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The Hamburg Gateway Revitalization Design project’s goal is to provide design concepts and data to propel 

the revitalization of the South Park Avenue and Camp Road Corridors. There has been a desire in the 

community to reimagine the corridors to better reflect the needs of the shifting demographics and market 

preferences of the population. Moreover, the market for physical retail sites, which historically dominated 

the corridor has changed dramatically over the last decade. This trend of a shrinking retail real estate 

sector has accelerated following the recent Covid pandemic, which has left formerly active shopping plazas 

underutilized or vacant. 

A Project Advisory Committee (PAC) worked with LaBella Associates to develop concepts and strategies to 

advance revitalization in the corridors. The Camp Road corridor was divided into two corridors – north and 

south – to aid in the evaluation. Consequently, three strategic focus areas were established: 

• South Park Corridor – from the Village Line to Quinby Drive 

• Camp Road South – including Lake Street in the Village, extending from Staley Drive to Scranton 

Road 

• Camp Road – extending from Scranton Road to the Thruway, with the Thruway interchange as the 

main focus area 

Some of the big picture items the PAC wanted to consider for the corridors included: 

• Road Diets & Trails – reducing pavement and lane widths, creating safer opportunities for 

pedestrians and bicyclists, enhanced crosswalks, pedestrian/bike trails, and additional 

landscaping and/or streetscaping improvements 

• Re-purposing sites – redevelopment of underutilized plazas or sites, construction of new 

buildings, improved aesthetics (sites & buildings), and exploration of a greater mix of uses 

The overarching purpose of evaluating the alternatives was to create a community of place in the corridors 

that meet the needs of current and future residents. Similarly, the new concepts can be shared with 

current landowners and developers to ensure investment in the corridor aligns with the vision. 

TOWN DEMOGRAPHICS ARE SHIFTING 

The makeup of the Town’s population has changed significantly over the last two decades and continues 

to change: 

• The population continues to grow (6.9% growth) reaching 60,085, making Hamburg the 5th 

largest Town in the County and likely gaining ground on the shrinking Town of Tonawanda 

population which is the fourth largest Town 

• Household sizes continue to decline - owner-occupied households have declined to 2.54 

persons/household from 2.72; renter-occupied households have declined to 1.71 from 1.93 

• The Town is aging – median age increased from 38.9 to 44.3 

• Median Household income in the Town is more than $10,000 higher than Erie County 

ZONING UPDATES ARE NEEDED 

To align with changing demographics and market preferences recommended zoning updates include: 

• The general commercial zoning (C-2) in the Town is outdated. It is based on a market (retail) that 

has declined. South Park’s traffic counts also do not support national retail tenants. Moreover, the 

zoning allows warehousing and manufacturing which is unique and not typical among other 

western New York communities. 
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• The zoning for the cement plant on Camp Road also should be rezoned to allow more compatible 

uses to complement adjacent retail, office, and residential uses. It is in a prime location which 

would support a greater mix of uses. 

• Design guidelines are also needed to regulate exterior changes to buildings and site plan design. 

HAMBURG’S REAL ESTATE MARKET IS STRONG 

The growth in population coupled with great access to the Buffalo metro and a high quality of life are 

contributing the demand for Hamburg real estate over the next 10 years: 

• The strength of the office market is significant – conservative projections suggest the market 

demand exceeds 145,000 square feet, even with the post covid office culture, and partly due to 

the Buffalo Niagara Region’s growth 

• Industrial and restaurant demand is limited but healthy, as both show a demand for more than 

25,000 square feet 

• Retail demand overall is weak, but there may be opportunities for certain retail sectors 

• Hotel demand is recovering post-pandemic as occupancy is slowly improving to a viable 70% level 

• The housing market is robust but changing, with more than 5,000 new owner-occupied and 

rental-occupied units expected over the next two decades and trending toward a greater share of 

smaller homes and townhomes 

CORRIDOR RECOMMENDATIONS: SOUTH PARK CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

• Linear mixed-use buildings in underutilized parking lots 

• New multi-modal trail system 

• New sidewalks along South Park 

• Enhanced crosswalks at signalized intersections 

• Add entrance/welcome signs at the Village/Town boundary 

• Re-purpose underutilized plaza buildings 
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CORRIDOR RECOMMENDATIONS: CAMP ROAD SOUTH CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

• Develop a Town Square development on the cement lot 

• Include a mix of residential building types: town homes, loft apartments, and residential on 

second floors 

• Provide space for professional offices & light industrial uses 

• Put Camp Road on a road diet including smaller lane width and pavement widths, along with 

increased space for pedestrians 

 

 

 

 

 

 

 

 

 

CORRIDOR RECOMMENDATIONS: CAMP ROAD NORTH CORRIDOR 

Proposed enhancements (more details in recommendations section) include: 

• Develop the surplus Thruway site along camp for a regional complex 

• Develop trails along utility rights-of-way 

• Improve the gateway with landscaped median and landscaping 

• Add entrance/welcome/directional signs at the Thruway interchange 
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EXISTING CONDITIONS  
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PAST AND CURRENT PLANNING EFFORTS 

Recent reports prepared for the Town of Hamburg and its regional partners included recommendations 

which are relevant for the Town of Hamburg Gateway Revitalization Strategy. A summary of the key 

relevant recommendations of each follow. 

TOWN OF HAMBURG UPDATED COMPREHENSIVE PLAN (ONGOING) 

The Town is in the process of updating their 2007 Comprehensive Plan. To date a public survey has been 

completed, and some preliminary observations have been published following an audit of the current 

comprehensive plan and zoning code.  

 

 

 

 

 

 

  

Relevant Goals and Recommendations  

Relevant Guiding Principles 

• Help to encourage a strong economic base that leads to a sustainable future.  

• Focus on re-use and revitalization 

• Maintain and revitalize where necessary our infrastructure 

• Regulate, control, invest in, and encourage growth in any way that supports these principles.  
 

Survey Relevant Findings:  

• Respondents identify empty retail space as a major concern 

• Roads, highways, and other infrastructure were identified as a challenge. 
 

Public Projects  

• The Hamburg Gateway Revitalization Plan was identified as an ongoing project which would shape 

and/or inform the new comprehensive plan. 
 

Zoning Opportunities 

• The properties at the intersection of Camp Rd. and the former Thruway exit were identified as 

properties where a re-zoning may be warranted. Currently adjacent parcels are zoned C-1 (Local 

Retail) and C-2 (General Commercial).  

• The properties located Lake from Legion Dr. to Norwood Ave have been identified as potential 

sites for a re-zoning. Currently the properties along that corridor are zoned M-2 (Light Industrial) 

and M-3 (General Industrial) 
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TOWN OF HAMBURG COMPREHENSIVE PLAN (2007) 

The last adopted Comprehensive Plan for the Town of Hamburg was adopted in 2007. This plan proposed 

several components relating to the revitalizion of the corridors examined within the Hamburg Gateway 

Revitalization Strategy.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Goals and Recommendations  

Future Land Use 

• The future Land use map envision the frontage of entire length of the three examined corridors as 

being Business (Regional/Local) with Residential (High Density/Mixed) located behind.  
 

Relevant Goals and Objectives 

• Accommodate a variety of residential housing types in the community 

• Retain commercial business through adaptive re-use of existing commercial areas 

• Evaluate future development patterns along some of the Town’s major transportation corridors 

including Southwestern Blvd; McKinley Pkwy; South Park Avenue; Camp Road; and Route 5. 

• Promote the adequate design of the road system to ensure efficient access to developed areas and 

adequate movement of traffic 

• Develop multi-use trail connections 

• Encourage traffic calming, where appropriate 

• Support and encourage access management along developed highways to improve traffic flow and 

protect public safety.  

Relevant Recommendations 

• Recommendation 4: Strive to improve an integrated transportation system to provide for the 

movement of residents, workers, visitors, and goods in a safe and efficient manner 

o Work with NYSDOT to develop access management plans for Southwestern, Camp Road, 

south Park, and Route 5. 

• Recommendation 5: Strive to protect, maintain, and improve aesthetic character of the various 

neighborhoods and communities in the Town 

o Adopt design standards to improve the aesthetic quality of development 

o Develop gateway designs for various points of entry into the Town to provide a more 

aesthetically pleasing ‘welcome’ to travelers.  
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BIKE BUFFALO NIAGARA- REGIONAL BICYCLE MASTER PLAN (2020)  

This study was developed by GBNRTC (Greater Buffalo-Niagara Regional Transportation Council) to provide 

a transportation system that safely and holistically integrates bicyclists into the system. The stated goal of 

the plan was to “make bicycling a more viable form of transportation, befitting residents and visitors alike.” 

Within the plan there were two proposed bicycle routes which would be situated in portions of the 

Hamburg Gateway study area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Recommended Routes and Infrastructure Investment 

Recommended Route 62: Lackawanna- Hamburg Trail 

o A 7.9 mile, off-road, corridor which would connect Lackawanna, Blasdell, and Hamburg.  

o This Route was listed as one of the Top 15 off-road routes to invest in within the WNY 

region.  

o Proposed investment along the trail may include: shared-use paths; Paved side paths; 

bridge crossing (where applicable); Median crossings; enhanced crossings with beacons; 

side path crossings; and basic path crossings.  

Recommended Route 41: South Park Ave., US 62 

o A 7.2 mile, on-road, corridor which would connect the City of Buffalo, Lackawanna, 

Blasdell, and Hamburg.  

o This Route was listed as one of the Top 10 on-road routes to invest in within the WNY 

region.  

o This trail would serve as an interim north/south connection prior to the development of 

the Southern Tier Connector Trail  

o Proposed investment along the trail may include: separated bike lanes; sidewalk-level 

separated bike lane; neighborhood bikeway; two-way separated bike lanes; enhanced 

shoulders; bridge crossings (where applicable).  

 

 

 

 

 

 

 

 

 

 



9 

 

HAMBURG UNDERUTILIZED SITES STRATEGY ANALYSIS (2018) 

The Vilage of Hamburg seleted LaBella Associates to create an investment strategy for the underutilized 

sites located throughout the Village. Several of the sites identified for development lie within both the 

Village and Town of Hamburg, with many of the focus areas additionally falling within the Hamburg 

Gateway study area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Goals and Objectives 

• Create positive first impressions for travelers entering the village through the placement of 

welcoming signs, landscaping, and gateway features at Village entrances.  

 

Lake/Camp Corridor 

• This corridor aligns with one of the Gateway study areas  

• The East End Gateway Development Site was proposed within this corridor (at the Great Lake 

Cement site), and recommended:  

o Infill retail development  

o Class A Offices 

o Townhouses 

o Mixed Use Development – approximately 150k sq ft.  

o Commuter Train Station  

o Warehouse/Light Industrial- approximately 90k sq. ft.  

Strategies for Lake/Camp Corridor:  

• Redevelop vacant corner/ car repair into mixed use development  

• Retail or mixed-use infill development on parking area of plaza 

• New roundabout and redevelopment of underutilized sites 

 

Zoning Requirement 

• The current industrial zoning prohibits residential uses and would need to be amended to fulfill this 

redevelopment strategy.  
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VILLAGE OF HAMBURG COMPREHENSIVE PLAN (2011) 

The Village of Hamburg last updated their Comprehensive Plan in 2011-2012. Due to its shared history 

and relationship with the Town, as well as the fact that several of the sites located within The Gateway 

Revitalization Strategy fall within the Villages boundaries, an analysis of this plan was undertaken.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Relevant Plan Observations 

• Weak Village Gateways: “It will be important to strengthen all of the Village’s gateways and 

ensure arrival into the village is obvious, pleasant and memorable… the Village should identify 

themes or signature streetscape elements that can be incorporated into future improvements to 

improve the Village’s character, promote its identity and create a sense of arrival”  

 

• Lake Street- community input found that Lake Street was a priority target area for capital 

improvements. “The corridors mix of land uses, residential conversions, predominately 

suburban styled development, varying lot sizes, range of property maintenance, and hostile 

pedestrian environment does not reflect the Villages character and support its goal for 

walkability and sense of place.” 

Future Land Use:  

• Many of the properties located within the former Thruway exit zone are adjacent to properties 

identified as Gateway Commercial. According to the plan “future development or redevelopment 

in these areas should better reflect the villages character and promote complementary design 

standards. Despite their suburban character, great efforts should be made to ensure future 

development and redevelopment is more attractive, comfortable and safe”  
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DEMOGRAPHICS  

TOWN OF HAMBURG POPULATION: 2020 

 

 

 

 

 

 

 

 

The Town of Hamburg is one of the largest Towns in Erie County with a population of 60,085. A population 

of 60,085 can support a variety of commercial, residential, and mixed-use development projects. 

TOWN OF HAMBURG, ERIE COUNTY, BUFFALO METROPOLITAN AREA, & STATE POPULATION CHANGES: 

2000 TO 2019 

The Town of Hamburg’s change in population of 6.9 percent exceeds the population gains in both Erie 

County and New York State as a whole. 
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TOWN OF HAMBURG MEDIAN AGE: 2000 TO 2019 

 

 

Overall, the median age in the Town of Hamburg has increased significantly from 38.9 years of age in 

2000 to 44.3 years of age in 2019. At the same time, the median age throughout Erie County only 

increased from 38 years of age in 2000 to 40.3 by 2019. 

TOWN OF HAMBURG AGE COHORTS: 2019 

 

 

 

 

 

 

 

 

 

 

 

 

Currently, the Baby Boomer and Millennial Generations are the two largest age cohort groups represented 

throughout the Town of Hamburg. This is closely followed by Generation X and Z, respectively.  

 

 

Source: U.S Bureau of the Census, American Community Survey 

Source: ESRI Community Analyst 
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AVERAGE OWNER-OCCUPIED HOUSEHOLD SIZE: 2000 – 2019 

 

 

 

AVERAGE RENTER OCCUPIED HOUSEHOLD SIZE: 2000 – 2019 

 

 

The average household size of owner-occupied and renter-occupied units has declined between 2000 and 

2019. 

 

 

 

 

 

Source: U.S Bureau of the Census, American Community Survey 

Source: U.S Bureau of the Census, American Community Survey 
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MEDIAN HOUSEHOLD INCOME (ADJUSTED FOR INFLATION), TOWN OF HAMBURG AND ERIE COUNTY: 

2000 – 2019 

 

 

 

The average household size of owner-occupied and renter-occupied units has declined between 2000 and 

2019. While Erie County has witnessed the median household income raise by 6.4 percent since 2000, 

the median income in Hamburg has stayed flat. 

 

TAKEAWAYS 

• The Town of Hamburg has experienced a population increase over the last two decades 

• The average household size has decreased, implying that changes in housing preference and 

development may shift to address this market alteration.  

• Household income has stayed relatively flat over the last two decades which may impact the 

buying power of local residents.  

• The main age cohorts within the town of Hamburg are Baby Boomers and Millennials. Both 

cohorts have current consumer preferences which have altered the development patterns of the 

last 50+ years.  
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LAND USE AND ZONING 

LAND USE 

The total acreage within all three project areas is 785.16 acres. Chart 1 below shows the breakdown of 

current land use by total acreage throughout the Project Area.  

Chart 1: Land Use by Total Area in Project Areas 

 

Source: Town of Hamburg Real Property Data as provided by Erie County with minor updates by LaBella Associates 

 

TAKEAWAYS:  

• Commercial; and Recreation & Entertainment land accounts for the largest portion of land, with 

each accounting for 27.3% of the land, or 54.6% of the land accumulatively.  

• The third largest land use is Vacant land which comprise 23.5% of the land within the Project 

Area. 

• Mixed-use and Residential land, both single family and multi-unit, accounts for only 5% of the total 

land area.  
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EXISTING ZONING 

Between the Town and Village of Hamburg there are currently fourteen distinct zoning districts present 

within the Project Area. These districts range in intensity from low density residential to industrial.  

Chart 2: Zoning Classification by Total Area in Project Areas 

 

Source: Town of Hamburg Real Property Data as provided by Erie County with minor updates by LaBella Associates 
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The following defines the goals for each zoning district relevant to this study which falls within the Town of 

Hamburg:  

Local Retail Business District C-1: This district allows for a majority of retail and commercial uses 

at a medium-scale density with a limit of 75% lot coverage and 35 ft. maximum building height. 

General Commercial District C-2: The General Commercial District also allows for all commercial 

uses, as well as wholesale and warehouse uses with a limit of 85% lot coverage and 35 ft. 

maximum building height. Some manufacturing uses are also allowed. Residential uses are not 

allowed in this district. 

Light Industrial District M2:  This district allows offices, research facilities and light industrial uses, 

with no regulations on lot coverage or building height. 

General Industrial District M3:  The M3 district allows heavy industrial uses and allows outside 

storage, with no regulations on lot coverage or building height. 

Hamburg Commercial District HC: Small-scale (6.000 sq. ft. max) retail, office and restaurants 

allowed with a limit of 70% lot coverage and 30 ft. maximum height. 

Fairgrounds District FG:  The Fairgrounds zoning district is special zoning which acknowledges the 

current uses within the facility including the fair, event center, accommodations, and facilities for 

animals, there are no minimum lot coverage requirements because it is unique, but it does have a 

maximum height limit of 75 ft. 

While site plan review is required for most districts, there does not appear to be any design requirements, 

however, each use has a “reserve” architectural section in the ordinance but with no regulations. 

Planned Unit development proposals are also permitted in most districts which allows for a mix of uses at 

varying densities subject to review. 

The following defines the goals for each relevant zoning district in the Project Area which falls within the 

Village of Hamburg:  

Commercial District C-2: This district allows for small-scale (7,500 sq. ft. max) retail and 

commercial uses as well as residential (1-2 family & multi-family) with a zero-lot frontage, two 

story minimum height and three story maximum height. 

Industrial: The district allows only enclosed industrial uses and outside storage is only allowed by 

special use permit. Requires a minimum 15-acre lot, and 35% maximum coverage with a 35 ft. 

maximum height. 

TAKEAWAYS:  

• Nearly 60% of the land within the Project Area is zoned Commercial-C2 

• Roughly 19% of the land is zoned for industrial uses (light industrial, industrial, Light Industrial-

M2, General Industrial-M3) 
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ECONOMIC AND REAL ESTATE ANALYSIS 

OFFICE 

The employment projections by industry provide a clue into which type and the approximate square 

footage (SF) of additional building space that will be needed in the future. This study looked at projections 

for both the Buffalo Metro Area and within the 14075 Zip code.  

Two important considerations concerning the gross annual demands include: 

1. Not all the projected growth in employment would result in demand for new or additional space, as 

some demand could be met by existing vacancies.  

2. The projected gross annual demand for additional building space is for the entire Buffalo Metro 

Region or the entire 14075 Zip code. As only a small portion of the Region and Zip Code area, the 

Town of Hamburg would capture the additional building space demand only on a proportional 

basis. However, it could potentially attract an industry or employer that would have a catalytic 

impact on the local economy and absorb the regional demand. This will require the appropriate 

infrastructure is in place to achieve this goal.  

 

PROJECTED GROSS ANNUAL DEMAND (SQUARE FEET - SF) BY INDUSTRY – 14075 ZIP CODE 

2018-2028 

Industry 

Average 

SF per 

Employee 

Employment 14075 ZIP Code 

Gross Annual 

Demand (SF) 2018 2028 Change 

Accommodation & Food Services 300 1,616 802 -815 -24,436 

Arts, Entertainment, & Recreation 500 841 411 -430 -21,508 

Wholesale Trade 750 438 285 -154 -11,520 

Retail Trade 300 2,246 1,897 -350 -10,486 

Health Care & Social Assistance 300 2,612 2,309 -303 -9,098 

Other Services 300 1,342 1,067 -275 -8,257 

Government 300 3,154 3,015 -139 -4,162 

Information 300 122 31 -91 -2,731 

Manufacturing 1000 849 825 -25 -2,452 

Admin. & Waste Management 300 389 326 -63 -1,888 

Construction 500 1,234 1,200 -34 -1,680 

Real Estate & Rental & Leasing 250 282 260 -22 -544 

Educational Services 300 412 404 -8 -230 

Management of Companies 300 0 0 0 0 

Professional, Scientific, & Tech 

Services 
300 557 567 9 284 

Finance & Insurance 250 771 827 56 1,399 

Transportation & Warehousing 500 329 454 125 6,252 

Total:          -91,054 

Source: New York State Department of Labor – Long Term Industry Projections; ITE; LaBella Associates, D.P.C 
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PROJECTED GROSS ANNUAL DEMAND (SQUARE FEET - SF) BY INDUSTRY – BUFFALO METRO  

2018-2028 

Industry 

Average 

SF per 

Employee 

Employment WNY Gross 

Annual Demand 

(SF) 2018 2028 Change 

Retail Trade 300 72,290 66,250 -6,040 -181,200 

Manufacturing 1000 65,960 64,980 -980 -98,000 

Wholesale Trade 750 22,640 21,520 -1,120 -84,000 

Information 300 8,250 8,160 -90 -2,700 

Other Services 300 31,710 31,960 250 7,500 

Arts, Entertainment, & Recreation 500 14,320 14,500 180 9,000 

Accommodation & Food Services 300 60,860 62,220 1,360 40,800 

Finance & Insurance 250 38,920 41,050 2,130 53,250 

Construction 500 23,360 25,160 1,800 90,000 

Government 300 51,570 54,610 3,040 91,200 

Transportation & Warehousing 500 19,010 22,870 3,860 193,000 

Educational Services 300 78,920 87,980 9,060 271,800 

Professional & Business Services 300 75,120 85,330 10,210 306,300 

Health Care & Social Assistance 300 107,810 132,030 24,220 726,600 

Total:          1,423,550 

Source: New York State Department of Labor – Long Term Industry Projections; ITE; LaBella Associates, D.P.C. 
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COMMERCIAL 

 

 

 

TAKEAWAYS 

After evaluating the gross demand of both the Buffalo Metro Area and the local 14075 Zip code high end 

projections for office, retail, restaurant, and industrial spaces were created as part of this analysis.  

The analysis found that there is anticipated additional space being required for office, industrial, food and 

restaurant, and hospitality uses. The market analysis assumed that the Project Area could absorb 1% of 

the WNY regions demand for Office space and 2.5% of the regional demand for Industrial space. 

The analysis also assumed that roughly 34k square feet of restaurant and food service space would be 

warranted if the Project area could absorb 5% of the leakage occurring within Erie County.  

No demand for new retail space was found, however. This is likely due to changing national trends which 

show a higher utilization of mail order retail and less large-scale retail such as malls and big box stores. It 

should be noted that much of the new demand may utilize existing spaces which often can be retrofitted to 

meet new consumer demands. 
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RETAIL  

The retail analysis presented here was performed with data obtained from ESRI’s Community Analyst. Data 

for Erie County and the Town of Hamburg. When excluding restaurants and food services it is found that no 

additional square footage is warranted.  

RETAIL DEMAND AND SALES – TOWN OF HAMBURG – 2017 

Source: ESRI 2017 Retail MarketPlace Report via Community Analyst; LaBella Associates 

Merchandise Lines Demand ($) Supply ($) 
Opportunity 

Gap/Surplus ($) 

Leakage
/ 

Surplus 
Index 

Estimated Supportable New SF of 
Retail through Recapture 

5% 15% 25% 

 Automobile Dealers   $143,928,911  $331,549,707  ($187,620,796) 2.30 (37,524) (112,572) (187,621) 

 Other Motor Vehicle Dealers   $13,219,192  $14,767,826  ($1,548,634) 1.12 (310) (929) (1,549) 

 Auto Parts, Accessories & Tire 
Stores   

$13,581,811  $20,758,801  ($7,176,990) 1.53 (1,435) (4,306) (7,177) 

 Furniture Stores   $15,510,375  $8,866,882  $6,643,493  0.57 1,329  3,986  6,643  

 Home Furnishings Stores   $14,941,109  $8,972,242  $5,968,867  0.60 1,194  3,581  5,969  

 Electronics & Appliance Stores   $31,015,596  $32,311,075  ($1,295,479) 1.04 (259) (777) (1,295) 

 Bldg Material & Supplies 
Dealers   

$49,010,337  $48,445,793  $564,544  0.99 113  339  565  

 Lawn & Garden Equip & 
Supply Stores   

$4,572,251  $11,679,987  ($7,107,736) 2.55 (1,422) (4,265) (7,108) 

 Grocery Stores   $122,196,517  $229,105,114  ($106,908,597) 1.87 (21,382) (64,145) (106,909) 

 Specialty Food Stores   $9,490,956  $8,873,968  $616,988  0.93 123  370  617  

 Beer, Wine & Liquor Stores   $11,993,732  $6,238,318  $5,755,414  0.52 1,151  3,453  5,755  

 Health & Personal Care Stores   $70,807,549  $82,855,657  ($12,048,108) 1.17 (2,410) (7,229) (12,048) 

 Gasoline Stations   $82,612,532  $57,117,615  $25,494,917  0.69 5,099  15,297  25,495  

 Clothing Stores   $47,379,928  $52,546,612  ($5,166,684) 1.11 (1,033) (3,100) (5,167) 

 Shoe Stores   $7,737,480  $11,162,535  ($3,425,055) 1.44 (685) (2,055) (3,425) 

 Jewelry, Luggage & Leather 
Goods Stores   

$11,968,613  $3,618,048  $8,350,565  0.30 1,670  5,010  8,351  

 Sporting Goods / Hobby / 
Musical Instrument Stores   

$20,119,168  $74,453,368  ($54,334,200) 3.70 (10,867) (32,601) (54,334) 

 Book, Periodical & Music 
Stores   

$3,781,712  $3,289,228  $492,484  0.87 98  295  492  

 General Merchandise Stores   $98,137,417  $146,623,557  ($48,486,140) 1.49 (9,697) (29,092) (48,486) 

 Department Stores Excluding 
Leased Depts.  

$60,805,232  $76,012,376  ($15,207,144) 1.25 (3,041) (9,124) (15,207) 

 Other General Merchandise 
Stores   

$37,332,185  $70,611,181  ($33,278,996) 1.89 (6,656) (19,967) (33,279) 

 Florists   $3,060,129  $1,791,584  $1,268,545  0.59 254  761  1,269  

 Office Supplies, Stationery & 
Gift Stores   

$9,607,745  $8,582,256  $1,025,489  0.89 205  615  1,025  

 Used Merchandise Stores   $3,932,714  $4,294,088  ($361,374) 1.09 (72) (217) (361) 

 Other Miscellaneous Store 
Retailers   

$15,157,090  $8,992,906  $6,164,184  0.59 1,233  3,699  6,164  

 Electronic Shopping & Mail-
Order Houses   

$21,389,584  $6,495,618  $14,893,966  0.30 2,979  8,936  14,894  

 Vending Machine Operators   $432,408  $224,733  $207,675  0.52 42  125  208  

 Direct Selling Establishments   $3,569,930  $389,671  $3,180,259  0.11 636  1,908  3,180  

 Special Food Services   $4,082,474  $10,792,223  ($6,709,749) 2.64 (1,342) (4,026) (6,710) 

 Drinking Places -Alcoholic 
Beverages   

$5,464,158  $2,122,040  $3,342,118  0.39 668  2,005  3,342  

 Restaurants/Other Eating 
Places   

$80,119,487  $113,612,497  ($33,493,010) 1.42 (6,699) (20,096) (33,493) 

Total:    1,016,958,322  1,457,157,506  (440,199,184) 1.43 (88,040) (264,120) (440,199) 
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RETAIL DEMAND AND SALES – ERIE COUNTY – 2017 

Merchandise Lines Demand ($) Supply ($) 
Opportunity 
Gap/Surplus 

($) 

Opportunity 
Gap/Surplus 

($) 

Leakage/ 
Surplus 
Index 

Estimated Supportable New SF of 
Retail through Recapture 

5% 15% 25% 

 Automobile Dealers   $2,109,457,746  $2,000,130,294  109,327,452  (109,327,452) 0.95 21,865  65,596  109,327  

 Other Motor Vehicle Dealers   $190,631,988  $189,669,428  962,560  (962,560) 0.99 193  578  963  

 Auto Parts, Accessories & Tire 
Stores   

$197,656,102  $209,808,254  (12,152,152) 12,152,152  1.06 (2,430) (7,291) (12,152) 

 Furniture Stores   $227,365,388  $263,032,777  (35,667,389) 35,667,389  1.16 (7,133) (21,400) (35,667) 

 Home Furnishings Stores   $213,365,918  $160,125,995  53,239,923  (53,239,923) 0.75 10,648  31,944  53,240  

 Electronics & Appliance Stores   $449,711,214  $401,650,087  48,061,127  (48,061,127) 0.89 9,612  28,837  48,061  

 Bldg Material & Supplies 
Dealers   

$691,114,273  $647,847,610  43,266,663  (43,266,663) 0.94 8,653  25,960  43,267  

 Lawn & Garden Equip & 
Supply Stores   

$64,742,272  $74,199,984  (9,457,712) 9,457,712  1.15 (1,892) (5,675) (9,458) 

 Grocery Stores   $1,800,981,689  $2,376,068,177  (575,086,488) 575,086,488  1.32 (115,017) (345,052) (575,086) 

 Specialty Food Stores   $140,008,889  $159,626,608  (19,617,719) 19,617,719  1.14 (3,924) (11,771) (19,618) 

 Beer, Wine & Liquor Stores   $173,905,855  $115,753,974  58,151,881  (58,151,881) 0.67 11,630  34,891  58,152  

 Health & Personal Care Stores   $1,035,783,440  $1,093,250,159  (57,466,719) 57,466,719  1.06 (11,493) (34,480) (57,467) 

 Gasoline Stations   $1,218,882,245  $723,037,140  495,845,105  (495,845,105) 0.59 99,169  297,507  495,845  

 Clothing Stores   $691,191,142  $514,288,010  176,903,132  (176,903,132) 0.74 35,381  106,142  176,903  

 Shoe Stores   $112,711,467  $83,684,854  29,026,613  (29,026,613) 0.74 5,805  17,416  29,027  

 Jewelry, Luggage & Leather 
Goods Stores   

$172,451,618  $80,222,473  92,229,145  (92,229,145) 0.47 18,446  55,337  92,229  

 Sporting 
Goods/Hobby/Musical Instr 
Stores   

$291,977,195  $489,485,292  (197,508,097) 197,508,097  1.68 (39,502) (118,505) (197,508) 

 Book, Periodical & Music 
Stores   

$55,882,563  $28,222,848  27,659,715  (27,659,715) 0.51 5,532  16,596  27,660  

 General Merchandise Stores   $1,434,524,002  $1,638,754,546  (204,230,544) 204,230,544  1.14 (40,846) (122,538) (204,231) 

 Department Stores Excluding 
Leased Depts.  

$886,527,831  $1,133,555,402  (247,027,571) 247,027,571  1.28 (49,406) (148,217) (247,028) 

 Other General Merchandise 
Stores   

$547,996,171  $505,199,144  42,797,027  (42,797,027) 0.92 8,559  25,678  42,797  

 Florists   $42,878,516  $32,954,883  9,923,633  (9,923,633) 0.77 1,985  5,954  9,924  

 Office Supplies, Stationery & 
Gift Stores   

$139,384,478  $105,157,987  34,226,491  (34,226,491) 0.75 6,845  20,536  34,226  

 Used Merchandise Stores   $57,827,286  $44,791,780  13,035,506  (13,035,506) 0.77 2,607  7,821  13,036  

 Other Miscellaneous Store 
Retailers   

$222,557,844  $199,346,020  23,211,824  (23,211,824) 0.90 4,642  13,927  23,212  

 Electronic Shopping & Mail-
Order Houses   

$310,107,580  $100,761,327  209,346,253  (209,346,253) 0.32 41,869  125,608  209,346  

 Vending Machine Operators   $6,363,563  $7,637,488  (1,273,925) 1,273,925  1.20 (255) (764) (1,274) 

 Direct Selling Establishments   $51,792,374  $47,249,509  4,542,865  (4,542,865) 0.91 909  2,726  4,543  

 Special Food Services   $58,920,214  $45,546,779  13,373,435  (13,373,435) 0.77 2,675  8,024  13,373  

 Drinking Places -Alcoholic 
Beverages   

$78,495,084  $51,199,431  27,295,653  (27,295,653) 0.65 5,459  16,377  27,296  

 Restaurants/Other Eating 
Places   

$1,167,543,124  $1,379,361,126  (211,818,002) 211,818,002  1.18 (42,364) (127,091) (211,818) 

Total:    14,842,739,071  14,901,619,386  (58,880,315) 58,880,315  1.00 (11,776) (35,328) (58,880) 

Source: ESRI 2017 Retail MarketPlace Report via Community Analyst; LaBella Associate 
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TAKEAWAYS 

 

A comparison of the Community Analyst. data for Erie County and the Town of Hamburg reveals the while 

no additional square footage is required for retail that the Town may target certain enterprises based on 

the following observations: 

 1) Several retail sectors are experiencing high leakage within the Town and County. These retail sectors 

have existing businesses within both the Town and the County. Expansion of these existing businesses will 

likely be less risky as compared to opening a new business, while facing only limited competition within the 

County. These retail sectors include: 

• Home Furnishings Stores   

•  Building Material & Supplies Dealers   

•  Beer, Wine & Liquor Stores   

•  Gasoline Stations   

•  Jewelry, Luggage & Leather Goods Stores   

•  Book, Periodical & Music Stores   

•  Florists   

•  Office Supplies, Stationery & Gift Stores   

•  Other Miscellaneous Store Retailers   

•  Electronic Shopping & Mail-Order Houses   

•  Direct Selling Establishments   

•  Drinking Places -Alcoholic Beverages   

 

2) Few retail sectors are experiencing high leakage within the Town but also experiencing high surplus 

within the County. Expansion of these existing businesses could capture some demand from the Town 

residents due to their convenient location but may face stiff competition from establishments outside of 

the Town: 

• Furniture Stores   

•  Specialty Food Stores   

•  Vending Machine Operators   

3) Several retail sectors are experiencing surplus within the Town and experiencing leakage within the 

County. While these existing Town businesses are outperforming the needs of Town residents, there is 

additional untapped demand for these goods from County residents. These existing Town businesses 

could expand by marketing to the greater County. These retail sectors include: 

• Automobile Dealers   

•  Other Motor Vehicle Dealers   

•  Electronics & Appliance Stores   

•  Clothing Stores   

•  Shoe Stores   

•  Other General Merchandise Stores   

•  Used Merchandise Stores   

•  Special Food Services   
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4) A couple of retail sectors are experiencing surplus within the Town of Seneca Falls and Seneca County. 

These are the existing retailers for whom the Town and County should consider crafting retention 

strategies. These retail sectors include: 

• Auto Parts, Accessories & Tire Stores   

•  Lawn & Garden Equip & Supply Stores   

•  Grocery Stores   

•  Health & Personal Care Stores   

•  Sporting Goods/Hobby/Musical Instrument Stores   

•  General Merchandise Stores   

•  Department Stores Excluding Leased Depts.  

•  Restaurants/Other Eating Places   

HOSPITALITY  

As of January 2022, there are forty-five hotels within 15 miles of the Town of Hamburg offering 146,940 

rooms. This is an increase as compared to January 2014 when the same search radius had thirty-four 

hotels offering 117,955 rooms. The market includes a mixture of economy, luxury, midscale, upper 

midscale, upscale, and upper upscale accommodations.  

 

Source: Smith Travel Research, Custom Report – 15 Miles, starting in 2014. 
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Source: Smith Travel Research, Custom Report - 15 Miles, starting in 2014. 

TAKEAWAYS 

Typically, the market must achieve a 60 percent occupancy rate before more rooms are needed. While the 

occupancy rate is currently not at this threshold, that is likely due to the Covid pandemic which occurred in 

2020. Currently the rates appear to be rebounding to current pre-pandemic levels and will likely meet that 

60% threshold within a year or two. Therefore, at this time additional hotels are marginally justified.  

In addition, this study only covers major hotel chains, boutique hotels and B&B’s may additionally be in 

demand, but further study would need to be undertaken to determine.  
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HOUSING MARKET  

Currently there is limited housing within the Hamburg Gateway Revitalization target areas. However, there 

is a demand and preference by many for more mixed-use development along the corridors that would 

include a housing component. This section will review the current housing market and the projected 

demand for new housing.  

HOUSING TENURE:  2020 

 

 

Most housing units in Hamburg are owner-occupied. 

AGE OF HOUSING STOCK IN ERIE COUNTY:  2019 

 

 

39.3 percent of the housing units in the Town of Hamburg were built before 1960; only 14.6 percent of 

housing has been constructed in the last two decades. 

72.8%

27.2%

      Owner-Occupied       Renter-Occupied

15.9%

23.4%

26.3%

19.8%

14.6%

Built 1939 or earlier Built 1940 to 1959 Built 1960 to 1979

Built 1980 to 1999 Built 2000 or later

Source: U.S. Bureau of Census, American Community Survey 

Source: U.S. Bureau of Census, American Community Survey 
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MEDIAN HOUSING VALUE: IN 2019 DOLLARS 

 

 

 

Using inflation adjusted values, the median housing value of Hamburg homes has increased by 18.4 

percent since 2000. 

 

MEDIAN GROSS RENT: IN 2019 DOLLARS 

 

 

Using inflation adjusted values, the gross rent of Hamburg rental rates have only increased by one percent 

since 2000. 
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calculated using US Bureau of the Census CPI inflation calculator). 
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TAKEAWAY 

While Hamburg’s housing market is still growing, the rate of growth is beginning to slow. That may be a 

result of lack of suitable land for development, existing zoning laws, or shifting preferences. Existing zoning 

or land regulations may need to change to reflect the shift in demographics and market preferences 

outlined earlier in this report.  

RESIDENTIAL MARKET PROJECTIONS 

LaBella Associates developed projections for future housing demand in the Town of Hamburg using 

scenario software that considers demographic and market preference. The output of the software provides 

projected incremental units between 2019 and 2040 by housing type.  

Based on the analysis exhibited in the graph below there will be growth in all housing unit types. Large and 

small lot single family homes will be in greatest demand, but there is a healthy demand for townhome and 

multi-family units. 
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HOUSEHOLD MARKET SEGMENTATION PROFILE 2019 & 2040 

The market preferences that influence originate from Tapestry market segmentation data. 

Tapestry segmentation combines the "who" of lifestyle demography with the "where" of local 

geography to create a classification model with sixty-seven distinct, behavioral market segments. 

The top 10 market segments in the Town of Hamburg are shown below for 2019 and 2040. 

Detailed descriptions of each segment are included in Appendix A. 

  

Source: ESRI & Envision Tomorrow 
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Based on the market preferences, the share of housing unit types in Hamburg is anticipated to change. 

Most of the change would be attributed to the aging population as the number of seniors and retirees will 

increase in the Town over the next 30 years. Seniors and retirees typically prefer smaller homes on smaller 

lots to reduce maintenance. 

The graph below reflects the changes in preferences. Based on national trends in housing (Chris Nelson 

2025 Demand), the types of housing most consumers will demand will shift to small lot single family 

homes, townhomes, and multi-family homes. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

TAKEAWAY 

The preferences in mix of housing types will change significantly between 2019 and 2040. The preference 

for Single family housing on small lots and Townhouses will grow, while preference for mobile homes and 

single-family homes on large lots will decrease, with no preference for mobile homes in the future. The 

preference for multifamily housing will stay relatively the same. While the housing preferences will change 

there are still projected increased in all housing types over this period  
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TRANSPORTATION SYSTEMS 

The Town of Hamburg is served by an extensive transportation system. State Routes 75 (Camp Road and 

Lake Street) and U.S. Route 62 (South Park) are the focus of this application and provide access into the 

Buffalo-Niagara Falls metro area. Route 75 connects to the Thruway and both routes provide access to 

western New York’s southtowns and rural areas, including Pennsylvania. Both are classified as principal 

arterials according to the New York State Department of Transportation’s Urban Functional Classification 

System. 

Annual Average Daily Traffic (AADT) counts for both roadways vary: 

• South Park (US Route 62) – 12,953 AADT 

• Camp Road/Lake Street (NY Route 75) – Main Street to Legion Drive – 14,767 AADT 

• Camp Road – Legion Drive to the Thruway – 27,720 AADT 

The figure below provides characteristics of each roadway segment. AADT figures provide information 

regarding design of each roadway. Roadways with AADTs below 15,000 can function with two travel lanes 

(one in each direction) and potentially a turning lane. Both South Park and Camp Road/Lake Street south 

of Legion Drive fit this profile. However, sections of Camp Road south of Legion, prior to entering the 

Village include four lanes, which is not necessary. 

Roadways with AADT figures above 15,000 require more than one lane in each direction, and in the case 

of Camp Road north of Legion Drive, two lanes in each direction are required to facilitate the large volume 

of traffic. However, reduction in lane widths could be explored if traffic calming is desired. 

  

Sidewalks are included on both sides of Camp Road/Lake Street with some minor gaps near Elmview 

Drive and the railroad overpass. On South Park, there are sidewalks on the east side up to the 

Fairgrounds. One the west side, a short stretch of sidewalk has been installed between the Village line and 

Walker Place. 

   

Roadway Segment Functional Class 

Speed 

Limit 

Number of Travel 

Lanes 

Average 

Daily 

Traffic 

(Year) 

% of 

Truck 

Traffic 

Volume 

Dedicated 

Bicycle 

Facilities 

South Park 

(US 62) 

Village 

Line to 

Route 20 

Urban 

Principal 

Arterial - Other 

45 mph 

2 (one each 

direction) and 

turning lane 

12,953 

(2019) 
3% No 

Camp 

Road/Lake 

Street 

(NY 75) 

Main 

Street to 

Legion 

Drive 

Urban 

Principal 

Arterial - Other 

30 mph 

2 (one each 

direction) with 

portions 

including 

turning lanes; 4 

north of Staley 

Dr. 

14,767 

(2019) 
5% No 

Camp Road 

(NY 75) 

Legion 

Drive to 

NY 

Thruway 

Urban 

Principal 

Arterial - Other 

45 mph 
4 (two each 

direction) 

27,720 

(2019) 
4% No 
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There are also public transportation systems on both South Park and Camp Road/Lake Street provided by 

the Niagara Frontier Transportation Authority (NFTA). NFTA Route 16 provides daily service along South 

Park with multiple stops and frequent service. Hamburg is the end of the line for the route so the trip into 

Downtown Buffalo is long, but it does provide access to Blasdell, South Buffalo, and other locations along 

the route.  

The Route 74 “Hamburg Express” provides direct service from Hamburg into Downtown Buffalo during the 

week with two buses in the morning and one in the afternoon. Stops are limited and travel time is 

expedited, but it does provide access to the Woodlawn section of Hamburg as well as Lackawanna. 

ISSUES AND OPPORTUNITIES  

Based on a review of existing conditions and input received from the project advisory committee several 

needs, and opportunities emerged during the study. A summary of the issues and opportunities are listed 

below for each segment and illustrated in the accompanying figures on the subsequent pages. 

SOUTH PARK (VILLAGE LINE TO QUINBY DRIVE) 

Issues and opportunities include: 

1. Safe pedestrian amenities - lack of sidewalks and need for new sidewalks: 

a. West Side from Walker Place to Quinby Drive 

b. East Side from Council Opticians to Quinby Drive 

2. Safe bicycle amenities - no bike lanes 

3. Town Hall on-street head-in parking is not needed as there is sufficient space in off-street spaces 

on the Town Hall Campus 

4. Need for increased landscaped buffers or potentially buildings to block the view of large, 

underutilized parking lots 

5. Safe pedestrian and bike access from neighborhoods to South Park and the Hamburg CSD 

campus on Legion is needed and no dedicated or enhanced crosswalks exist along the route for 

pedestrians 

6. Overall streetscape amenities including decorative lighting, trees, and landscaping. 

7. Need for building and site design guidelines 

CAMP ROAD/LAKE STREET (MAIN STREET TO SCRANTON ROAD) 

Issues and opportunities include: 

1. Overall width of road acts as a “moat” between the eastern and western sections of the Town and 

Village. Are there opportunities for a road diet? 

2. The four lanes of traffic south of Legion Drive seem unnecessary for the volume of traffic. A 

reduction in speed to 30 from 45 is also warranted in that section. 

3. The Intersection of Elmview Avenue and Camp Road is unsafe for vehicular left hand turns from 

Camp Road and very dangerous for pedestrians 

4. Need for building and site design guidelines 

5. Opportunities to re-envision the concrete plant property 

6. Overall streetscape amenities including decorative lighting, trees, and landscaping. 
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CAMP ROAD (SCRANTON ROAD TO NYS THRUWAY)  

Issues and opportunities include: 

1. As a result of the reconfiguration of the on/off ramps from the Thruway, which eliminated a 

significant portion of the cloverleaf, an approximate 16-acre parcel is vacant and potentially 

available for regional development 

2. This section of Camp Road is THE primary entrance into the Town and Village of Hamburg. Are 

there opportunities for enhanced landscaping and gateway features? 

3. Overall streetscape amenities including decorative lighting, trees, and landscaping. 

4. Need for building and site design guidelines 
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RECOMMENDATIONS 
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SOUTH PARK CORRIDOR 

South Park Avenue is ripe for new development strategies and upgrades for pedestrian and bicyclists. 

While the corridor is suburban in appearance, the roadway pavement is not excessively wide and there are 

sidewalks on one side of the road in the Town.  

However, land uses that line the corridor are predominately suburban in nature and likely developed 

between 1970 and 1990. One-story buildings are set back in front of large parking lots with minimal 

landscaping and limited buffering along the roadway. The lack of bike lanes and sidewalks also limit 

pedestrian and bicycle access.  

Now many of the buildings are vacant. This may partly be due to the low traffic count of 12,953 average 

daily traffic. Most large national (and some regional) retailers require at least 25,000 – 30,000 to locate in 

a suburban area. 

Consequently, South Park Avenue presents an incredible opportunity for the Town to reimagine its future! 

It is adjacent to the successful Buffalo Avenue redevelopment momentum occurring in the Village, traffic is 

sufficient for many regional and local businesses, and neighborhood income levels will attract retail, 

restaurant, and service businesses to the district. There are also opportunities for innovative housing 

options. 

Proposed enhancements to the South Park Corridor include (numbers correspond to plan on following 

page): 

1. Linear mixed-use buildings – parking lots along South Park are significantly underutilized and 

provide an opportunity to develop small mixed-use buildings fronting the roadway. The buildings 

would take up minimal parking spaces, and there would be sufficient parking to service existing 

buildings in the plazas 

2. New multi-modal trail system – the lack of access between the east and west sides of South Park 

present pedestrian safety issues, especially for schoolchildren walking to and from the Hamburg 

School campus on Legion Drive. A new trail system could take advantage of undeveloped land 

near the raceway and a utility right of way, as well as access along the Town Campus property line 

for a new trail. It would provide safe daily access for pedestrian and bicycle transportation to the 

school system, but also act as a recreational resource for residents. 

3. New sidewalks – add sidewalks to the west side of the road, and on both sides north of Town Hall 

plaza (#6). 

4. Enhanced crosswalk – add an enhanced crosswalk at the signalized intersection near Tops Plaza 

at Colonial circle, including improved crosswalks, corner bump outs and signage. 

5. Plaza Commons – repurpose select vacant or underutilized buildings for internal landscaped 

commons to encourage a conversion of buildings, and their facades, to a “lifestyle” center to 

encourage attraction of more restaurants and similar uses to respond to the changing 

demographics in the neighborhood. 

6. Install streetscape improvements along the corridor including decorative lighting and landscaping. 

7. Add entrance/welcome signs at the Village/Town boundary 
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CAMP ROAD SOUTH CORRIDOR  

The Camp Road/Lake Avenue corridor between Staley Drive and Scranton is a mix of urban and suburban 

as well as a hybrid of both. It was likely one of the first roadways to experience suburban expansion in this 

part of the Town of Hamburg.  

It includes one of the major intersections in the Town at Legion Drive and Camp Road, which provides 

access to the Hamburg School campus as well as the South Park corridor. This section of Camp Road and 

Lake Avenue is also unique because it includes two large, underutilized properties including a concrete 

plant and a former junkyard. Finally, the area includes properties in the Village and Town, and some in 

both the Village and Town (concrete plant), which advocates for collaborative zoning and design policies 

between the Town and Village. 

Traffic also varies in this section. north of Legion Drive the traffic counts exceed 27,000 cars daily, while 

south of Legion has roughly half the volume. This is emphasized south of Legion where the number of 

traffic lanes is four lanes and the speed limit is 45 miles per hour, both of which appear unnecessary. 

Proposed enhancements to the Camp Road South Corridor include (numbers correspond to plan on 

following page): 

1. Town Square – center all the development around a new Town Square that would attract new 

residents to this pedestrian-oriented square 

2. Future Commuter Train Station – reserve land for a future commuter train station to take riders 

between Hamburg and Downtown Buffalo 

3. Town Homes – construct two-story Town Homes around the Town Square (and in a section of the 

lot across Camp Road), which provides smaller housing units, on a smaller lot, with less 

maintenance that is attractive to seniors, retirees, and empty nesters. 

4. Mixed-use development – develop mixed use buildings with commercial on the first floor and 

housing on the second floor. 

5. Loft Apartments – construct loft housing units on the periphery 

6. Light-industrial/offices – along the rear of the property utilize the large lots for offices or light-

industrial buildings with uses regulated by zoning that do not interfere with residential 

neighborhoods. Maintain rail spurs as they are invaluable for some light-industrial industries and 

would limit truck deliveries. 

7. Professional offices – provide opportunities for class A professional offices for tech companies, 

financial companies, and other services  

8. Road diet: 

a. North of Legion Drive – narrow the lane widths to a minimum of 11 ft. each and convert 

the gained space into a larger planting strip landscaped with trees to provide greater 

separation between vehicular traffic and pedestrians and bicyclists on the sidewalk and 

narrower. This may also provide an opportunity to extend the sidewalk on the west side of 

the road from Legion to Elmview.  

b. South of Legion Drive – eliminate one lane in each direction and covert to a larger 

planting strip landscaped with trees. 

c. Install traffic roundabouts at Camp Road and Legion as well as Camp Road and Elmview. 

A follow-on preliminary engineering study is recommended to evaluate how to install a 

safe roundabout with a slight change in topography. 
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CAMP ROAD NORTH CORRIDOR 

The Camp Road Corridor area is focused on the area from the Thruway interchange with Camp Road, south 

to Scranton Road. However, the primary emphasis is the gateway area of Camp Road between the 

Thruway and Sunset Drive. This the main entrance into the Hamburg area and currently lacks “gateway” 

features to welcome local, regional, and national travelers existing the Thruway.  

The roadway widths between the Thruway exit and Sunset Drive are very wide at almost 65 ft with four 

lanes and a turning lane each approximately 13 ft. wide. A turning lane near Sunset increases the 

pavement width almost 80 feet. In short, it is not a very inviting entrance into Hamburg. The same 

conditions exist north of the Thruway interchange. 

One recent improvement along the stretch was the elimination of a leg of the entrance/exit cloverleaf 

roadway from the Thruway. This left a surplus 16-acre parcel available directly across from where travelers 

now exit the Thruway. It is a prime opportunity to develop a regional center for sports/recreation or 

medical facilities, or both. 

Proposed enhancements to the Camp Road North Corridor include (numbers correspond to plan on 

following page): 

1. Regional Healthy Living Campus - construction of a regional campus for sports/recreation or 

medical facilities, or both (or something similar that provides regional services). The location is 

ideal for access both locally and regionally. And the size is ideal – the approximate 16-acre parcel 

could accommodate a 70,000 – 75,000 square ft. building and have sufficient land left over to 

accommodate parking and connecting trails. 

2. Landscaped Gateway Median and Road Diet – the roadway sections between the Thruway and 

Sunset Drive do not require a turning lane as there are no businesses on either side of the 

approach to the Thruway entrance. This provides an opportunity to install/extend (and enhance 

existing) medians on Camp Road. They could be landscaped, or if that is not feasible due to road 

salt (or because the bridge portion is not on soil), hardscaped with decorative pavement and 

complemented with decorative lighting. The roadway pavement could also be narrowed by 

narrowing lane widths, which is acceptable if there is curbing present. Landscaping including trees 

could be installed especially in the areas next to the Thruway approach, and the surplus property. 

3. Multi-modal trails – install trails along the National Grid right-way adjacent to the Thruway as well 

as near and around the regional campus site. 

4. Add entrance/welcome/directional signage at the Thruway interchange 
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ZONING RECOMMNDATIONS 

The Town of Hamburg zoning ordinance should be looked at comprehensively and revised. Regulations 

reflect the Town’s past development history and do not reflect current economic trends or realties. The 

most glaring is the C-2 commercial district which allows warehousing and some manufacturing facilities, 

which seem contradictory to the residential uses which typically abut those districts. Suggested zoning 

updates include: 

Town of Hamburg 

• Revise C-2 General Commercial Zoning: 

o Remove warehousing and manufacturing as a permitted use. Either make those special 

uses or remove entirely if there are not a significant number of those businesses 

currently in the C-2 district (ones that are would be grandfathered but could not expand). 

o Permit housing as a special use 

▪ Small multi-family 

▪ Townhomes 

▪ Upper floors above commercial 

• Update Industrial Zones 

o Add limits for lot coverage and building/structure height 

o Require site plan review 

• Rezone cement plant property – this should be evaluated in more detail. M-3 Industrial is not 

appropriate for that area of the Town and Village anymore due to changes in development 

patterns and the nearby residential neighborhoods. This should be done in conjunction with the 

Village and include the Moose Lodge property, which is directly adjacent to residential 

neighborhoods and could be up for sale at any time in the future. 

Town and Village of Hamburg 

• Update or add design guidelines for review of new development  

POTENTIAL FUNDING 

The following grant programs would help advance the corridor recommendations: 

• Transportation Alternatives Program (TAP) – released typically every two years (last released in 

2021 – but may be released more often due to Bipartisan Infrastructure Law funding); funding 

limits vary but provides up to $5 million, with only a 20% match, for alternative transportation 

projects and/or pedestrian/bike safety projects. Projects that could be funded by the program 

under this plan: 

o South Park and Camp Road Corridor traffic calming – road narrowing, landscaping, 

crosswalks, & sidewalks, Thruway gateway treatments 

o Trails from neighborhoods to School campus 

• Congestion Mitigation and Air Quality (CMAQ) 

o Roundabouts proposed for Camp Road 

• Reconnecting Communities Program 

o New Bipartisan Infrastructure Law (BIL) UD DOT funding provides both planning and 

construction funds for removing, retrofitting, mitigating, and replacing roadways that 

divide communities. 80% funding up to $5 million 
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• Safe Streets & Roads for All – New BIL funding for complete streets – need an action plan first 

(80% up to $1M) and then the USDOT will fund implementation (80% up to $30 million). 

• Private development on parking lots: 

o Empire State Development Corporation Capital grants – no grant limit but provides up to 

20% funding for projects. Typically, may not allow retail/housing/mixed use, but a 

complete redevelopment of a site may be attractive to ESD 

• Zoning updates 

o Smart Growth grants – the NYS DOS has recently added this grant program for 

Comprehensive Plans, Area plans and Zoning Updates. Provides up to 90% funding up to 

$100,000 for a comprehensive zoning update and up to $200,000 for an area plan and 

zoning update if the Town is currently updating a Comprehensive Plan. 
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TAKEAWAY 

The preferences in mix of housing types will change significantly between 2019 and 2040. 
The preference for Single family housing on small lots and Townhouses will grow, while 
preference for mobile homes and single-family homes on large lots will decrease, with 
no preference for mobile homes in the future. The preference for multifamily housing will 
stay relatively the same. While the housing preferences will change there are still 
projected increased in all housing types over this period 

 

 

 

 

 

 

Source: ESRI & Envision Tomorrow 


