserving open space areas. 
� Promote the preservation and re-use of culturally and historically significant structures, such as the 

building that currently houses the Town Hall. 
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� Promote development that is at a size and scale compatible with the surrounding community. 
� Encourage architectural designs and development styles that are in harmony with the character of 

the area. 
� Seek to boost community pride and promote a focus on property maintenance. 

 
Encourage orderly growth and development  
� Effectively buffer residential uses from the impacts of commercial and industrial development. 
� Support and uphold the goals and objectives of the Comprehensive Plan to properly manage 

growth in the Town. 
� Plan for a balance and diversity of uses in the Town to control the cost of and need for services. 
� Encourage the use of alternative development techniques that manage density, minimize the 

adverse impacts of residential development, and control sprawl. 
� Allow for the provision of adequate infrastructure that addresses public needs without encouraging 

excessive growth. 
� Encourage the preservation of important natural and scenic features on lands that are proposed for 

commercial and industrial development. 
� Promote the renovation and re-use of existing developed properties. 
� Promote the development of affordable housing to accommodate the needs of senior citizens and 

other moderate-income residents. 
 

Preserve and promote recreational opportunities 
� Maintain existing recreational resources and provide increased opportunities for public recreation. 
� Promote the establishment of bike and pedestrian pathways and interconnections between 

recreational facilities within the Town and the region. 
� Encourage the provision of recreational space in all types of new residential development.  
� Provide increased and easily accessible recreational opportunities to address the needs of the 

Town's youth, as well as seniors. 
 

Provide for economic development 
� Focus industrial and commercial development in existing facilities before new areas are 

established. 
� Provide adequate areas for existing industrial and commercial enterprise to expand and grow in 

context with the overall development patterns of the Town. 
� Coordinate industrial development with Route 400 and the railroad line. 
� Ensure industrial growth occurs in areas with adequate utilities and infrastructure. 
� Investigate the potential for an industrial incubator to promote new business and entrepreneurial 

development. 
 

Protect significant environmental resources 
� Properly plan development to preserve areas identified as important open space, including stream 

corridors, wildlife habitat and corridors, and farmland. 
� Protect and preserve important viewsheds and scenic resources in the Town. 
� Discourage clear cutting to preserve natural vegetation on private lands sited for development and 

maintain the rural character of the Town. 
� Preserve and protect lands that recharge groundwater resources. 
� Minimize adverse impacts to surface and groundwater resources from non-point source pollution 

and failing septic systems. 
� Minimize the loss of remaining prime farmland soils to development. 
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Provide a safe and efficient transportation system  
� Provide for a more pedestrian friendly roadway system by providing wider and safe right-of-way 

areas. 
� Ensure safe roads for automobile travel as well as for bicycles, pedestrians and other modes of 

travel, through proper roadway maintenance throughout the Town and the improved enforcement of 
speed limits and other existing safety regulations. 

� Properly manage growth and development to minimize existing traffic volumes on already 
congested roads, such as Clinton Street Bullis Road, and Bowen Road, and avoid congestion on 
other Town roadways. 

� Encourage use of acceptable north-south and east-west travel routes to alleviate traffic congestion. 
� Focus residential development around activity centers in the Town to encourage hamlet activity and 

reduce automobile dependency. 
� Strive to better accommodate the transportation needs of the elderly population in the Town. 

 
3.4 Town of Holland 

 
Preserve community character  
� Preserve and protect the rural character of the Town. 
� Maintain the high quality of life in the Town by controlling and properly managing traffic. 
� Encourage the concentration of retail, commercial and residential activity in and around the hamlet 

area, allowing the remaining areas of the Town to remain more rural in character. 
� Protect architecturally and historically significant sites and buildings in the Town. 
� Encourage architectural designs and development styles that are in harmony with the existing 

character of the Town. 
� Encourage community pride and promote a focus on property maintenance. 

 
Properly manage growth and development 
� Foster a balance and diversity of land uses in the Town to control the cost of and need for public 

services and service upgrades. 
� Allow for the provision of adequate infrastructure that addresses public needs without encouraging 

excessive growth. 
� Strive to reduce the fiscal burden upon existing development when providing infrastructure for new 

development. 
� Focus commercial growth in the vicinity of the hamlet center, but at a size and scale that is 

compatible with the surrounding community and that doesn’t induce sprawl. 
� Encourage the provision of a diversity of housing types for various age groups, family sizes, and 

income levels. 
� Provide adequate and accessible locations for affordable housing within the overall pattern of 

development, especially for the elderly. 
� Effectively buffer residential uses from the impacts of commercial and industrial development. 
� Properly plan development to preserve areas identified as important open space, stream corridors, 

wildlife habitat and corridors, and farmland. 
� Maintain efficient and responsive fire and emergency services. 

 
Promote increased and diverse economic activity 
� Promote the revitalization of the central business district to increase spending and commercial 

activity within the Town. 
� Effectively plan for new and responsible commercial and light industrial growth in a manner that 

promotes new business but wisely manages its growth. 
� Encourage the reuse of existing structures in the central business district as well as in-fill 

development to promote activity in this area. 
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� Encourage future industrial development to locate in areas readily accessible to the existing 
highways and the railway corridor. 

� Promote the re-use and redevelopment of vacant existing industrial facilities. 
� Encourage and promote opportunities for start-up businesses and local entrepreneurial efforts. 
� Protect the viability of well-established farming activities, and discourage non-agricultural uses on 

prime agricultural lands or forestry areas. 
� Protect farmers from conflicts and nuisances caused by new residential and businesses 

development locating near active farms, croplands, and grazing lands. 
 

Improve opportunities for recreation 
� Improve opportunities for recreation and promote recreational activities, particularly during the 

winter season, to increase economic activity in the area. 
� Promote bike paths, hiking and equestrian trails, snowmobile trails and other interconnections 

between recreational resources within the Town and region, but in a manner that does not 
adversely impact local residents or private landholdings. 

� Provide increased and easily accessible recreational opportunities, especially to address the needs 
of the Town's youth. 

 
Properly manage traffic and transportation 
� Promote safe roads for automobile travel as well as for pedestrians, bicycles and other modes of 

travel. 
� Ensure proper roadway maintenance. 
� Alleviate traffic congestion problems in the central business district. 
� Increase pedestrian safety around schools, public buildings, and local shopping establishments. 
 
Preserve and protect significant environmental resources 
� Properly plan development to preserve areas identified as important open space, stream corridors, 

wildlife habitat and corridors and farmland. 
� Protect wellhead areas, groundwater aquifers, surface waters and watershed lands such as 

wetlands and other significant upland areas that recharge potable water sources. 
� Protect groundwater resources from the impacts of failing septic systems. 
� Protect and preserve important viewsheds and scenic resources in the Town. 
� Minimize the loss of remaining prime farmland soils to development. 
� Promote the preservation of natural vegetation on private lands being developed to discourage 

clear cutting. 
 
3.5 Town of Wales 

 
Maintain the rural character of the community 
� Preserve and protect the rural character of the Town. 
� Properly plan growth and development to control sprawl. 
� Promote development that is at a size and scale compatible with the surrounding community. 
� Encourage the concentration of retail, commercial and residential activity in the hamlets, allowing 

the remaining areas of the Town to remain more rural in character. 
� Encourage architectural designs and development styles that are in harmony with the character of 

the area. 
� Seek to boost community pride and promote a focus on property maintenance. 
� Protect the intrinsic value of green space in the Town, which increases the overall value of the land. 
� Reduce the visual impact of any new industrial and commercial development, particularly in 

wooded areas, areas adjacent local highways, and areas located within sight of residential 
neighborhoods.  
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Properly manage future growth and development 
� Allow for the provision of adequate infrastructure that addresses public needs without encouraging 

excessive growth. 
� Strive to reduce the fiscal burden upon existing development when providing infrastructure for new 

development. 
� Encourage the use of alternative development techniques that manage the density and adverse 

impacts of residential development, and control sprawl. 
� Foster a balance and diversity of land uses in the Town to control the cost of and need for public 

services and service upgrades. 
� Encourage the provision of a diversity of housing types for various age groups, family sizes and 

income levels. 
� Provide adequate and accessible locations for affordable housing within the overall pattern of 

development, especially for the elderly. 
� Properly plan development to preserve areas identified as important open space, stream corridors, 

wildlife habitat and corridors, and farmland. 
� Properly landscape and buffer future commercial and light industrial development to minimize 

negative impacts on adjacent residential uses. 
� Maintain efficient and responsive fire and emergency services. 

 
Provide for and encourage limited increases of economic activity in a rural setting 
� Protect farmers from conflicts and nuisances caused by new residential and business development 

locating near active farms, croplands, and grazing lands.  
� Protect the viability of well-established farming activities, and discourage non-agricultural use on 

prime agricultural lands or forestry areas. 
� Encourage and promote opportunities for start-up businesses and local entrepreneurial efforts. 
� Encourage the reuse of existing structures in the hamlet districts as well as in-fill development to 

promote economic activity in these areas.  
� Encourage a limited amount of light industrial development that is located in areas readily 

accessible to the existing highways and infrastructure. 
� Effectively plan for new and responsible, small-scale commercial and industrial development in a 

manner that promotes new business but wisely manages its growth. 
 

Encourage opportunities for recreation 
� Promote bike paths, hiking and equestrian trails, snowmobile trails and other interconnections 

between recreational resources with the Town and region, but in a manner that does not adversely 
impact local residents and private landholdings. 

� Improve access to and parking opportunities at popular recreational resources. 
 
Properly manage traffic and transportation 
� Promote safe roads for automobile travel as well as for pedestrians, bicycles and other modes of 

travel. 
� Ensure proper roadway maintenance. 
� Provide wider roadway right-of-way areas for safer non-vehicular use. 
� Increase pedestrian safety around schools, public buildings, and in the hamlet areas. 

 
Preserve and protect significant environmental resources 
� Properly plan development to preserve and protect areas identified as important open space, 

stream corridors, wildlife habitat and corridors, and farmland. 
� Protect wellhead areas, groundwater aquifers, surface waters and watershed lands such as 

wetlands and other significant upland areas that recharge potable water sources. 
� Protect groundwater resources from the impacts of failing septic systems. 
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� Protect and preserve important viewsheds and scenic resources in the Town. 
� Minimize the loss of remaining prime farmland soils to development. 
� Promote the preservation of natural vegetation on private lands being developed to discourage 

clear cutting. 
 
3.6 Village of East Aurora 

 
Preserve traditional neighborhood character of the Village 
� Recognize that the unique character of the Village is an important asset to the region that should be 

supported and preserved.  
� Ensure that development is compatible with the existing character of the Village in terms of style 

and scale, and is integrated into the surrounding area to promote community interaction. 
� Encourage architectural designs and development styles that are in harmony with the existing 

character of the Village. 
� Protect architecturally and historically significant sites and buildings in the Village. 
� Promote streetscape and roadway improvements to further enhance the aesthetics and pedestrian-

oriented character of the business district. 
� Maintain and promote the use of landscaping throughout the Village to improve and protect 

community character. 
� Maintain the street-side social ambience of Main Street shopping district. 
� Promote the preservation of existing and the development of new housing that provides alternatives 

to accommodate a range of incomes and age groups. 
 
Properly manage future growth and development 
� Encourage increased collaboration between the Town and Village to improve cohesion between the 

communities and better plan for future growth and development. 
� Foster a balance and diversity of land uses in the Village to control the cost of and need for public 

services and upgrades. 
� Keep new and expanding development at a size and scale that is compatible with the character of 

the Village community. 
 
Encourage investment and economic development 
� Provide opportunities for existing enterprises to expand within the Village. 
� Encourage a diversity of retail and commercial uses in the Village business district. 
� Promote and market the Village business district to enhance its vitality. 
� Reduce the negative impacts and conflicts of commercial and industrial expansion. 
� Promote the re-use of existing, vacant facilities for new and expanding retail, commercial and 

manufacturing establishments. 
� Encourage and promote opportunities for start-up businesses and local entrepreneurial efforts. 
� Encourage increased tourism development and expanded tourism services, but in a manner that 

does not negatively affect local residents. 
� Provide adequate, safe parking in and around the central business district. 

 
Provide a safe and efficient transportation network 
� Promote safe roads for automobile travel as well as for bicycles, pedestrians and other modes of 

travel. 
� Ensure proper roadway maintenance. 
� Better accommodate the needs of commuters moving throughout the Village during peak hour 

travel periods. 
� Minimize the impacts of increased traffic congestion within the Village. 
� Encourage walking and bicycling to reduce dependency on automobiles. 
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� Provide sidewalks and pathway connections to and between parks and community facilities, 
including the High School. 

� Properly plan for the additional traffic from the Knox State Park and the growth of the Village as a 
cultural hub to minimize impacts to the Village. 

 
3.7 Public Input 

 
The five communities involved in the Regional Comprehensive Plan are committed to the idea that a 
critical element of the planning process is effective public participation.  From its inception, this 
Regional Comprehensive Plan was prepared with extensive public input.  A variety of avenues were 
utilized to solicit input, including public information meetings, comment forms for written comments, 
hands-on design workshops (charrettes), public opinion surveys, individual meetings with community 
interest groups and government officials, an internet website, and press releases.  In addition, the entire 
process was closely overseen by an Advisory Committee, made up of representatives from each of the 
participating communities, who met on a regular basis to provide guidance and insight into the planning 
process and to ensure that the concerns of each community were being effectively addressed.  
 
� Public Information Kick Off Meetings - At the outset of the project, public information meetings were 

held in each of the five communities.  These kick-off meetings were held in April of 2000 to 
introduce the public to the consultants, the Advisory Committee and the project.  A brief overview of 
the project, the reasoning behind it, and an understanding of how it would be developed was 
provided.  This was followed by an open discussion of important issues and opportunities, designed 
to gather public comments.  An important goal of these kick-off meetings was to solicit as much 
public input as possible—about what residents liked about their communities, where they had 
concerns, and what they saw as key opportunities for improving their quality of life.  Brainstorming 
encouraged attendees to articulate their “vision” for their communities.  Based on this input, a 
preliminary list of issues was prepared. 
 

� Focus Meetings - Follow-up focus meetings were held in each of the five communities in May and 
June 2000 to invite the public to clarify and/or increase the preliminary list of issues and 
opportunities.  Based on the discussions at these meetings, a finalized listing of issues and 
opportunities was generated.  This listing provided the basis of the Goals and Objectives for the 
region and for each community, as outlined in the Subsections above. 

 
� Community/Special Interest Group Meetings - A unique aspect of the public outreach program for 

this project was the number of community organizations who provided input into the planning 
process.  Between July and October of 2000, over thirty groups were contacted, leading to nineteen 
individual meetings with these groups (some groups met jointly and others declined). These groups 
represented a broad spectrum of the community, including farmers, senior citizens, service 
organizations, environmental groups, historical societies, school district superintendents, and 
governmental boards.  In addition, project staff met on a regular basis with the Greater East Aurora 
Chamber of Commerce to keep this group up-to-date on our progress.  A list of the groups who 
were contacted is included in an Appendix.  The input gathered from these special interest groups 
further helped to inform the process of revising the Goals and Objectives. 

 
� Public Opinion Surveys - This project also included two rounds of public opinion surveys or 

questionnaires.  The first survey was sent out in the Fall of 2000.  Each municipality devised its own 
survey document to address their individual concerns.  These surveys provided additional input, 
insight and clarification into the issues facing each community.  The results of these surveys, which 
are provided in the Appendix, were utilized to further sharpen the Goals and Objectives. 
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The second public opinion survey was conducted in the Fall of 2001.  This survey was more 
regional in scope, with the same survey document administered in each community.  This survey 
focused primarily on issues of common concern, such as community character, open space 
preservation, and public utilities.  Results of this survey were utilized to further develop the regional 
and individual community recommendations for the Regional Comprehensive Plan (they are also 
provided in the Appendix). 
 

� Public Design Charrettes - After the initial data collection, mapping and analysis of findings was 
completed, public design charrettes were held in each community.  These hands-on meetings were 
very interactive and aimed at generating public comments on the Goals and Objectives, the data 
and preliminary recommendations.  In addition to soliciting verbal comments, attendees were 
invited to draw on blank maps of their communities to visually illustrate their ideas. The results of 
the first public opinion survey were also presented to help generate additional ideas and comments.  
Citizens were informed of other avenues for input, including the website. The charrettes were very 
important for shaping the plan.  The input received at these meetings was used to finalize the draft 
Goals and Objectives, to develop the vision maps for each community, and to help in formulating 
recommendations for the region and the communities. 

 
� Additional Sources of Input - As noted above, a website was established for this plan.  The website 

was used as a forum for providing the public with information about the progress of the plan.  For 
example, data summaries, maps and survey results were posted, as were the goals and objectives 
and preliminary recommendations.  The schedule of public meetings was also posted, as a 
supplement to the press releases and other methods used to advertise the meetings.  A link on the 
webpage facilitated comments, and some input was obtained through this avenue. 

 
Following the drafting of the recommendations, meetings were held with public officials (Town Boards 
and Planning Boards) in each of the five communities to go over the report, and ensure that it was 
consistent with their vision for their communities.  These public representatives will be responsible to 
adopt and implement the plan, and this step of public input is very important to help ensure the success 
of the project.  Their comments were incorporated into the final draft of the report. 
Finally, the Advisory Committee was a very important source of input on the plan.  These volunteers 
reviewed the report and oversaw its progress at each stage of the process.  They helped to advertise 
and facilitate the public meetings.  They were instrumental in developing and sending out the surveys.  
They served as important liaisons between the communities and the consultants, and provided 
invaluable substantive comments, feedback and revisions to the plan. 

 
The Appendix to this report, referred to above, provides examples of materials used to solicit public 
input, public opinion survey results, and additional information on the public input process for the 
Regional Comprehensive Plan. 
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4.1 Existing Land Use 
 

4.1.1 Regional Overview 
 
Settlement in the region first occurred in the early 1800’s.  Development initially concentrated in the 
small hamlets located throughout the area.  These hamlets were generally located along major 
roadways for ease of access, and near waterways which could be used for power.  The hamlets 
functioned as commercial and social centers for the communities surrounding them, and traditionally 
had a mix of uses, including residences, small stores, mills, churches, public buildings, and services.  
Vestiges of these original communities remain in places like West Falls, South Wales, Wales Center 
and other small hamlets in the area.  The areas surrounding the hamlets were primarily agricultural or 
open space, with scattered residences. 

 
The Village of East Aurora was originally two separate hamlet areas: the west end of the Village was 
known as Willink (downtown) and the central business district near the railroad tracks was the “east 
village,” or “uptown.”  Over time, the two hamlets were combined, and the Village of East Aurora 
emerged as the most prominent commercial and retail center for the surrounding area.  On a smaller 
scale, the hamlet area of Holland became the commercial and public center for the communities in the 
southeastern portion of Erie County.  These two communities remain the most important centers in the 
region, with a core of retail, service, commercial and public uses. 
 
The construction of the railroad through the region spurred traditional heavy industrial development in 
communities along the rail line, particularly East Aurora and Holland.  The railroad also linked the 
Village of East Aurora to the City of Buffalo, and by the turn of the 20th century, the Village was densely 
built up with mixed residential, commercial and industrial uses.  The post-war development of Interstate 
highways and the completion of Route 400 in the 1960’s improved access to the greater Buffalo region, 
spurring a more suburban type of development, particularly in the Towns of Elma and Aurora.  The 
Route 400 expressway also resulted in increased industrial development in the Town of Elma, with 
more modern, high-tech manufacturing uses located at the exits to the expressway. 

 
Suburbanization continued throughout the region in the post-war era, spreading outward from the 
Village core.  The majority of the housing stock in Elma and Aurora outside the Village was built in the 
1950’s and 1960’s, while Holland and Wales experienced the greatest post-war residential development 
in the 1960’s and 1970’s.  Residential development continues to occur throughout the region at a 
significant level within the area context.  An estimated 10 percent of the existing housing stock in the 
region was built since 1990.  The strongest absolute growth (number of units) is occurring in Aurora and 
Elma, but percentage growth is strongest in Wales, where an estimated 14 percent of the housing stock 
has been built since 1990. 
 
Despite continued growth, the region remains predominately rural, and development remains at a 
modest scale compared to other communities in Erie County.  Agricultural uses continue in Holland and 
Wales, and to a lesser degree, in Elma and the Town of Aurora.  Some scattered small-scale 
commercial and convenience retail uses have developed in the more rural areas of the region, and 
some of the original hamlet areas retain mixed uses.  However, East Aurora and the hamlet of Holland 
remain the retail and commercial centers of the region, and the surrounding communities are primarily 
rural and residential.  Information on land uses throughout the region is summarized on Map 1: Existing 
Land Use. 
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4.1.2 Community Land Use 
 

Town of Aurora 
The land use in Town of Aurora is still predominately rural.  Agriculture is no longer a major industry in 
the Town, but there are a few lands still used for agricultural purposes, including nurseries and tree 
farms.  There are several large parks in the Town, including Emery Park, a 489-acre County Park in 
South Wales, and J.P. Nicely Memorial Park, an 83-acre Town park in West Falls.  The Town has also 
recently acquired a 160-acre parcel, located just south of the Village, known as the Majors parcel.  This 
site is currently vacant open space, but plans are to develop a park on this site.  In addition, there are 
two small playground parks in West Falls.  The future 677-acre Knox State Park is partly located in the 
Town of Aurora and will provide continued passive recreational opportunities.  Public uses in the Town 
of Aurora, outside the Village, are primarily educational, including East Aurora High School and a 
BOCES facility on Center Street, the Gow School in South Wales, and Christ the King Seminary on 
Knox Road west of the Village.   
 
Residential development in Aurora is characterized by low densities on medium to large parcels. There 
are a few small subdivisions throughout the Town, but the majority of residential uses front along the 
major rural roadways.  Residential development is generally in a traditional “street-front” pattern, with 
lots that are relatively narrow but deep.  Some denser residential development has taken place in the 
portions of the Town that border the Village of East Aurora, particularly north and east of the Village, 
where some subdivision style development has occurred.  The Center Ridge subdivision was recently 
constructed near the high school, north of Sweet Road and west of Center Street.  New senior citizen 
apartment complexes have recently been built off Maple Road and along US 20A, west of the Village.  
Denser residential land uses also occur in the hamlets of West Falls and South Wales.    
 
Commercial development is very limited in the Town of Aurora outside the Village.  There are some 
scattered commercial parcels, primarily with low intensity uses, such as golf courses, and there are 
commercial uses (small-scale retail and personal services) in the hamlet of West Falls.  There is also 
some limited commercial use along Route 16, particularly south of the Village.  There are isolated 
commercial uses scattered along Center Street and Blakeley Road.  Another pocket of commercial 
development occurs in an industrial zone along Buffalo Road (NYS Route 16/78), near the Town of 
Elma border.  There is very little industrial development in the Town, and existing industrial uses are 
very small in scale.  There are some small industrial uses along Route 240 in the western portion of the 
Town near the Orchard Park border, and a small publisher on Willardshire Road near the border with 
Elma.  There are no other industrial uses in the Town. 

 
Town of Elma 
The Town of Elma is a mix of rural and suburban development.  There are parcels still in agricultural 
use throughout the Town, and much of the residential development is low density.  There are also a 
number of major subdivisions in the Town.  Most of these subdivisions have a typically suburban style 
of development, with uniform lot sizes and housing styles on cul de sacs.  Nearly all the housing is in 
single-family units, with some small two- to four-unit buildings, and lot sizes are generally 32,000 
square feet or more.  
 
There are several parks, including Elma Town Park on Creek Road, the Senior Center Park on Bowen 
Road, Elma Meadows County Park, and an undeveloped Town Park on Knabb Road.  The Iroquois 
Central School District has a campus on Girdle Road and an elementary school on Rice Road.  Other 
public uses are small-scale Town facilities, such as Town Hall, the Senior Center, the Town Museum 
and the Public Works garage. 
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Commercial development in Elma tends to be dispersed throughout the Town, primarily along the major 
roadways, such as Seneca Street, Transit Road, Bullis Road, and Seneca Street.  Much of the 
commercial activity is centered in the former hamlet areas, and at major intersections.  There is a plaza 
in Elma Center.  There is also a concentration of retail and commercial activity at the Route 400/Maple 
Road interchange, which is developing in a strip commercial pattern.  The Town of Elma has a major 
concentration of industrial uses located near the interchanges of Route 400.  The most prominent 
industrial location is along Jamison Road off Route 400, where there are several large manufacturing, 
research and assembly plants.  These businesses are large, modern, well-maintained facilities, and 
include such companies as Moog Incorporated, Servotronics and Motorola.  A second, smaller and 
older industrial area is located along New Bullis and Pound Road near the Transit Road interchange.   

 
Town of Holland 
The Town of Holland is agricultural and rural, with a central hamlet that serves as a rural service center 
for southeastern Erie County.  Its land use patterns reflect these roles, with very different styles of 
development within and outside the hamlet area. 
 
The hamlet area of Holland has a relatively dense development pattern.  It contains a mix of uses, 
including retail, commercial, residential and industrial uses.  Most public uses for the Town, including 
the schools and Town facilities, are located in the hamlet area.  Residential development in the hamlet 
is typical village style development, with a higher density of houses on smaller lots.  There is a variety 
of housing types, including apartments.  Commercial development is concentrated along Route 16, with 
a mix of retail uses and services.  Industrial development in Holland is concentrated within the hamlet, 
along the railroad east of Main Street.  There is a manufacturing plant, a lumberyard and a construction 
warehouse in this vicinity.   
 
Outside the hamlet area, development tends to be sparse and rural in nature.  There are a number of 
agricultural lands still being farmed, particularly in the northeast portion of the Town.  There is also a 
significant amount of open space, including areas with steep slopes where development is unlikely to 
occur.  A number of the commercial uses in the Town also tend to be low intensity, such as 
campgrounds and riding stables.  Residential development outside the hamlet is on large lots, with 
most of the lots at least an acre in size, and many significantly larger.   
 
Commercial development outside the hamlet is located primarily along Route 16 in a strip development 
pattern.  There are several small, independently owned businesses along this corridor.  The Holland 
Speedway is located southwest of the hamlet area, off Holland-Glenwood Road.    

 
Town of Wales 
Wales is also very rural and agricultural.  Much of the land use in the Town is large lots, used as open 
space, farms or very sparse residential development.  There are also two large adjacent parcels that 
are preserved as public open space.  Hunters Wilderness Creek Park is a 759-acre undeveloped 
County land bank, and Kenneglenn is a 141-acre parcel recently purchased by the Western New York 
Land Conservancy for use as a wildlife preserve.  Both are located along Hunter Creek in the 
northwestern portion of the Town.  Public uses, such as the Town Hall and the Fire Department, are 
concentrated in the hamlet of Wales Center. 
 
Residential development is generally individual homes on large parcels fronting on major roadways.  
Most lots are 3 acres or more.  There is some denser development in the hamlets of Wales Center and 
South Wales, but there are no suburban style subdivisions. 

 
Commercial and industrial development is fairly limited in the Town of Wales. Uses tend to be small, 
independently owned businesses, with relatively low intensity uses.  Most commercial and industrial 
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development is located along Route 20A and Route 16.  Retail development is concentrated in the 
South Wales and Wales Center hamlets, with some highway convenience retail spreading west toward 
East Aurora on Route 20A at the major intersections (Route 78 and Two Rod Road).   

 
Village of East Aurora 
East Aurora is the most densely developed community in the regional plan area.  Nearly all of the land 
area in the Village is developed, and there are no agricultural uses within the Village limits.  Virtually all 
of the undeveloped land in the Village is zoned for residential use.  Much of it consists of small 
residential lots; some owned by neighbors and kept intentionally vacant.  There are some larger vacant 
parcels, mostly near the Village borders, but the Village is close to being fully developed.  
 
There are several parks within the Village, including Hamlin Park, Aurora Community Pool Park, 
Warren Drive Park, Old Baldy (undeveloped) and Sinking Ponds Wildlife Sanctuary.  In addition, the 
former Knox estate has been purchased by the State of New York for use as a State Park.  This park is 
partly in the Village, and extends into the Town of Aurora outside the Village.  There are also numerous 
public uses in the Village.  Aurora Town Hall, East Aurora Village Hall, the Boys and Girls Club of East 
Aurora, the Senior Center, the Fire Department, cemeteries and several schools and churches are 
located throughout the Village.  The highest concentration of public uses is in the center of the Village 
along Main Street.  East Aurora is also the center of many cultural and tourism uses, including 
museums and the historic Roycroft Campus, which is a registered national landmark. 

 
East Aurora has the most diverse residential stock of the five communities.  Residential development in 
the Village is at a denser scale than in the surrounding Towns, with houses on smaller lots and more 
multiple-family residential development.  The majority of the houses in the Village are one- and two-
family homes, but there are also some larger apartment complexes and townhouse developments.  
Many of the commercial properties along Main Street have apartments on the second floors, and there 
is also some group housing, such as nursing homes or assisted living centers.  A former industrial 
parcel on Riley Street in the center of the Village business district is being redeveloped as a residential 
project. 

 
Commercial development in East Aurora reflects its history as two separate hamlets.  There is a 
traditional, densely developed Village center (also referred to as uptown), extending from near the 
railroad tracks eastwards along upper Main Street, which consists of smaller storefronts built up to the 
sidewalk.  This is the “historic Main Street” area where uses such as Vidler’s and the Aurora Theatre 
are located.  A second concentration of retail development is located at the west end of the Village, 
near the traffic circle.  Retail uses in this downtown area of the Village tend to be at a larger scale, with 
greater setbacks.  This end of the Village is the location of the Village Shopping Plaza, a plaza built in 
the 1960’s anchored with an Ames Department store, and housing several other small retailers.  There 
are two grocery stores located in the plaza, including a newly opened Tops on an outparcel.  The 
former Tops location, on Main Street near the circle is currently vacant. 

 
Additional commercial and retail uses are located along Main Street between these two retail 
concentrations.  A number of the businesses in the central area of the Village are located in converted 
residential properties, and residential use is intermixed with the commercial and retail uses in this area. 
A separate plaza, the Oakwood Square Plaza, is a small neighborhood convenience retail center 
located on Oakwood Avenue, and there are scattered stores and commercial buildings in other 
locations in the Village.  Main Street east of the Pine Street intersection quickly becomes primarily 
residential, with large, well-kept older homes, some of which have some commercial uses, including a 
bed and breakfast inn. 
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The Fisher-Price plant, located along the railway at the northern end of the Village on Girard Street, is 
one of the major industrial employers in the Village.  This plant is a modern, well-maintained and 
landscaped facility, and is primarily a research and development center.  The Toy Town Museum and a 
retail outlet for Fisher-Price toys are also located in this complex.  Some additional industrial uses are 
located south of Main Street along the railroad corridor, and there are some older industrial buildings on 
Olean Road also.  The other major concentration of industrial uses in the Village is Commerce Green, 
at the western border of the Village off Big Tree Road.  Commerce Green is a modern-style limited 
access industrial park.  It is occupied by a small number of businesses, and there is room for additional 
expansion.   

 
4.1.3 Farmland and Agriculture 

 
Farming has traditionally been an important component of the land use, character and economy of the 
rural areas of the region.  Maintaining and encouraging farming as an industry is difficult, however, due 
to economic pressures which have made it increasingly difficult for farms to be viable.  Countywide 
between 1987 and 1997, the total number of farms declined 27 percent and the total acreage of land 
used for farming declined 17 percent, a loss of 28,500 acres of farmland.  This trend is also evident in 
the communities of the regional plan area.  The farms that remain in the region provide a variety of 
crops and products.  By far, the largest type of farming is dairy and beef, followed by farms cultivating 
hay and straw, fruits and vegetables, horse stables, and tree nurseries1.  
 
Erie County has established a number of agricultural districts within the region.  Farms within an 
agricultural district receive incentives to keep their land in agricultural uses, such as property tax 
benefits.  Any non-agricultural development within an agricultural district is subject to a higher level of 
scrutiny under the State Environmental Quality Review procedure, requiring an assessment of the 
impacts to agriculture of any action.  Similarly, any governmental acquisition of land or extension of 
infrastructure within an agricultural district requires a Notice of Intent that addresses potential impacts 
and proposed mitigation measures.  It is also a matter of Erie County policy to carefully control 
extension of sewer districts within agricultural districts in order to limit development pressures on 
farmland.   
 
It is estimated that over half of the land in the regional area lies within a designated agricultural district.  
(See Map 2: Agricultural Districts)  Nearly all land in the Towns of Wales and Holland is within an 
agricultural district, and most of the areas not covered by the agricultural district in these Towns consist 
of the built up hamlets or land preserved as open space (Hunters Creek, County Forests, Kenneglenn).  
A significant proportion of Elma lies within the Elma Agricultural District, which also extends into a small 
part of the northwest corner of the Town of Aurora.  Relatively little of the Town of Aurora and none of 
the Village of East Aurora are within an agricultural district.  
Map 2 also shows the location of the “Agricultural Transition Zone”.  This Transition Zone was identified 
in the report, Erie County Farms for the Future, which outlines goals and objectives and strategies for 
farmland protection in Erie County.  Based on this document, agricultural and open space lands in the 
“Transition Zone” should be given general priority in planning objectives.  This zone marks the 
boundary between the urban/suburban core, where little, if any, farming is occurring, and the 
agricultural reserve zone, where lands should be reserved for agricultural and farm uses, if possible.  
The primary directions of development pressures on open and agricultural lands in the region are also 
depicted on Map 2. 
 

                                                           
1 Farm types were derived by reviewing the 2000 Agricultural Directory of the Erie County Farm Bureau.  Actual acreage of cultivated 
fields and types are not currently tabulated or available.  
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Map 3 - Agricultural Properties shows all properties being actively farmed according to Real Property 
Services (RPS) Assessment data, and properties receiving agricultural property tax exemptions.  The 
RPS data include any parcel that is categorized as an agricultural property by the assessor’s office, 
regardless of size or level of agricultural activity.  Properties receiving agricultural property tax 
exemptions must file an application for the exemptions and meet certain criteria regarding size and 
gross sales.  Nearly all the properties receiving exemptions are within agricultural districts, although 
there are a few farms outside the districts benefiting from the exemptions.  Farming is still a significant 
land use in the Towns of Holland and Wales, but relatively little land is being farmed in the other 
communities.    
 
The locations of prime soils for farming are identified on Map 4 - USDA Prime Soils.  These represent 
soils that have Countywide Significance for farming.  Within Wales and Holland, these soils lie primarily 
within designated agricultural districts.  There are areas of Elma, Aurora, and East Aurora with 
significant soils which are outside the boundaries of agricultural districts.  These lands are more likely to 
be developed for non-agricultural uses despite the presence of prime soils.  In many cases, such as 
within the Village, these lands have already been developed.   
 
At the County level, Erie County is currently implementing its Agricultural Protection Program, “Erie 
County Farms for the Future” (1996).  Among other recommendations, this program encourages local 
governments to adopt local right-to-farm laws in order to shield farmers from claims that their operations 
are a nuisance.  In addition, the County has its own right-to-farm law to conserve, protect and 
encourage the development and improvement of agricultural land for the production of food and other 
products.  Erie County also discourages policies that can negatively impact farming and farmland 
preservation, such as the extension of sewer lines into agricultural districts.  At present, none of the 
communities in the regional study area have a Right-to-Farm Law.   

 
 

4.2 Land Use Regulation 
 

4.2.1 Zoning 
 

Town of Aurora 
Zoning in the Town of Aurora is regulated through Chapter 116 of the Code of the Town of Aurora.  The 
code establishes seven zoning districts: three residential districts (R1, R2, R3), an agricultural zone (A), 
two business districts (B1, B2) and an industrial zone (I).  Map 5: Generalized Zoning shows the 
general locations of these zoning districts.2    
 
Permitted uses in each district are summarized in Figure 4.2-1.  The zoning districts are hierarchical 
with, for example, the R3 zone allowing R2 and R1 uses, and the I district allowing all of the B districts 
(excepting certain residential uses).  Interesting characteristics are the fact that the A district is a higher 
zoning district allowing the R3 district uses, and the B1 district allowing R2 district uses, and the B2 
district allowing A district uses.  The Code includes a separate Table of District Regulations, which 
shows allowable uses and regulations for each zone regarding maximum height, minimum floor area, 
minimum lot sizes (width and area), and front, side and rear yard depths or setbacks.  It also 
summarizes regulations regarding required off-street parking.3  General information about residential 
bulk regulations for each of the five municipalities is summarized is Figure 4.2-6. 
 

                                                           
2 Map is provided for general information, and is not intended to be used for specific zoning queries. 
3 This information is only provided in the Table of District Regulations, and is not included in the body of the Code. 
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The code also lists Supplementary Regulations, which provide additional requirements, limitations and 
exceptions to the general regulations, such as limitations on accessory uses in R districts.  The 
Supplementary Regulations also set forth regulations applying to all districts, such as signage, topsoil 
stripping, visibility at intersections, and sanitation facilities.  Certain types of uses, such as excavations, 
mobile homes, mobile home parks, adult uses and shopping and industrial centers are subject to 
limitations and requirements as outlined in the Supplementary Regulations.  In most cases, these uses 
require approvals from the Town Board.  Adult uses are only allowed by non-transferable special use 
permit, and are subject to a number of requirements.  Mobile home parks are allowed in the A district 
only, and require Planning Board and Town Board approval.  Shopping or industrial centers are allowed 
as a special use in any non-residential zone, provided the site is at least five acres in area.  According 
to the code, Town and Planning Board approval decisions for either mobile home parks or shopping or 
industrial centers are to be based on the following standards: 
 
1. The relation of the proposed project to the long-range master plan of the Town, 
2. The need for the proposed project (shopping centers and mobile home parks), and 
3. The compatibility of the proposed project with adjacent land uses and other proposed 

developments, with particular reference to the probable effect on land values and the general 
purposes of zoning.   

 
The code also sets forth regulations regarding nonconforming uses, and contains a section controlling 
communications facilities, such as wireless transmitting towers, in the Town.  The last four articles of 
the code detail provisions and procedures for administration and enforcement; the Zoning Board of 
Appeals; amendments to the code; and violations and penalties. 
 
Town of Elma 
Zoning in the Town of Elma is regulated through Chapter 144 of the Code of the Town of Elma.  The 
Town has six zoning districts, which include three residential districts, two commercial districts and an 
industrial zone. Map 5: Generalized Zoning shows the general locations of these zoning districts. 
 
Permitted uses in each zone are shown in Figure 4.2-2.  The zoning districts are hierarchical in nature 
with the Residential zoning districts increasing in uses allowed from A up to C which allows most of the 
uses in the lower A and B districts.  The Commercial district allows the uses in the A, B and C districts, 
and a list of commercial uses.   The ordinance sets forth the uses permitted and not permitted in each 
zone.  Any use not specifically authorized may be permitted only with approval of the Town Board after 
a public hearing.  Any use prohibited in a less restricted zone is also prohibited in a more restricted 
zone.  In addition to the uses explicitly permitted or prohibited within each zone, there are sections 
throughout the zoning code addressing specific types of uses.  Regulations for specific uses may be 
included in the General Regulations (offensive businesses, hospitals, cemeteries); as separate sections 
within articles dealing with a specific zone (trailers, golf courses); and, in the case of multiple dwellings, 
in a separate article of the Code.  Some uses, such as adult uses, collision shops and mobile home 
parks, are regulated under separate chapters of the General Legislation of the Town.  

 
The zoning ordinance establishes building heights, minimum floor space, maximum building size, 
minimum frontages and depths, minimum lot areas and setbacks applying to each zone.  Properties in 
the Industrial zone are subject to further regulations regarding buffers, landscaping and performance 
standards, which are contained within the Industrial zone section of the code.  Sections of the zoning 
code detail regulations regarding off-street parking and signage.  The code also establishes the Zoning 
Board of Appeals, and describes its administration.  It sets forth the process for amending the code; the 
procedures for administering and enforcing the zoning provisions; and the requirements and 
procedures governing building permits.  
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Town of Holland 
Zoning in the Town of Holland is regulated by Chapter 120 of the Code of the Town of Holland.  The 
code establishes six zoning districts.  Three zones are primarily residential, including a 
Conservation/Open Space zone (COS), Rural Residential and Agricultural District (RA) and Medium-
Density Residence (R1).  There are two commercial zones (General Business (GB) and Highway 
Business (HB)) and a Manufacturing and Industry district (M).  Map 5: Generalized Zoning shows the 
general locations of these zoning districts. 
 
Permitted uses for each zone are summarized in Figure 4.2-3.  The schedules of area, lot and bulk 
regulations for each zoning district are included as separate attachments at the end of the zoning 
chapter in the code. 
 
Certain regulations in the Town of Holland that apply to all districts, such as compliance with height and 
setback regulations, are enumerated in Article III of the Code.  This article also mandates the 
preservation of topsoil and other natural features throughout the Town. Certain uses, such as the 
storage of waste material, are prohibited in all districts.  Multifamily dwellings are allowed in several 
zones, but are subject to additional requirements governing the amount of open space, floor area, 
parking, etc.  A site plan must be submitted and approved for any multifamily developments. 
 
The zoning code sets forth regulations guiding the application and issuance of special permits and 
provides additional requirements for the following uses: hospitals, nursing homes, nursery schools, 
outdoor commercial recreational uses, veterinarian offices, animal kennels and hospitals, mobile home 
courts, outdoor theatres, gasoline service stations, commercial garages, campgrounds, excavation 
operations, public utilities and electric generation wind towers.  Mobile homes are further regulated by 
Chapter 83 of the Town Code.  Cluster residential developments are permitted in R-A and R-1 districts, 
provided the site has a minimum of 25 acres, and all non-subdivided land, or at least 25 percent of the 
project area, is dedicated to permanent open space.  Planning Board approval is required, and area 
and bulk regulations for the district must be met.  Planned unit developments are allowed in the 
Residential-Agriculture district.  The code requires a minimum of 100 units in the cluster residential 
portion of the development, and permits only convenience retail businesses.  A maximum of 1 business 
for each 100 homes is allowed, and businesses must be compatible in style to nearby residences.  
Planned unit developments require Planning Board approval.   
 
Certain restricted types of business and industrial uses may be permitted in Residential-Agriculture, 
General Business, Highway Business and Manufacturing zones, provided the uses are similar to 
allowed uses, the site has adequate traffic capacity, and the area is not predominately residential in 
character.  A special use permit is required, and the Town Board has complete discretion to approve or 
deny the use.  If the use is not approved by the Town Board under these circumstances, an 
amendment to the zoning ordinance would be required to enable the proposed use.  The code also 
allows for planned business areas within the General Business and Highway Business districts.  These 
planned business areas, which require a special use permit, must initially consist of at least 8,000 
square feet of ground floor area, or at least 4 permitted uses.  Uses must be similar to those permitted 
within the zoning district.  Additional design guidelines for planned business districts are provided within 
the code. 

 
The zoning code also establishes standards for several specific types of uses, including parking, sand 
and gravel pits, fences and signs.  Procedures for enforcement and administration of the code, appeals, 
amendments and penalties are also provided.   
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Town of Wales 
Zoning in the Town of Wales is regulated through Chapter 200 of the Code of the Town of Wales.  
There are four zoning districts in Wales: Agricultural (A), Residential (R), Business (B), and 
Manufacturing (M). Map 5: Generalized Zoning shows the general locations of these zoning districts.  
 
Permitted uses in each district are shown in Figure 4.2-4.  The ordinance enumerates permitted uses, 
accessory uses and special permit uses for each zone.  In the Business zone, all non-residential uses, 
and in the Manufacturing zone all uses, require a special permit, and must conform to an approved site 
development plan.  The zoning ordinance also prohibits certain uses, such as manufacturing of 
disinfectants or insecticides. 
 
The code establishes the application procedure for obtaining special permits.  In addition to the specific 
standards for each use, the Town Board is directed to consider the following when evaluating whether 
to allow a special use permit: 
 
1. Conformity with the Master Plan 
2. Conformity with existing zoning regulations 
3. Effect on adjacent property values 
4. Aesthetic impact 
5. Ecological impact 
6. Traffic and parking limitations 
7. Presence of odors, dust, smoke, refuse, vibration, outside lighting, safety hazards or other 

environmental factors incidental to the comfort, peace, enjoyment, health or safety of the 
surrounding areas.   

 
Each application for a special use permit must be accompanied by proof that adjacent property owners 
have been notified.  If the owners of 20 percent or more of the land within 500 feet of the site protest the 
proposed use, at least ¾ of Town Board members must vote to issue the special use permit.  Certain 
uses, such as multifamily housing, off-street parking, signs and fences, are subject to additional 
regulations that are specified in the zoning ordinance.  Other uses, including adult uses, 
telecommunications facilities, junkyards, open development areas and mobile homes, are further 
regulated by separate chapters of the General Legislation.  Procedures for appeals, amendments, 
enforcement and penalties are also provided. 
 
Village of East Aurora 
Zoning in the Village of East Aurora is regulated through Chapter 93 of the Village Code.  This 
ordinance provides for nine zoning classifications or districts.  There are three residential districts, three 
commercial zones, two manufacturing zones, and a mixed residential-commercial zone.  Map  5: 
Generalized Zoning shows the general locations of these zoning districts. 
 
Permitted uses within each zone are outlined in Figure 4.2-5.  The ordinance establishes permitted 
uses and accessory uses for each district, as well as regulations regarding maximum building heights, 
minimum lot areas and widths, and required yards (setbacks) for allowable uses in each district.  The 
Code does not allow more restricted uses in a less restricted district unless specifically enumerated, 
although in most cases, more restrictive uses are included.  R district uses, for example, are allowed in 
all districts except M-P.  The ordinance expressly forbids any uses not listed unless an amendment to 
the zoning code is made.   

 
Most districts require development plan approval for new construction (excluding interior renovations 
and exterior handicap access), demolitions of existing structures of 500 square feet or more, exterior 
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alterations requiring a building permit and parking.4  The development plan is intended to enable a more 
careful evaluation of the proposed use for a site, and requires review by the Village Board and Planning 
Commission.  A public hearing may or may not be required.  In considering the Development Plan, the 
Village Board is directed by the Code to consider: 

 
1. The promotion of a unique Village identity;  
2. The creation of architectural harmony between buildings and landscape features;  
3. The preservation of the pedestrian and historical character of the Village;  
4. The reduction of visual clutter;  
5. The screening of the effects of commercial development from residential areas;  
6. The maintenance of efficient traffic flow;  
7. The maintenance of property values throughout the Village; and  
8. The recognition of aesthetics as a value and standard throughout the Village.   
 
The code establishes the procedure for submitting a development plan, including the required elements 
that must be included.  In addition to the nine zoning districts, the code also provides specific 
regulations regarding adult uses, detailed standards for off-street parking, and procedures for 
addressing dangerous and unsafe buildings and/or lots.  Uses requiring special permits are listed, along 
with the regulations guiding these uses and the procedure for obtaining a special use permit.  These 
uses include adult uses, gasoline service stations, rapid car washes and restaurants, as well as certain 
temporary uses, such as sidewalk sales and craft fairs.  The code also sets forth the procedures for the 
administration and enforcement of the zoning code, as well as the process for appeals.  It details the 
rules governing the Zoning Board of Appeals and its actions, and outlines the procedure for amending 
the zoning code.   
 
4.2.2 Subdivision Regulations 

 
Town of Aurora 
The subdivision of land in the Town of Aurora is regulated through Chapter 99 of the Town Code 
(Subdivision of Land).  Subdivision is defined as the division or redivision of any parcel during any 
consecutive three-year period into five or more lots for immediate or future sale for building 
development.  Minor subdivisions consist of fewer than five lots, with existing frontage on a public 
roadway, and not requiring the extension of municipal water or sewer facilities.  Subdivisions resulting 
in lots that are larger than five acres in size are exempt from being considered under the subdivision 
regulations, provided the lots have at least 200 feet of frontage on a public roadway. 
 
A major subdivision is defined as any division of a parcel, into five or more lots, or any subdivision 
requiring the construction of new streets or the extension of municipal water or sewer facilities.  All 
subdivisions, including minor subdivisions, must be in conformance with any adopted Master Plan or 
zoning ordinance.  Subdivisions must follow the public improvement permit application procedure, 
although this process may be waived by the Town Board for one-lot subdivisions.  Also, the Town may 
require any development within the Town, whether or not it qualifies as a subdivision, to go through the 
public improvement permit process. 

 
The subdivision approval process is a three-phase process, requiring submittal of sketch, preliminary 
and final plats to the Town Board for approvals.  The Town Board either rejects the application or 
submits it to the Planning Board for review and recommendations.  All subdivision applications are 
subject to environmental review at the preliminary plat stage.  Public hearings must be held within 60 
days of receiving the preliminary plat, and again after receipt of the final plat.  The Town Board is 

                                                           
4 Development plans are not required for single-family dwellings remaining in single-family use. 



Regional Comprehensive Plan - Towns of Aurora, Elma, Holland and Wales and the Village of East Aurora 

 
Section 4.0 

Existing Conditions of the Communities in the Region 
 

 
4-11 

authorized to consolidate the public hearings or waive the submission of any required items for minor 
subdivisions.  
 
The Ordinance outlines design criteria for streets, easements, blocks, lots, public sites and open 
spaces and drainage improvements.  The Town Board may require one acre per 20 dwelling units, up 
to 10 percent of land in a subdivision, be set aside as parks or public open space.  A one-acre minimum 
is established in the code, though the Town Board may approve smaller open spaces if the difference 
will be provided by the future subdivision of adjacent lands.  The Town Board has the option of requiring 
a payment into a town recreational fund in lieu of dedication of parkland.   
The subdivision regulations explicitly require the preservation of existing features which “add value to 
residential development or to the town as a whole,” including trees, waterways, falls, historic sites and 
“similar irreplaceable assets” in the design of any subdivision.  Cluster development is mentioned as an 
objective in the purpose section of the subdivision regulations, but there are no regulations pertaining to 
cluster development elsewhere in the Code.   
 
Town of Elma 
The Town of Elma regulates land division under Chapter 123 Subdivision of Land.  Subdivision is the 
division of any parcel into two or more lots, including lots larger than five acres, for the purpose of 
transfer of ownership and building development.  The ordinance defines major subdivisions as a land 
division of five or more lots, or any division that requires the construction of a street or an extension of 
town facilities.  Minor subdivisions contain no more than four lots, each fronting an existing street, and 
not requiring the extension of any Town facilities.  Minor subdivisions must not adversely affect the 
development of the remainder of the parcel or adjoining properties, and must not conflict with any 
surrounding development, the Master Plan, the Official Map, the Zoning Ordinance or any subdivision 
regulations. 
 
The first step in the approval process is the pre-application.  The owner submits a sketch plan to the 
Planning Board for review.  The Planning board classifies the subdivision as either major or minor, and 
makes any specific recommendations to be incorporated by the applicant.  In the case of minor 
subdivisions, the Planning Board may obtain review and recommendations from the Town Highway and 
Water Superintendents and the Town Engineer at this stage.  For minor subdivisions, the next step is 
application for approval of a minor subdivision plat.  The statute outlines required information to be 
included on the plat, which must conform to the sketch plan and incorporate any recommendations 
made by the Planning Board.   The Planning Board has the authority to approve, require modifications, 
or disapprove the plat.  The Planning Board may also require a minor subdivision to comply with any or 
all of the requirements specified for major subdivisions.   

 
For major subdivisions, the applicant must submit a preliminary plat to the Planning Board, which holds 
a public hearing.  The Planning Board then determines what changes it may require, including whether 
to waive any required improvements.  Copies of their comments and changes are sent to the Town 
Board for approval, disapproval or modification.  Following approval, the applicant then submits a final 
plat to the Planning Board.  After Planning Board review and approval, it is forwarded to the Town 
Board for approval.  The Planning Board may hold an additional public hearing on the final plat, 
although if there are no substantial changes from the preliminary plat, this requirement may be waived.  
The applicant must also inform, in writing, any agency that would provide service to the proposed 
subdivision of his plans, to ensure adequate capacity.  This includes utilities, schools, the fire 
department, and if appropriate, State Department of Transportation or County Highway Engineer.  If the 
Planning Board does not take action or disapproves the plat, the Town Board may hold a hearing to 
determine if the action was appropriate, and direct the Planning Board to take appropriate action. 
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The regulations set forth require public improvements and standards for installation.  Performance 
bonds are required to ensure these public improvements are completed.  It is explicitly required under 
general requirements and design standards that the Planning Board may require the preservation of all 
natural features which add value to residential developments and the community, including trees, 
wooded areas, watercourses, historic spots and “similar irreplaceable assets.”  Preservation of topsoil is 
also explicitly required.  Specific design standards are provided for lots, streets, parks and open space, 
public improvements and utilities, and pedestrianways, although the Town Board may waive, by specific 
resolution, any requirements relative to provision or design of public improvements.   
 
The Town Board may require one acre per 20 dwelling units, up to 10 percent of land in a subdivision, 
be set aside as parks or public open space.  A one-acre minimum is established in the code, though the 
Town Board may approve smaller open spaces if the difference will be provided by the future 
subdivision of adjacent lands.  The Town Board has the option of requiring a payment into a town 
recreation site acquisition and improvement fund in lieu of dedication of parkland.  The Planning Board 
may establish conditions as to access, use and maintenance of all lands designated as parkland or 
open space, in order to ensure their preservation for the intended purpose.  
 
Clustering is allowed under Article VIII.  An applicant who wishes to do a clustered development must 
submit a standard sketch plat in addition to the clustered plat.  Conditions for ownership, use and 
maintenance of any open space resulting from a clustered development must be provided.  The 
proposed plat must comply with all regulations, including the zoning and subdivision ordinances, and 
undergo the standard procedure for approvals (sketch, preliminary and final plats, with public hearings).  
 
Under the Declaration of Policy set forth in Article II, it is required that all lots must have a percolation 
rate of one inch in 30 minutes or better.  All major subdivisions are required to be in Residential A or B 
zoning districts, and Town Board approval is required to allow minor subdivisions to remain classified 
as Residential C.  No septic systems are allowed in fill, and no more than 30 residences may be 
developed per farm plat unless public sewers are available.   
 
Town of Holland 
The Town of Holland regulates land division through Chapter 104 of the Town Code.  The Town defines 
subdivision as a land division into five or more parcels along any existing or proposed street, easement, 
or right-of-way for sale or rent as residential lots.  Any tract of land qualifies as a subdivision when the 
fifth residential building lot is sold or leased within any consecutive three-year period, regardless of 
whether the parcels were sold collectively or individually.  Lots must be five acres or less to be 
classified as residential building lots.  The ordinance does not classify subdivisions as major or minor. 
 
The standard review process consists of sketch, preliminary and final plat submittals and approval.  
Sketch plans are submitted to the Town Board, which refers it to the Planning Board for 
recommendation.  Preliminary plats and final plats undergo a similar procedure.  The ordinance 
provides a list of the specific information required to be included in the plats at each stage.  Although 
the definition of minor subdivision has been repealed, the regulations still outline a separate process for 
minor subdivisions: preliminary and final plat submittals are condensed into one “minor subdivision 
plat.”  Public hearings are required at the preliminary and final plat stage, although the second public 
hearing is not mandatory.   
 
The ordinance specifies what improvements are required, and a performance bond is required to 
ensure that they are satisfactorily completed.  The ordinance includes design standards for streets, lots, 
and easements.  It requires a “liberal and functional” landscaping scheme for the entire subdivision, 
including a minimum of two trees per lot in addition to street shade trees.  The Town Board may require 
a landscaping screen to buffer the subdivision from adjacent land uses if the uses are incompatible with 
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residential development.  The ordinance specifically requires the preservation of natural features to the 
extent possible, including top soil, existing trees and shrubbery, unique physical features such as 
historic landmarks and sites, rock outcroppings, hilltop lookouts, or desirable natural contours.  
Attempts should be made to preserve any natural lakes, ponds or streams, unless the Planning Board 
agrees a change “will enhance the development and beauty of the subdivision.”  Any proposed changes 
in watercourses must conform to the New York State Environmental Conservation Law.  The applicant 
is also prohibited from leaving surface depressions or mounds of dirt on the tract, or from building in a 
floodway.  Structures in a floodplain must conform to the Town’s Flood Damage Protection Ordinance 
(Chapter 69).  Lands must be reserved for park, playground or open space equal to 10 percent of the 
total land in the subdivision, with a minimum of five acres.  Payment in to the Town of Holland Park, 
Playground and Open Space Trust Fund may be required in lieu of land.   
 
In addition to the design standards listed above, the Ordinance provides specifications for how the 
improvements must be installed, including a listing of permitted modifications.  The Planning Board or 
the Town Board may waive compliance with specific regulations or provisions of certain improvements 
required under this ordinance, provided public interest, safety and general welfare is maintained, and 
such changes are not in conflict with the Official Map, the Comprehensive Plan, or the Zoning 
Ordinance.  The Town Board is also authorized to require conditions to such variances or modifications. 
 
Town of Wales 
The division of land in Wales in governed by Chapter 181 in the Town Code.  A subdivision is defined 
any tract of land divided into five or more parcels for sale or rent as residential lots or building plots.  A 
parcel qualifies as a subdivision when the fifth residential building lot is sold or leased within any 
consecutive three-year period, regardless of whether the parcels were sold collectively or individually.  
Lots must be five acres or less to be classified as residential building lots.  The ordinance does not 
classify subdivisions as major or minor.  The division of any agricultural land transferred between farms 
for agricultural purposes is defined as an “exempt subdivision” and is not subject to subdivision 
regulations. 
 
The subdivision approval process is a two-phase process, requiring submission of preliminary plat and 
final plat to the Town Board.  The Ordinance specifies that prior to preparing the preliminary plan, the 
applicant shall obtain input from the Planning Board regarding requirements for the subdivision, such as 
street improvements, drainage, sewerage, water, fire protection, etc.  Required information to be 
included in both preliminary plats and subdivision plats are listed. 

 
The Town Board is directed to review the preliminary plat, with particular attention to streets, their 
relation to topography, sewerage disposal, drainage, lot sizes and arrangement, preservation of natural 
features, the future development of adjoining lands and the requirements of the Comprehensive Plan 
and the Official Map.  The Town Board refers the preliminary plat to the Town Planning Board for 
review and recommendations.  A public hearing is required, and the applicant must attend the Town 
Board meeting to discuss the plat.  The Town Board must either conditionally approve, with or without 
modifications, or disapprove the plat within 45 days.  Failure to act is defined as a conditional 
disapproval.   
 
The subdivision (final) plat must incorporate recommended changes.  It must undergo environmentally 
quality review under New York State law, and a second public hearing is held.  If zoning changes are 
required, this public hearing may be combined with the hearing required under the zoning law.   
 
The subdivision ordinance outlines what improvements are required, and specifies a performance bond 
be filed to ensure the satisfactory installation of these improvements.  Development standards or design 
standards are provided for streets; lots; easements; landscaping or ground cover; preservation of 
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natural features; floodplain areas; drainage improvements; and parks, playgrounds or open space.  The 
developer is authorized to place stricter standards, and the Town Board is authorized to modify any 
specified requirements.  Cluster development is not explicitly allowed, but under the design standards 
for lots, the Town Board is given discretion to determine lot sizes if the applicant is “utilizing §278 of the 
Town Law”, the authorizing statute under State law for cluster development.  
 
For the landscaping standards, each lot must have a minimum of two trees in addition to required street 
trees, although this condition will be waived in wooded areas where the applicant intends to maintain 
existing trees.  The Town Board may require a landscaping screen as a buffer between the proposed 
subdivision and adjacent uses.  In preserving natural features, the applicant is directed to preserve 
topsoil, and to the fullest extent possible, existing trees and shrubbery.  Natural lakes, ponds or streams 
should be preserved, unless a change would, in the opinion of the Town Board, be an improvement.  
When feasible, the applicant is directed to consult with Erie County Soil and Water Conservation District 
regarding erosion control, stormwater management and vegetation protection plans.  Unique physical 
features, such as historic landmarks and sites, rock outcroppings, hilltop lookouts, desirable natural 
contours and similar features shall be preserved if possible.  The developer may not leave surface 
depressions or mounds of dirt or debris on the site.  In terms of drainage requirements, facilities must 
be adequate to accommodate runoff from the site and any upstream areas, including those outside the 
proposed subdivision.  The downstream effects must also be studied, and if needed, improvements 
may be required to mitigate any negative impacts.  Lands must be reserved for park, playground or 
open space equal to 10 percent of the total land in the subdivision, with a minimum of five acres.  
Payment to the Town Park, Playground and Open Space Trust Fund of $50.00 per lot may be required 
in lieu of land.  
 
The Ordinance details specifications for required improvements, including permitted modifications.  In 
many cases, (street construction, drainage structures, curbing, etc.) the ordinance does not specify 
actual standards, but refers the applicant to standards and specifications on file with the Town Clerk.  
 
Village of East Aurora 
The Village regulates land division through Section 81 of the Village Code.  Subdivision is defined as 
the division of any parcel of land into lots for sale, transfer of ownership or development.  A major 
subdivision consists of four or more lots, or any division of land requiring streets or infrastructure. 
 
The ordinance does not require a sketch plan, but does set forth an “informal procedure” allowing the 
applicant to submit general site information and a sketch plan to the Village Board with a request for 
informal consideration and advice.  The ordinance states that all plats shall be submitted to the Village 
Board in final form.  However, the Village Board may require, or the owner may chose to submit a 
preliminary plat.  The information to be included in such a preliminary plat is listed in the ordinance, and 
the plat must be clearly labeled as preliminary.  If a preliminary plat is submitted, environmental review 
is required, and the preliminary plat may not be considered complete until a negative declaration or a 
draft environmental impact statement has been filed.  A public hearing is required on preliminary plats, 
but the hearing may be coordinated with any hearings required under SEQRA. 
 
If the final plat is in substantial agreement with the preliminary plat, the Village Board is authorized to 
conditionally approve, with or without modifications, or disapprove the plat without requiring further 
public hearings.  If no preliminary plat was submitted, the final plat is not complete until a negative 
declaration or a draft environmental impact statement has been filed.  Public hearings must be held, 
which may be held concurrent with hearings required under the environmental review.  If the Village 
Board does not act upon the plat within the time period prescribed after the completion of the State 
Environmental Quality Review Act, it shall be deemed approved by default, unless an extension of time 
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has been agreed upon by both the Board and the owner.  For minor subdivisions, only one plat 
submission is required.  Minor subdivisions are subject to SEQRA review and require a public hearing. 

 
The ordinance sets forth the information required to be included in the final plat, and the public 
improvements that must be included in the subdivision.  The Village charges public improvement fees 
for inspecting public improvements in an amount equal to 5 percent or actual cost of inspection, 
whichever is greater, not to exceed 10 percent of the gross costs of the improvements.  Design 
standards for streets, alleys, easements, blocks and lots are specified in the ordinance.  Parklands or 
recreational land may be required if the Village Board determines a need for such facilities based on 
population growth resulting from the proposed subdivision.  A payment of $500.00 per lot may be made 
in lieu of actual land. 
 

4.2.3 Local Regulations 
 

Town of Aurora 
The Town of Aurora requires site plan review under Chapter 95 in the Town Code.  The code requires 
that all applications for building permits be accompanied by development site plans.  Site plans are not 
required for one- or two-family homes, or for improvements on agricultural properties behind existing 
improvements if located on a parcel of 10 acres or more.  Commercial improvements of less than 2,500 
square feet are also exempt from site plan review, unless the cumulative square footage over a 
consecutive three-year period is of a scale to suggest an intent to circumvent site plan review, or if the 
improvement is within 500 feet of a residential zone.   
 
The Superintendent of Buildings reviews building permit applications and basic site design concepts, 
and informs applicants of potential concerns and required information.  State Environmental Quality 
Review is required, and an optional public hearing may be scheduled by the Planning Board.  The 
Planning Board reviews all submittals and makes a recommendation to the Town Board for approval, 
rejection or conditional acceptance.  The Town Board makes the final determination of whether or not to 
approve the application.  If an application is not approved, the Town Board must provide an explanation 
of the reasons for disapproval. 
 
The code sets forth a submittal checklist, which outlines required information.  Site plans must include 
information on general legal data; impact on the environment; natural features; existing development 
and infrastructure; the proposed development; and any other information deemed necessary by the 
Town.  The Code details what elements must be considered under each of these categories.  The Town 
Board is given the authority to waive any or all of the site plan review process if it determines that it is 
not in the interest of public health, safety or general welfare, or is inappropriate to a particular project. 
 
The Code of the Town of Aurora includes ordinances regulating Flood Damage Prevention (Chapter 68) 
and junkyards (Chapter 72).  Regulations concerning mobile homes, telecommunication towers and 
preservation of topsoil are included in the Zoning Ordinance. 
 
Town of Elma 
The Town of Elma requires site plan review under Chapter 117 of the Town Code.  All applications for 
building or use permits must comply with the requirements of the ordinance, except for one- or two-
family dwellings, related accessory uses, or agricultural uses allowed by right under the zoning code.  
The applicant must meet with the Planning Board for a sketch plan conference to discuss the proposed 
site plan.  The Planning Board then may determine no further site plan review is required; approve the 
project based on the sketch plan; require further information; or determine that the project should 
undergo full review.  In the last case, the applicant must apply for preliminary site plan approval.  The 
code sets forth a checklist of 20 items which must be included in the application, such as soils data, a 
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grading and drainage plan, and the location and proposed design of buildings, lighting, landscaping, 
buffers, among other information.  Additional items considered necessary by the Planning Board might 
also be required. 
 
The Planning Board is responsible for reviewing preliminary site plans.  The ordinance includes a list of 
“general considerations” to guide the process.  The Planning Board is authorized to obtain input from 
other local and County officials or consultants, or to require a public hearing.  If required under General 
Municipal Law, the Planning Board shall forward the site plan to Erie County Department of 
Environment and Planning for advisory review.  The Planning Board must provide a ruling within 60 
days of receipt of a complete application.  If the Board takes no action, the site plan is considered 
approved.  The Planning Board may approve the site plan with conditions.  If the site plan is rejected, 
the Planning board must provide the reasons for disapproval.  If the preliminary site plan is approved, 
the applicant must apply for final site plan approval within six months.  The final site plan shall conform 
to the preliminary site plan, and incorporate any changes recommended by the Planning Board.  The 
Planning Board must act upon the final site plan within 45 days.  Failure to act constitutes approval.  
Building permits may be issued upon completion of this procedure.  When applicable, the ordinance 
provides for coordination of site plan review with any procedures required under zoning or subdivision 
regulations.  

 
The Town of Elma code includes a chapter entitled Acreage Lot Development (Chapter 100).  This 
purpose of this chapter is regulate the development of land which does not percolate, and to ensure 
sufficient space between the proposed septic system and neighboring properties to protect neighbors in 
the event of a system failure.  Owners of land that does not percolate in accordance with code 
provisions, and who intend to design a septic system in fill may sell or develop lots of at least 5 acres in 
size with approval from the Building Inspector, the Planning Board and the Town Board.  The tile field of 
any septic system in fill must be at least 75 feet from a property line.  If approved, the deed to the 
property must include restrictions limiting development to one one-family home (or two-family home if 
permitted) per lot, and prohibiting any multiple dwellings.  The deed restrictions shall terminate when 
public sewers are available.  

 
The Acreage Lot Development ordinance also allows subdivision of land beyond the Town’s “four-split” 
rule.  One lot per year may be transferred by deed, provided the lot is on existing road frontage, has a 
minimum area of two acres, a minimum frontage of 150 feet, and a minimum depth of 350 feet.  The 
septic system must be setback at least 25 feet from the property line.  This section does not apply to 
lands that have septic systems in fill.  The property must comply with all other requirements in the Code 
of the Town of Elma.    
 
The Code of the Town of Elma also has chapters regulating Adult Uses (Chapter 42); Communications 
Facilities (Chapter 59A); Collision Shops (Chapter 59); Dealers in Vehicles, Boats, and Trailers 
(Chapter 60); Dumps and Dumping (Chapter 68); Excavations (Chapter 75); Flood Damage Prevention 
(Chapter 82); Mobile Home Parks (Chapter 97); and Construction of Towers (Chapter 130).  
 
Town of Holland 
Site plan review in the Town of Holland is regulated through the Zoning Ordinance.  Prior to 
constructing a new building or improvement, an applicant must receive a “building zoning permit” which 
ensures the improvement complies with building and zoning codes of the Town.  Applications for a 
building zoning permit or for a special use permit must be accompanied by a site plan for the following 
types of development: residential developments of three or more dwelling units; new business, 
industrial or commercial facilities; alterations or additions to existing commercial properties which add 
750 square feet or more; modifications to off-street parking, loading or stacking areas or structures; and 
all developments within a floodplain district.  Site plans must also be submitted for all applications that 
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change a previously approved site plan.  The code details the types of information to be included in the 
site plan, including information on current conditions, infrastructure, proposed uses, etc.  
 
The Building Zoning Officer reviews site plans, and may approve or deny the application for a building 
zoning permit.  In cases other than residential or agricultural, or where a significant change of use is 
proposed, he may refer the application to the Planning Board for recommendations.  If the Planning 
Board does not act within 30 days, it is considered a waiver, and the application shall go before the 
Building Zoning Officer or the Town Board for action.   

 
The Town Board receives all applications for special use permits, and may refer them to the Planning 
Board for recommendations.  All new development in GB, HB and M districts requires special permits.  
If the application for the special permit is approved, the Building Zoning Officer is then authorized to 
issue building zoning permits.  If it is disproved, the Town Board must provide the reasons.  Standards 
for special use permits are set forth within the Zoning Code, including standards for certain specific 
types of uses.  
 
Holland’s code includes a Land Development ordinance (Chapter 77).  This section provides for open 
development areas, and regulates any development without immediate frontage on an existing 
roadway.  Applicants may submit a preliminary open development area plan to the Town Board, which 
refers the plan to the Planning Board for review and recommendations.  After the Planning Board 
makes its recommendations, the Town Board shall either approve, conditional approve or disapprove 
the plan.  Failure by the Town Board to act within 45 days constitutes a conditional approval.   
 
If the plan receives preliminary approval, with or without conditions, the applicant must submit a final 
open development area plan within 6 months, incorporating any recommendations.  Planning Board 
review of the final plan is required.  The plan must undergo New York State environmental quality 
review, and a public hearing is required.  The Town Board makes the final determination of approval, 
modification or disapproval of the final open space development plan.  
 
The developer is required to provide access roadways, directional signs, utility lines and a storm 
drainage system within the open development area.  The ordinance provides design standards for 
access roadways.  The Town Board may grant waivers or exceptions where the modifications are in the 
public interest or will avoid unnecessary individual hardship.   
 
Other sections of the Town Code with an impact on land use within the Town of Holland include 
chapters regulating Flood Damage Prevention (Chapter 69); Junkyards and Junk Dealers (Chapter 75); 
Mobile Homes (Chapter 83); and Telecommunications Facilities (Chapter 110).   
 
Town of Wales 
The regulations pertaining to site plan review in the Town of Wales are contained within the Zoning 
Ordinance.  All uses requiring a special use permit are subject to site plan review.  In B-Business and 
M- Manufacturing districts, all uses except one- or two-family homes require special use permits.  All 
multi-family development is subject to site plan review.  Article VII of the Zoning Code establishes the 
process for receiving special permits.  The Planning Board and the Conservation Board review site 
plans and make recommendations to the Town Board.  The Town Board may hold a public hearing.  
The ordinance details the information to be included in the site plan, including the location of all 
buildings, roadways, walkways, open space, and a description and plans for water supply, sewage 
disposal and storm drainage, approved by the Erie County Department of Health.   
 
Chapter 150 of the Town of Wales Code provides for Open Development Areas.  Any applicant for an 
open development area is directed to discuss requirements with the Town Board prior to submittal.  The 
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Code specifies information to be included in a preliminary plat, including existing features and 
structures and proposed improvements.  After submitting the preliminary plat to the Town Board, the 
applicant also meets with the Planning Board, which makes recommendations to the Town Board.  The 
Town Board must either conditionally approve or disapprove the preliminary plat.  Failure to act within 
45 days constitutes a conditional approval.  The applicant must file with the Town Board an application 
for approval of the open development area plat within 6 months.  It is referred to the Planning Board for 
review and recommendations.  New York State Health Department endorsement is required, and an 
environmental quality review must be completed by the developer.  The Town Board must hold a public 
hearing, but if the proposed open development also requires a rezoning, both public hearings may be 
combined.  The Town Board has 45 days following the public hearing to recommend approval, 
modification or disapproval of the plat.   
 
The applicant is responsible to complete required improvements to the site prior to final approval by the 
Town Board, or file a performance bond sufficient to pay for these improvements.  These improvements 
must include access roadway(s), street signs, monuments, bank stabilization and utility lines.  The 
ordinance also establishes design standards for access roadways, lots, easements, preservation of 
natural features, floodplains, and drainage improvements.  Streets must be designed either as a cul-de-
sac or a circular way to preclude any use other than access or exit.  The required street rights-of-way 
and paved areas are narrower than required under subdivision regulations for local residential 
roadways.  Lots must be a minimum of 5 acres.  Standards for preservation of natural features, 
floodplains and drainage mirror those under the subdivision regulations. The Town Board may waive or 
vary any of these requirements and regulations if appropriate.   
 
The Code of the Town of Wales also contains chapters on Adult Uses (Chapter 76); 
Telecommunications Facilities (Chapter 100); Flood Damage Protection (Chapter 103); Junkyards and 
Junk Dealers (Chapter 120); and Mobile Homes (Chapter 139). 
 
Village of East Aurora 
Site plan review in the Village of East Aurora is regulated through the requirement of a “Development 
Plan” for most development within the Village.  Development in every zoning district with the exception 
of R and RG districts requires submission of a development plan to the Village Board for approval, 
unless it is for interior renovations, exterior handicap access facilities, or single-family homes. 
Demolitions of structures greater than 500 square feet, exterior alterations requiring a building permit, 
and any new or expanded parking areas also require development plans.  Development Plans are rated 
based on the development’s promotion of unique Village identity; architectural integrity; preservation of 
pedestrian and historic character; reduction of visual clutter; screening between commercial and 
residential uses; efficient traffic control; maintenance of property values; and the value of aesthetics.  
The Development Plan must include a site plan, schematic designs of facades of proposed structures, 
floor plans, and a completed Part One of the State Environmental Quality Review full Environmental 
Assessment Form (EAF).  The Code specifies required information to be included in the site plan, and 
the Village Board may require additional information.  After obtaining recommendations from the 
Planning Commission, the Village Board approves, modifies or disapproves the plan.  A public hearing 
on the plan is optional.   
 
Certain uses, including some temporary uses, also require special use permits.  Prior to allowing a 
special use permit, the Code requires that the Village Board hold a public hearing and notify adjacent 
property owners of the proposed use.  
There are several additional local regulations that govern land use.  Chapter 15, Historic Preservation is 
enabling legislation for the East Aurora Historic Preservation Commission.  The Commission is 
authorized to establish the criteria for designation of significant historic, architectural, and cultural 
landmarks or historic districts and to designate eligible structures or resources as local landmarks, 
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subject to Village Board of Trustees approval.  The procedure for this process is set forth in the 
ordinance.  The Commission is also given the authority to issue Certificates of Appropriateness, which 
must be obtained before property owners are allowed to make exterior alterations or improvements to 
designated local landmarks.  
 
Chapter 85 (Trees) establishes the creation of the Village Tree Board and sets forth regulations 
regarding protection, planting and maintenance of the Village’s trees.  The Village of East Aurora Code 
also includes chapters on Flood Damage Prevention (Chapter 57); Signs (Chapter 77); and Stream 
Bank Stabilization (Chapter 78).  
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FIGURE 4.2-1 

 
TOWN OF AURORA ZONING DISTRICTS AND PERMITTED USES 

District  Permitted Uses                                                Source: Code of the Town of Aurora, Chapter 116: Zoning 
R1: Residence Single-family dwellings, churches, schools, public parks or playgrounds, customary 

accessory uses.  Also, on Rte. 20A and Route 16: professional offices in the home 
(permitted types listed; restrictions apply) Signs, as regulated. 

R2: Residence Any use permitted in R1 district, two-family dwellings, government buildings and uses, 
professional home offices, up to 3 roomers or transient guests, customary home 
occupations. 

R3: Residence Any use permitted in R2, (nameplates shall not exceed 4 square feet in area), multiple 
dwellings, dwelling groups of 2 or more dwellings on one lot*, boarding- or rooming 
houses, non-profits, excluding those for mental patients or correctional purposes.   

A: Agricultural Any use permitted in R3, agricultural, floricultural and horticultural pursuits, seasonal 
cottages, public utility buildings and other structures, quarries, clay, sand and gravel pits, 
as regulated, veterinary hospitals or clinics, customary accessory uses, including but not 
limited to roadside stands, signs as regulated.  When approved by Board of Appeals: auto 
court, camp, cemetery, correctional institution, dog kennel, farm equipment sales, fur 
farm, drive-in theater, public stables, sanitarium, private club or private recreation area or 
building not open to the general public, golf links.   

B1: Business Any use permitted in R2, retail stores (permitted types listed), art gallery, bank, 
barbershop, beauty shop, dry-cleaning or laundry pickup station, pharmacy, 
photographer, sewing center, snack and soda bar (indoor service only), passenger depot, 
professional offices (permitted types listed), customary business accessory uses, incl. but 
not limited to parking.  Signs, as regulated.   

B2: Business Any use permitted in B1 or A, except auto court, camp, cemetery, correctional institution, 
dog kennel, farm equipment sales, fur farm, drive-in theater, public stables, sanitarium, 
private club or private recreation area/building not open to the public.  Retail stores, not 
limited to those listed in B1 district, assembly halls, auditoriums, cafés, restaurants or 
taverns, commercial recreation enterprises, when in-doors and lights and sounds 
controlled, dry-cleaning plants using only nonflammable fluids, hand laundries, bakeries, 
filling stations, public garages, hotels, shops for custom work (e.g. carpentry, tailoring) 
with restrictions, undertaking establishments, mortuaries, funeral homes, volatile materials 
storage (underground only and in quantities no more than 12,000 gallons). When 
approved by Board of Appeals: drive-in or outdoor service establishments (e.g. eating 
stands, outdoor theatre); storage yards, if fenced; used car lots, warehouses, clubs, for-
profit campgrounds.  Signs, as regulated 

I: Industrial Any use permitted in B districts, without limitations on employment and without requiring 
approval of Board of Appeals, but not including residences except for caretaker, unless 
land adjoins a residential district.  Manufacturing or processing operations of an 
unobjectionable nature.  Restrictions re. Nuisances (noise, light, smoke, etc.) apply.  
Town Planning Board may, after public hearing and Town Board approval, establish a list 
of conforming uses.  In absence of such list, Town Board approval for building or use 
permits required.  Volatile material storage (above ground or in quantities exceeding 
12,000 gallons).  When adequately screened by fence or wall: builders' supply yard, 
contractor’s yard, junkyard (subject to restrictions), and lumberyard.  When approved by 
Board of Appeals: all other uses not otherwise prohibited, except certain uses (listed) 
require Town Board approval.  Adult uses when approved by Town Board. 
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FIGURE 4.2-2 
 

TOWN OF ELMA ZONING DISTRICTS AND PERMITTED USES 
 
District  

 
Permitted Uses 

Uses Not Permitted or  
Requiring Special Permits 

Residential A One-family home, private garage, accessory 
building, professional home office, sign*, horses*. 
Trailers (<500 cubic ft, may not be occupied), 
swimming pools, with restrictions. 

Not Permitted: taverns, clubs, 
hospitals, nursing homes, domestic 
animals other than house pets, 
boardinghouses, trailers, camps, 
commerce or industry.  With Special 
Permit: funeral homes.   

Residential B One-family home, two-family home, private garage, 
professional home office, sign*, horses*.  Trailers 
(<500 cu.ft, unoccupied), swimming pools, boarding 
and rooming houses, with restrictions. 

Not Permitted: taverns, clubs, 
hospitals, nursing homes, tourist 
homes, airports, dog kennels, fur 
farms, commerce or industry.  With 
Special Permit: funeral homes 

Residential C 
& Agricultural 

One-,two-family home, farm building, greenhouse, 
library, church, professional offices, school, park or 
playground, sign.  With unanimous consent of 
adjacent owners: riding or boarding stables, 
kennels, fur farms.  With restrictions: trailers*, 
swimming pools, boarding and rooming houses, 
farm buildings, utility structures, camps, institutions, 
golf courses, agricultural accessory uses. 

Not Permitted: taverns, clubs, trailer 
camps, airports, industry and 
commerce, except where specifically 
permitted elsewhere in any Town of 
Elma ordinance. 

Commercial 
(see note) 

Any use permitted in A,B or C, retail stores, 
assembly hall, auditorium, signs*, bank,  
professional office, café, restaurant or tavern, 
commercial recreation establishment*, dry cleaners, 
hand laundry, filling station, public garage*, hotel or 
motel, passenger depot, personal service shop 
(e.g.barber), shop for custom work (e.g. carpentry), 
funeral home, builders supply, drive-in, outdoor 
service establishments, customary business 
accessory uses (parking), warehousing of non-toxic 
materials. Also, research laboratory*, assembly*.  
Trailers*, utility structures. 

Not Permitted: any industry or use 
prohibited in industrial district; 
amusement park, circus, sales and 
storage of heavy equipment. 
 

Restricted 
Commercial 
(see note) 

Uses permitted in Commercial zone*, as listed 
above, except business accessory uses, 
warehousing.  Also trailers*, utility structures. 

Not Permitted: uses allowed in 
Residential A, B, C and Agricultural or 
Industrial zones 

Industrial  
(see note) 

Manufacturing or processing operations, office, 
research, service establishments* (specific types 
listed) 

Not Permitted: uses allowed in 
Residential A, B, C and Agricultural 
zones.  Other prohibited uses listed. 

*Restrictions apply 
 
NOTE: Any new use in these zones requires a hearing and a permit from the Town Board.  In the case of 
Industrial zone, Planning Board site plan review also required. 
 
Source: Code of the Town of Elma, Chapter 144: Zoning  
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FIGURE 4.2-3 
 

TOWN OF HOLLAND ZONING DISTRICTS AND PERMITTED USES 
District  Permitted Uses  
C-OS  
Conservation and 
Open Space 

One-family dwellings*, churches, schools, public parks, playgrounds, forests, 
recreation areas, public buildings, nursing homes, farms*, seasonal dwellings*. 
Accessory Uses: private garages, customary residential storage buildings, 
animal shelters for house pets, other customary residential structures (e.g. pools, 
lampposts), farm buildings for storage if on same parcel as a farm. 
Special Permit Uses: public utility use, campgrounds, outdoor quasi-public or 
commercial recreation areas, veterinarian office, animal kennel or hospital, 
excavation operations, farms (3-10acres) for livestock or fowl, electric generation 
wind tower, home occupation, professional office. 

R-A  
Rural Residential and 
Agricultural 

Principal and Accessory Uses: Same as C-OS District. 
Special Permit Uses: Same as C-OS District, plus restricted industrial uses, 
cluster residential developments, planned unit developments, mobile homes*, 
multifamily dwellings. 

R-1  
Medium Density 

One-family and two-family dwellings*, churches, schools, municipal parks, 
playgrounds, public buildings. 
Accessory Uses: private garages, customary residential storage buildings and 
other structures, animal shelters for house pets, professional home offices.   
Special Permit Uses: public utility use, cluster residential developments, mobile 
homes*, multifamily dwellings, B & Bs, boarding houses, home occupations. 

GB  
General Business 

All permitted and special uses by approval; governed by site development plan. 
Permitted: retail, general businesses**, personal services**, similar uses*, mixed 
dwelling and non-dwelling use*, churches, commercial off-street parking area, 
meeting halls, auditoriums, membership clubs 
Accessory Uses: off-street parking, loading areas, garage for commercial 
vehicles, customary accessory uses. 
Special Permit Uses: multifamily dwellings, gas stations, wholesale business*, 
public utility uses, shopping plazas, bed & breakfast, boarding houses. 

HB  
Highway Business 

All permitted require special permit; are governed by site development plan. 
Permitted: retail and general business**, personal services**, meeting halls, 
auditoriums, membership clubs, drive-in restaurants, new and used car sales. 
Accessory Uses: off-street parking and loading areas, garage for commercial 
vehicles, customary accessory uses 

M   
Manufacturing  & 
Industrial 

All permitted require special permit; are governed by site development plan. 
Permitted: light industrial uses* (examples given), office buildings (administrative, 
engineering), scientific or research laboratories, manufacturing of 
pharmaceuticals or cosmetics, wholesale businesses, contractor’s yards, exterior 
storage, lumberyards, laundries, dry cleaners,  veterinarian's office, kennel, 
animal hospital, farms and related farming activities*, gas stations, public utility 
uses, commercial garage. 
Accessory Uses: retail sales areas accessory to principal use, private garages 
and storage, customary accessory uses. 

* Restrictions apply 
** Examples given, but uses not limited to those listed.   
 
Source: Code of the Town of Holland, Chapter 120: Zoning 
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FIGURE 4.2-4 
 

TOWN OF WALES ZONING DISTRICTS AND PERMITTED USES 
District  Permitted Uses  
Residential One-family, two-family dwelling, government building or use, school. 

Accessory Use: private garage, storage building, domestic animal shelter, swimming 
pool, home occupation, professional home office, sign*, satellite antenna*. 
Special Permit Use: farming or animal housing on less than 10 acres, 
telecommunications facility*, school, church, similar uses allowed by Town Board upon 
recommendation of the Planning Board. 

Agricultural One-family, two-family dwelling, farms and gardening, recreational use maintained by 
State, County or Town, other government building or use. 
Accessory Use: private garage, storage building, domestic animal shelter, swimming 
pool, home occupation, professional home office, roadside stand for products produced 
on premises, sign*, satellite antenna*.   
Special Permit Use: farming or animal housing on less than 10 acres,  
telecommunication facility*, private airport, school, church, nursing home, veterinary 
hospital or clinic, cemetery, outdoor commercial recreation, similar uses allowed by 
Town Board as recommended by Planning Board. 

Business One-family, two-family dwelling.  All other uses require special permit and must have 
approved site development plan. 
Special Permit Use: school, church, government building or use, nursing home, 
veterinary hospital or clinic, library, retail store and customary incidental services, bank, 
business, professional office, assembly hall, membership club, tailor shop, dry-cleaner, 
laundry, restaurant, commercial recreational establishment (e.g.bowling), lodging, 
boarding house, automotive repair garage, personal service shop (e.g. beauty shops), 
undertaker, telecommunications facility*, similar uses allowed by Town Board upon 
recommendation of the Planning Board. 
Accessory Use: off-street parking area, professional home office, sign*, satellite 
antenna*, garage for commercial vehicles. 

Manufacturing All uses require special permit and must have approved site development plan.  No use 
may cause objectionable environmental conditions or hazards.  Special permit uses: 
shop for custom work (e.g.carpentry),  light manufacturing, telecommunications facility*, 
adult uses*, lumberyard, building materials yard, tool and die operation, machine and 
sheet metal shop, demolition and junk yard*, similar uses allowed by Town Board. 
Accessory Uses: off-street parking area, professional offices connected to permitted 
use, signs*, satellite antenna*, garage for commercial vehicles in connection with the 
permitted use. 

*Restrictions apply 
 
Source: Code of the Town of Wales, Chapter 200: Zoning 
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FIGURE 4-5 
 

VILLAGE OF EAST AURORA ZONING DISTRICTS AND PERMITTED USES 
District  Permitted Uses  
R: Single-Family 
Residential 

One-family dwellings, museums*, churches, schools, parks, agricultural operations*, 
land or buildings needed for water supply, sewerage facilities or fire protection.  
Accessory Uses: Home occupations (office or studio)*, private recreational courts or 
rinks*, bed & breakfast inns* (special use permit), pools. 

R-G-N: Group/ New 
Townhouse 
Residential **  

Single-family, multiple dwellings, townhouses.  Mobile home parks by special use 
permit (restrictions apply) 

R-G: General 
Residential 

Any use permitted in R District, two-family dwellings, conversion of dwellings to 
apartments*, nursery schools.  Accessory Use: Up to 4 roomers or lodgers. 

R-C: Residential-
Commercial ** 
 

Any use permitted in R-G District, offices, studios within a dwelling, public libraries 
and museums*, telephone exchanges, professional offices (allowable types listed), 
mortuaries, non-profit clubs, studios, antique and/or gift shops, medical buildings, 
clinics*, nursing homes*, non-profit institutions*, temporary outdoor sales*.  Existing 
buildings may be converted to a permitted use*.  Accessory Uses: Dining rooms in 
clubs and medical bdgs*, other customary accessory uses incidental to permitted 
uses.  Keeping, displaying, selling or storing goods by special use permit only. 

C: Commercial ** 
 

Any use permitted in R-C District, banks, post offices and general business offices not 
permitted in R-C District, Retail, wholesale sales*, personal services*, restaurants 
(special use), hotels, motels, food packaging, groomers*, commercial radio 
transmitting towers/ facilities, farm markets* (special use).  Customary accessory 
uses.  Must comply with signage and parking regulations.  Permits must regulate 
maintenance, clean up. 

C-M: Commercial-
Manufacturing ** 
 

Any use permitted in C District, new auto sales, service, gas stations, car washes*, 
laundries, dry cleaning plants*, newspapers and print shops, heating, plumbing, 
woodworking, electrical shops*, passenger terminals, amusements*, repair garages*, 
building supply*, farm implement sales*, small animal hospitals*, secondhand stores*, 
storage*, manufacturing (assembly, R&D)*, outdoor or drive-in recreational 
businesses*.  Accessory uses: used car sales accessory to new car sales, customary 
accessory uses.  Must comply with signage, parking regulations. 

M-M: Mid-Main ** 
 

Whaley Ave. to N. Willow on north side of Main; Paine St. to S. Willow on south side.  
Class I Bdg: (existing w. ground floor area<5000sf): Uses permitted in C-M, M-P 
Districts.  Class II Bdg: (existing w. ground floor area>5000sf): Uses permitted in C 
District, R&D, day care.  Class III Bdg: (new): Uses permitted in C-M District, 
contingent on development plan approval.  Parking, signage, tree requirements. 

M-I: Manufacturing-
Industrial ** 

Any use permitted in C-M District, bottling works, cement products, manufacture, 
lumberyards, planing mills, toy factories, machine shops, metal stamping shops, 
storage*, junk businesses*, tire recapping*, customary accessory uses, commercial 
kennels*.  Must comply with parking requirements. 

M-P: Manufacturing-
Processing ** 

Office buildings, scientific, research or development facilities, daycare.  Accessory 
uses: dwellings for caretakers, signs, other customary accessory uses.  Uses shall be 
conducted in an enclosed building.  Restrictions re. nuisances, dangers. 

* Restrictions apply   **NOTE: Development Plan required (single-family dwellings excepted). 
Source: Code of the Village of East Aurora, Chapter 93: Zoning 
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FIGURE 4.2-6 
 

RESIDENTIAL BULK REGULATIONS   - -  ONE AND TWO-FAMILY HOMES 
 Minimum Lot Size  Min. Floor Area  Min. Lot Width  Min. Front Yd  
One-Family      
Aurora Town (1, 2) 16,000-30,000 SF 720-1200 SF 90-125 ft. 50-75 ft. 
Elma 32,000-37,500 SF 720-1200 SF 100-125 ft. 50 ft. 
Holland 2 acres 960 SF 200 ft. 50 ft. 
Holland: COS (3) 2 acres 960 SF 200 ft. 60 ft. 
Wales 3 acres 920 SF 250 ft. 75 ft. 
East Aurora  9,000-10,500 SF ----- 60-70 ft. 25 ft. 
Two-Family      
Aurora Town 20,000-25,000 1,200 SF 90-125 ft. 50-75 ft. 
Elma 32,000-35,000 1,200-1,800 SF 100-125 ft. 50 ft. 
Holland 1 acre 720/unit 200 ft. 25 ft. 
Wales 3-10 acres 720/unit 250-400 ft. 75 ft. 
East Aurora 10,500 ---- 70 ft. 25 ft. 

(1) In all residential districts in Aurora, minimum lot width may be reduced by 10% and minimum lot area by 20% if lot is connected to 
public water and sewer. 

(2) In Aurora, setback may be guided by adjacent buildings; See Section 116-41. 
(3) Conservation Open Space District.  Only one-family homes allowed. 

 
 

 
MULTI-FAMILY HOUSING* 

 Min. Floor 
Area 

Required Open Space  
Minimum Lot Size 

Required 
Parking  

Comments  

Aurora 500 sf/unit No open space regs. 
Min. lot size: 16,000 sf  + 
4000 sf /each add’l unit 

1 space/unit Allowed in R3, A, and B2 districts as-
of-right; allowed in I district if lot 
adjoins a residential district 

Elma 650 sf/unit 500 sf/unit rec. space 
Max. 4 units/acre 
Min. lot size: 2 acre if 4 
units/ bdg. or if on septic 
system 

3/unit, (at least 
one enclosed) 
Guest pkg 
also req’d. 

Max. 4 units/bdg.  Review by 
Planning and Town Board required.  
Allowed in Residential C, Ag. or 
Commercial zones only.  No mixed 
commercial/res. use allowed  

Holland RA-960 sf; 
R1 or GB- 600 
sf/unit 

250 sf/unit open space; 
200 sf/unit if mixed use. 
Min.lot: GB- 20,000 sf; 
RA, R1- 40,000 sf 

2 /unit;  
1 off-street 
space/unit if 
mixed use 

Allowed in RA, R1, GB districts with 
special permit.  Mixed res/non-
residential allowed in GB district. 

Wales 600 sf/unit 250 sf/unit open space; 
Min. lot: 20,000 sf per unit 
if no sewers; 5,000 sf per 
unit with sewers.  3 acres 
required in A district.   

2 /unit Not listed as allowed use in any 
district, but shown in table of bulk 
req. as special permit use in A, B 
districts. Bulk table provides for 
mixed res/ non-res. use in B district 
with 3-acre min. lot.  

East 
Aurora 

NA In any C or M-I district: 
400 sf/unit open space. 
Min. lot: RGN-4500 sf; 
RG- 5,000 sf/unit; 
Any C- 3,500 sf/unit 
(“mixed & other uses”) 

2 /unit Allowed in RGN.  Apts from 
conversions allowed in RG, RC, C, 
CM, MM, MI.  Special use permit and 
development plan approval required 
in all cases.  Mixed use allowed. 

* In all cases, site plan review is required for multi-family housing.   
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4.3 Natural Environment 
 

4.3.1 Topography and Steep Slopes 
The majority of the region is located on the Allegheny Plateau.  This plateau consists of "U" shaped 
valleys outlined by steep slopes and separated by broad, gently sloping ridges.  The most level portion 
of the region is the northern portion of the Town of Elma and the Village of East Aurora, and to a lesser 
degree, the northern portion of the Towns of Aurora and Wales.  These areas are located within the 
Erie-Ontario Plain, with elevations ranging from approximately 730 to 980 feet above sea level.  The 
Erie-Ontario Plain typifies the topography of a glacial lakebed and ground, with very little significant 
relief, except in the immediate vicinity of drainageways.  Past planning efforts in the Towns of Elma and 
Aurora and the Village of East Aurora discuss these flat areas in these communities as being generally 
suitable for development.  In the Town of Wales, only much smaller areas of the Town are discussed as 
being more suitable for development, due to the presence of more hills throughout much of the Town. 
 
The area is characterized by steep slopes in the southern part of the region.  (See Map 6: Steep 
Slopes)  Elevations range from approximately 1,000 to 1840 feet above sea level in the southern 
portion of the Towns of Aurora and Wales and throughout much of Holland.  The Town of Holland in 
particular has a significant proportion of its land characterized by steep slopes.  These slopes limit the 
amount, type and location of development within the Town, with most settlement, including the hamlet 
of Holland, occurring in the valleys between mountain ridges.  
 
4.3.2  Bedrock, Soils and Surficial Geology 
The bedrock underlying the majority of the Towns of Aurora, Elma and Wales consists of Angola and 
Rhinestone Shales from the West Falls Group, ranging in thickness from 400 to 950 feet.  This geology 
also underlies the entire Village of East Aurora.  Most of the Town of Holland and small portions of the 
Towns of Aurora and Wales have bedrock geology consisting of South Wales and Dunkirk Shales from 
the Canadaway Group (700 to 1200 feet thick.)  Bedrock in an area running through the center of the 
Town of Elma is comprised of Cashaqua and Middlesex Shales from the Sonyea Group (50 to 200 feet 
thick).  A narrow stripe of bedrock from the Genesee Group (10 to 150 feet thick) runs through the 
center of this wider stripe.  There are also areas of bedrock from the Java Group (100 to 200 feet thick) 
and the Hamilton Group (200 to 500 feet thick).  (See Map 7: Bedrock Geology) 
 
The region's soils basically consist of glacial lake sediments, glacial outwash deposits, and glacial till 
deposits.  As shown on Map 8: Surficial Geology, the region’s streambeds and surrounding floodplains 
contain Lacustrine Beach, Lacustrine Sand and Lacustrine Silt and Clay, which originated from the 
region’s glacial lakes.  In addition, streambeds contain colluvium, bedrock, other recent deposits and 
outwash sand and outwash gravel deposits.  The surface geology of the remaining portions of the 
region is till.  Till consists of materials deposited directly by ice.  It is a heterogeneous mixture of debris 
of great diversity, varying from rocks and boulders to clay.   
 
According to the Erie County Soils Survey General Soils Survey the Towns and Village have several 
major soil classifications.  These soils vary from excessively well drained to poorly drained.  These soil 
types are shown in Figure 4.3-1.  

 
Another indicator of soil condition is the presence of hydric and potentially hydric soils.  Hydric soils are 
characterized by extended periods of wetness (standing or ponded water conditions).  They are strong 
indicators of potential Federal wetlands. Potentially hydric soils are soils that have a high likelihood of 
containing pockets of hydric soils.  Map 9: Hydric Soils, illustrates the areas of hydric and potentially 
hydric soils in the region.  Hydric soils amount for only small percentages of the planning communities 
and are spread throughout the region.  Large amounts of potentially hydric soils are found throughout 
the region and indicate much greater areas of potentially poor drainage soils.  The largest areas of 




