
Upstate NY’s Largest Town & 4th Largest Population

Upstate Populations

1. Buffalo

2. Rochester

3. Syracuse

4. Amherst

5. Albany



Amherst Industrial 
Development Agency

Amherst Development 
Corporation

Shared Board of Directors – 7 Members

4 Full-Time Staff Members

Shared Contracts (Legal, Audit, IT, Etc.)





Background:

▪ 2018 Mall entered receivership and was auctioned, acquired by 
Douglas Development for $25 Million.

▪ 2021 Mall redevelopment hindered by leasing structure, with 
longest lease extending 75 years, and many layering parking 
rights and view shed rights across the entire site.

▪ 80% loss in Fair Market Value between 2016 to 2023 ($67M to
$13.9M). 

▪ Spring 2022 Amherst takes action to play proactive role to 
revitalize the Boulevard Mall & Eminent Domain identified as
a necessary tool.

▪ Currently Mall interior stores closed; 4 exterior tenants remain
open (Macy’s, JCPenney,Dick’s Sporting Goods, & The
Screening Room).

Boulevard Mall



AMHERST’S BOULEVARD 
CENTRAL DISTRICT 

PLANNING
The Town of Amherst envisions the 

Boulevard Central District as a walkable, 
mixed-use, transit-oriented district, with 
its existing suburban commercial areas 

retrofitted incrementally over time.



Eminent Domain:

▪ Fall 2022:

▪ Amherst Urban Renewal Agency (AURA) established
as primary body to initiate Eminent Domain Action.

▪ Established Urban Renewal Area.

▪ Adoption of Boulevard Central District Urban
Renewal Plan - outlines framework for revitalization
through Eminent Domain Action.

▪ January 2023 – Article 2 determination/findings adopted.

▪ Fall 2023 – Spring 2024 – Town prevailed on JCPenney
Art. 2 challenge. Appeal was dismissed by Court of
Appeals. JCPenney dropped remaining challenges.

▪ Summer 2024 – Amherst is now free to move ahead with
remaining Eminent Domain Actions (Art. 3 & 4).
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Boulevard Mall – Redevelopment Prep & Removing Obstacles

Conceptual Planning/Prerequisites:

▪ 2019 Mixed-use Zoning Districts adopted (from Imagine Amherst Planning 
Project), creating form-based codes to encourage high-density mixed use in-
fill within struggling commercial zones.

▪ 2020 Boulevard Central District Generic Environmental Impact Statement
(GEIS) prepared by the Town to address SEQR and identify infrastructure
needs.

▪ 2020-2021 Comprehensive Plan Amendment created Focal Area Plan to
set vision for redevelopment of Boulevard Central District (including Mall).

▪ 2021 Boulevard Central District Action Plan developed to visualize application 
of new mixed-use zoning at key sites including the Mall, Maple Ridge Center, 
Sheridan Center and identify supportive projects.

▪ 2022 Boulevard Central District Urban Renewal Plan adopted and outlines 
framework and vision for Mall redevelopment.

▪ 2024 Up-zoning Boulevard Mall properties (CTR-5/8 stories) to generate 
increased density.

▪ 2024 Updating GEIS based on planned and expected development



PROJECT VISION

To incrementally retrofit the 64 acres of the Boulevard Mall site into a new walkable, mixed-use, mixed-income, transit-
oriented place in Amherst with a “town center” feel. Provides a chance to reimagine and redevelop one of Amherst’s 
largest commercial areas in a comprehensive manner.

Guiding Principles & Redevelopment Requirements:

1. Integrated Mixture of Land Uses (Vertical & Horizontal)

2. Housing Options: 24 units/acre = 1500 aim w/15% 
affordable.

3. New Roads to create walkable block street pattern.

4. Public Greenspace – centrally located 3 acres.

5. Community Center – multi-generational.

6. Enhanced Transit Service, integrated into the site.

7. RFP to attract multiple developers to the site.
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Principle 1. Land Use and Zoning

GEIS Build-Out Estimates (2024 Update - TAZ zone 682):

• Retail – 831,015 sq.ft.

• Office – 158,013 sq.ft.

• Multi-Family Residential – 2,171,400 sq.ft. (approx. 1,500 Units)
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Principle 2. Roads and Blocks

• Break up 64 acres into walkable blocks with active pedestrian-
oriented streets.

• Establish 1 major North-South and 1 major East-West roadway 
to concentrate active “Main Street” feel.

• Align major east-west public road with existing DOT curb
cuts along Niagara Falls Boulevard and Alberta Drive.

• Utilize complete-street design to accommodate multi-
modal transportation options on major roadways.

• Public roads to be owned by the Town of Amherst.

• Remaining internal streets (as required by zoning and site plan 
process) to be owned by private development and create block 
pattern.

• On-street and shared parking where appropriate.
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Principle 3. Housing and Affordability

• Diverse set of housing offerings/options = Total aim 1,500
units

• Minimum 15% Affordable (Senior/Family) = 225+ units

• Workforce (80% Median Income) = 255 units

• Approx. 1,020 units = Luxury/Market Rate/Student

• Upper-story residential (mixed-use buildings) & stand-
alone residential (i.e. Townhomes, condos, apartment
buildings).

• Locations to complement greenspace, community center,
transit hubs.

• Access to commercial/office/retail uses on-site and
adjacent mixed-use development.

• Access to current and future enhanced transit options –
TOD neighborhood.
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4. Public Greenspace

• Focal feature of the site.

• 3 acres.

• Publicly owned with Special Taxing District.

• Programmed for year-round activities.

• Balance of hardscape and natural features.

• Integration of stormwater management/public 
water features.

• Complement adjacent commercial-retail and
residential uses.
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Principle 5. Community Center

• Public – Private Partnership.

• Reuse former Buffalo Athletic Club (27,175 sq.ft.).

• Variety of community-oriented programming.

• Multi-generational - Senior services & child/teen
focus.

• Integrate outdoor/playground space.

• Create connection to the public greenspace.
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Principle 6. Existing and Planned Transit Service

• Implement Transit-Oriented Development principles.

• Incorporate future enhanced transit (connections to
and accommodation for).

• Ability to include a variety of mobility options.

• Possible Transit Hub with either light-rail or bus rapid
transit.
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Light Rail Extension:

• Niagara Frontier Transit Authority (NFTA) is planning a
Light- Rail Extension connecting University at Buffalo’s
South Campus Transit Hub with UB’s North Campus and
beyond.

Bus Rapid Transit (BRT):

• NFTA is also studying a Bus Rapid Transit for the Bailey 
Avenue corridor (Bailey Avenue Transportation Study, 
January 2021).

• Extension of a BRT line up Bailey Avenue will connect the
City of Buffalo with jobs and housing opportunities in
Amherst.
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Boulevard Mall – Process, Disposition & Tools

Disposition for Secondary Developers:

▪ Q2 2025 Greater Jamaica Development Corp finalizes the RFP with AURA 
and the AIDA/ADC for publication.

▪ Q2/Q3 2025 RFP released for all remaining acres.

▪ Q3/Q4 2025 RFP Developer(s) chosen and negotiations conducted for
sale.

▪ Q2 2025 Sale agreement approved by ADC.

▪ Q2 2025 Master Site Plan and Accelerated Review Plan process
allowed under Urban Renewal Overlay Zoning Law.



Boulevard Mall – Process, Disposition & Tools

Inducements:

▪ Mixed-use Zoning allowing for up to 10 stories.

▪ Urban Renewal Area Zoning Overlay District allowing for 
accelerated Site Plan approvals based on Town/ADC executed 
Developer Agreements.

▪ GEIS for SEQR completed and known mitigation costs.

▪ PILOT Increment Financing (PIF) District applied to the
entire Boulevard Mall site.

▪ HUD HOME Investment Partnerships Program Funding available
for Affordable Housing Projects.

▪ Major Roads & Infrastructure brought into the site.



Boulevard Mall – Phasing and Financing Tools

Inducements:

▪ First 10-Years of development

▪ Development starts on periphery and moves internally

▪ PILOT Increment Financing (PIF) District applied to the
entire Boulevard Mall site.

▪ Intergovernmental Agreement – Town, County, School 
District & AIDA/ADC

▪ Establishes a geographic boundary

▪ AIDA captures PILOT revenue from eligible projects and 
redirect it for defined purposes

▪ Longer PILOTs – i.e. 20-years

▪ Costs

▪ $15 million Acquisition

▪ $25 million Infrastructure



Boulevard Mall – Phasing and Financing Tools



David Mingoia – 
dmingoia@amherstida.com

716-688-9000

www.AmherstIDA.com
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