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TOWN OF LYONS PROFILE AND ASSESSMENT

As part of the Wayne County Derelict Properties Strategy, detailed existing condition
inventories and redevelopment strategies were created for three Strategic Areas. These
detailed inventories and redevelopment strategies can be used as guides or templates to
inform future decisions in other Wayne County municipalities.
The three Strategic Areas were chosen by the Project Advisory Committee (PAC) based on a
number of factors. First, a derelict properties database was compiled. The database included
the number of derelict properties, number of derelict properties per 1,000 acres, and
percentage of properties that were derelict for each municipality. Second, the PAC
conducted two meetings in which the subject of potential Strategic Areas was discussed.
Third, the PAC participated in an anonymous poll to vote on their individual choices for
Strategic Areas. Fourth, a public workshop was held in which the majority of the attendees
expressed their opinion that Villages should be the focus. And fifth, the need for the
approaches for the three Strategic Areas to be transferrable to other areas was considered.
Based on this combination of data, discussions, results of the PAC Strategic Area poll, public
input, and desired transferability to other areas, three municipalities were chosen as the three
Strategic Areas:
1.

Village of Clyde
 Data: Highest number of derelict properties per 1,000 acres; 2nd highest
percentage of total properties that are derelict
 Discussion: Was discussed as a possible Strategic Area from project inception
 PAC Strategic Poll: Tied for most votes

2.

Village of Wolcott
 Data: 2nd highest number of derelict properties per 1,000 acres; highest
percentage of total properties that are derelict
 Discussion: Was discussed as a possible Strategic Area (excluding the Villages) as
a possible Strategic Area from project inception
 PAC Strategic Poll: Tied for most votes

3.

Town of Lyons
 Data: Considering just the Towns (excluding Villages), highest number of derelict
properties per 1,000 acres; 4th highest percentage of total properties that are
derelict
 Past Meetings: The PAC discussed the importance of including both Village and
Town Strategic Areas
 PAC Strategic Poll: 2nd highest voted; highest voted Town

The three selections were also based on:


Public Input: The majority of participants at the public meeting wanted to focus on
Villages
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Desired Applicability to Other Areas: The PAC wanted to make sure both Villages and
Towns were represented in the study so they could be used as models throughout
the County.

This particular report focuses on the Town of Lyons. Prior to developing any redevelopment
strategies for the Town of Lyons, a comprehensive Profile and Assessment of the Town is
needed. The Profile and Assessment gives a snapshot of the existing conditions in the Town,
providing a framework for review and analysis of potential recommendations.
Components of the Town of Lyons Profile and Assessment include:


A review of the Town and its context in the region;



An analysis of existing conditions;



Information on local plans and their relationship to addressing derelict properties;



Information on past and current efforts to address derelict properties; and



Relevant excerpts from the countywide Economic, Market, and Housing Analysis.

The Profile and Assessment summarizes the trends and data necessary to develop a
blueprint for addressing derelict properties within the Town of Lyons.
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INVENTORY OF EXISTING CONDITIONS

In order to identify opportunities and constraints in the Town of Lyons an inventory of factors
that influence development potential is required. This section provides more detailed
information on various factors that influence the location, size, character and use of future
redevelopment and development in the Town. The characteristics reviewed in this section
include: the community and regional setting, land use, zoning, derelict properties,
transportation systems, infrastructure systems, land ownership, natural resources, historic
resources, recreational resources, and past planning efforts.
COMMUNITY AND REGIONAL SETTING
Wayne County, New York is located between the shores of Lake Ontario and the northern
Finger Lakes and between Rochester and Syracuse. The Town of Lyons is located on the Erie
Canal in the southcentral portion of Wayne County. It is the county seat of Wayne County.
The Town of Lyons is surrounded by the Town of Arcadia to the west, Town of Sodus to the
north, Towns of Rose and Galen to the east, and Town of Phelps, Ontario County to the south.
The historic canal community and surrounding rural town is home to 5,542 residents and is
located 54 miles west of downtown Syracuse, 44 miles southeast of downtown Rochester,
and 14 miles north of Geneva.
TOWN BOUNDARY
The Town of Lyons encompasses a 24,084-acre area and includes the former Village of
Lyons which dissolved into the Town on December 31, 2015 (Figure 1). The Erie Canal
traverses the Town and former Village from west to east. The Town includes a mixture of
historic mixed-use buildings, modern retail development, single- and multi-family homes,
industrial uses, government offices/complexes, recreational assets, schools, agricultural
fields, railroads, and vacant land. Derelict properties throughout the Town offer potential for
redevelopment and revitalization.
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Figure 1: TOWN OF
LYONS BOUNDARY
MAP
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LAND USE
The Town of Lyons contains numerous land use types (see Table 1 and Figure 2). The former
Village of Lyons within the central portion of the Town of Lyons contains a diverse mixture of
land uses, while areas outside of the former village are dominated by residential, agricultural,
and vacant land. The Erie Canal traverses the southern half of the Town.

Table 1: Land Use in the Town of Lyons

Area

Land Use

Parcels

Acres

Percent

#

Percent

8,555.7

35.5%

148

5.8%

110.7

0.5%

17

0.7%

Single-Family Residential

9,258.6

38.4%

1,564

61.5%

Multi-Family Residential

309.9

1.3%

220

8.6%

Mobile Home Park

19.6

0.1%

5

0.2%

Mixed Use

9.4

0.0%

54

2.1%

Commercial

395.9

1.6%

66

2.6%

Gov. / Institutional

259.3

1.1%

43

1.7%

Industrial / Warehouse

230.6

1.0%

31

1.2%

Infrastructure / Utilities

177.7

0.7%

13

0.5%

State Owned Canal & Land

376.4

1.6%

4

0.2%

Flint & Ganargua Creeks

87.1

0.4%

1

0.0%

3,526.2

14.6%

379

14.9%

767.2

3.2%

NA

NA

Agriculture
Park / Rec. / Cemetery

Vacant
Public Road ROWs
TOTAL

24,084.3

2,545

Source: Town of Lyons Real Property Data as provided by Wayne County with
minor updates by LaBella
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Figure 2: TOWN OF
LYONS EXISTING
LAND USE MAP
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EXISTING ZONING
The current zoning in the Town of Lyons is somewhat complicated. The zoning map and
zoning code for the Town of Lyons outside of the former Village of Lyons was originally
adopted in 1969, with minor amendments to the code through 2017 and major additions to
the map and code in 2017.
As stated previously, the Village of Lyons dissolved into the Town of Lyons on December 31,
2015. In December of 2017, the Town of Lyons adopted Article VII and Appendices A through
H. Article VII created the Town Center zoning district, which corresponded with the
boundaries of the former Village, and was further broken down into three divisions based on
fire hazard. Article VII also created a supplementary zoning code for the former Village.
Appendices A through H created supplementary codes and regulations for motor vehicles,
housing, nuisances, construction operations, historic preservation, peddling and soliciting, fire
safety, and vacant buildings and unsafe structures for the former Village.
Currently, mapped zoning districts within the Town of Lyons include Residential-Agricultural,
General Residential, Flood Plain, Commercial, Industrial, and Town Center broken into the
three fire hazard divisions.
Basic information about each zoning district found within the Town is presented in Table 2.
Consult the official zoning code(s) for a complete listing of permitted principal, accessory, and
special uses by district as well as other design, density, bulk, and setback requirements.
Consult the Code Enforcement Officer for an official copy of the Zoning Map.
The Town of Lyons is in the process of codifying the Town’s local laws and combining the
local laws with select portions of the former Village’s ordinances. The process will result in a
single document of ordinances (including zoning) for the entire Town encompassing the
former Village. The Town expects this process to be complete by the spring of 2019.
Table 2: Zoning Districts within the Town of Lyons

Zone

Acres

% of Tot.

Town Zoning Districts
R-A – Residential-Agricultural

17,856.0

74.1%

553.3

2.3%

F-P – Flood Plain

2,451.5

10.2%

C-1 – Commercial

145.5

0.6%

M-1 – Industrial

459.3

1.9%

T-C1 – Town Center Division 1

1,537.9

6.4%

T-C2 – Town Center Division 2

959.3

4.0%

T-C3 – Town Center Division 3

121.6

0.5%

R-1 – General Residential

Source: Town Zoning Laws and Town Center Zoning Laws via
Town of Lyons website. Accessed September 26, 2018.
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Figure 3: TOWN OF
LYONS EXISTING
ZONING MAP
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DERELICT PROPERTIES
Derelict properties include properties that are unattractive and run-down but otherwise safe
and economically contributing to their communities and those that are vacant, uninhabitable
and that pose a threat to public health and safety. Derelict properties may also be those that
are stuck in foreclosure (zombie) or are bank owned properties, whatever their visual or
health and safety status. Five sources of data were used to create the derelict properties
database:
1. Abandoned Properties: This data was obtained from the NYS Department of Financial
Services and was downloaded June 4, 2018. Certain types of banks are required to
provide information to the State about properties which are delinquent on paying their
mortgages and which appear to be abandoned based on three separate site visits. These
properties may or may not be within the formal foreclosure process, but they do appear
to be abandoned according to the banks. Due to State confidentiality restrictions,
individual property data found within this database cannot be depicted or shared with
anyone other than the Wayne County Planning Staff. However, this data is included in the
aggregated number of derelict properties as well as in the analysis to calculate and
depict densities of derelict properties.
2. Pre-Foreclosure, Foreclosure, and Real Estate Owned (i.e. Bank Owned) Properties:
This data was purchased from a private data provider on June 22, 2018. Pre-foreclosure
properties are those which have been formally notified by the bank that they are
delinquent on their mortgage payments, but which have not been placed on the auction
list. In New York State it is common for properties to be in this pre-foreclosure status for
two or three years and sometimes even longer. Foreclosure properties are those which
have progressed onto the auction list. The auction date is usually within 45 to 60 days.
Real Estate Owned properties are those which went to auction and were purchased by
the bank because the auction did not generate enough interest to pay off the remaining
mortgage.
3. County Tax Foreclosure Properties (Yearly 2014 to 2018): This data was obtained from
Wayne County’s Real Property Tax Services. Once properties are more than two years
delinquent on their municipal and school taxes, they are usually placed on the County’s
tax foreclosure list where they are then auctioned off. All of these properties were sold
during the various auctions. While many of these properties are now likely up-to-date on
their taxes, there is a trend for some of these properties to reenter the County Tax
Foreclosure process after only a few years.
4. Privately Owned Roll Section 8 Properties: This data was obtained from Wayne County’s
Real Property Tax Services on July 13, 2018. As mentioned above, once properties are
more than two years delinquent on their municipal and school taxes, they are usually
placed on the County’s tax foreclosure list where they are then auctioned off. There are
instances though where the County may be concerned about the risk of owning the
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property should it not sell during the tax foreclosure auction (usually, the County is
concerned about the potential environmental risk). The County has the ability to place
these properties on Roll Section 8 – which means that they are tax exempt even though
they are actually owned by private individuals/entities. The County used to rely on this
tactic somewhat heavily; however, in recent years the County has removed
approximately 20 to 30 of these type properties from Roll Section 8 and have placed
them back into the taxable system.
5. Code Enforcement Officer Reported “Derelict” Properties: The code enforcement
officers for each municipality within Wayne County were contacted to provide
information about vacant, abandoned, and otherwise “derelict” properties with buildings
within their municipality. The definition of “derelict” was at the discretion of the code
enforcer. In general, these are the properties that the code enforcer has concerns about.
Data was collected between May 30 and August 9, 2018.
Individual properties may or may not have shown up in numerous of the above five data sets
(i.e. a property may be listed in both the abandoned properties data set and the code
enforcement officer reported “derelict” properties data set). The findings below do not count
duplicate locations (i.e. the property in the example above would only be counted once).
Based on the derelict properties database, the Town of Lyons includes 79 individual
properties categorized as derelict properties (see Table 3). Figure 4 shows the locations of
these properties (please note that the abandoned properties behind on their mortgage are
not depicted unless they were also part of another derelict property category).
Figure 4 also depicts the density of derelict properties in relation to all derelict properties
found throughout Wayne County. Within the Town of Lyons, the highest densities of derelict
properties can be found within the former Village of Lyons. As a whole, the Town of Lyons
contains 3.28 derelict properties per 1,000 acres and approximately 3.1% of the properties
located within the Town are considered derelict.
Table 3: Derelict Properties within the Town of Lyons

Derelict Properties
Abandoned Properties
Pre‐Foreclosure, Foreclosure, and Real Estate Owned Properties
County Tax Foreclosure Properties (2014‐2018)
Privately Owned Roll Section 8 Properties
Code Enforcement Officer Reported "Derelict" Properties
Total** .

Parcels
Number
Percent
*
*
27
34.2%
36
45.6%
0
0.0%
11
13.9%
79

Notes: * Data cannot be shared. ** Adding up the sub totals does not equal the reported total because the reported
total removes duplicate entries in multiple data sets
Source: See sources in 1 through 5 above; LaBella Associates
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Figure 4: TOWN OF
LYONS DENSITY OF
DERELICT
PROPERTIES MAP
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TRANSPORTATION SYSTEMS
The Town of Lyons has multiple transportation systems that enable people and goods to
move around, into, and out of the Town. They include roadways, public transportation,
railroads, airports, and pedestrian and bicycle infrastructure. This section also provides a
discussion on existing downtown parking.
Roadways
Located in a rural setting, the Town of Lyons’ vehicular transportation system stems off of
two major State Routes (31 – east/west and 14 – north/south) which connect to adjacent
towns and villages. Exit 41 on Interstate 90 is located approximately 8 miles south of the
center of the former Village of Lyons along State Route 14.
According to the New York State Department of Transportation Rural Functional
Classification System (Figure 5), the western half of State Route 31 (Forgham Street) and the
southern half of State Route 14 (Geneva Street) are “principal arterial others” which serve
corridor movement having trip length and travel density characteristics indicative of
substantial statewide or interstate travel. The eastern half of State Route 31 (Forgham Street)
and the northern half of State Route 14 (Geneva Street/Phelps Street) are “minor arterials”
which link cities and larger towns, form an integrated network providing interstate and
intercounty service, and provide for relatively high overall travel speeds, with minimum
interference to through movement. State Route 31 provides an east/west and State Route 14
provides a north/south arterial connection for intercounty service.
Portions of Water Street, Layton Street, Leach Road, and Cole Road are “major collectors”
which generally serve travel of primarily intracounty rather than statewide importance at
typically moderate speeds. These roadways are located within the former Village of Lyons
connecting the State Route system to local roadways outside of the former Village bounds.
Lastly, County Road 235 (Bauer Van Wickle Road), portions of Leach Road, Bauer Road,
County Road 338 (Old Preemption Road), County Road 334 (Lyons-Marengo Road), and
County Road 248 (Wayne Center Road) are “minor collectors” which link locally important
traffic generators with their rural areas and larger collector roads. These roads extend into the
rural areas of the Town. All of the above mentioned roadways serve the areas’ car and truck
traffic.
As reported in Table 4 and depicted in Figure 6, Annual Average Daily Traffic (AADT) counts
for the major roadways within the Town vary with the highest counts (4,303 to 9,262) located
along State Route 31 and the southern portion of State Route 14; medium counts (1,855 to
2,206) located along the northern portion of State Route 14, portions of Leach Road, and
Water Street; and lower counts (146 to 1,175) located along portions of Leach Road, Layton
Street, Cole Road, County Road 338 (Old Preemption Road), County Road 248 (Wayne Center
Road), and Old State Route 31.
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Table 4: Annual Average Daily Traffic Counts, Major Routes in the Town of Lyons in 2015

Road

Section

AADT

State Route 14 (Geneva St)

State Route 31 to Canal St

9,262

State Route 14 (Geneva St)
State Route 14 (Geneva St,
Lawrence St, Phelps St)
State Route 31 (Forgham St)

State Route 31 to Southern Town Boundary

4,633

Canal St to State Route 104

2,206

State Route 88 to State Route 14

9,069

State Route 31 (Forgham St)

State Route 14 to County Rd 250 (Rose Valley)

4,303

Leach Road

Water St to State Route 31

3,566

Leach Road

State Route 31 to Madison St

1,084

Leach Road

Bauer Rd to Former Village/Town Line

186

Water Street

State Route 14 to Layton St

3,282

Water Street

Layton St to Former Village/Town Line

1,855

Layton Street

Water Street to Former Village/Town Line

1,175

Cole Road
County Road 338 (Old
Preemption Road)
County Road 248 (Wayne Center
Road)
Old State Route 31

State Route 31 to Former Village/Town Line
County Rd 339 (Alloway Rd) to Former
Village/Town Line
Rose/Lyons Town Line to Sodus/Lyons Town
Line
Cole Rd to Hills Rd

1,124
1,111
360
146

Source: NYSGIS Clearinghouse, NYSDOT 2015 AADT GIS Shapefile

Public Transportation
The Town of Lyons is served by a public transportation system through the Regional Transit
Service (RTS) Wayne Bus Service. Numerous bus routes connect the Town of Lyons with
nearby towns and villages located throughout Wayne and Ontario counties (see Figure 7).
Bus stops within the Town of Lyons include a bus shelter located on Pearl Street at the
Village Park and stops at the Wayne County Nursing Home, Wayne County Behavioral Health
Building on Nye Road, and Wayne County Sheriff’s Department Office. In general, while there
are strong east/west connections along State Route 31, most of the Town is not served by
the public transportation system.
Railroad and Airport
There are additional transportation systems located within and near the Town of Lyons. A
railroad arterial known as the Rochester Sub (owned and operated by CSXT) traverses the
Town in the vicinity of the Erie Canal. An inactive railroad arterial known as the Corning Sec
(owned by Norfolk Southern Railway Co.) spurs off of the Rochester Sub and generally
travels south towards Corning. A small railyard is located southeast of State Routes 14 and 31.
Numerous small scale private airports are located within 10 miles of the Town of Lyons,
including D’Amico Airport which is located within the Town boundaries. The nearest regional
airport is the Finger Lakes Regional Airport located approximately 21 miles southeast of the
core of the former Village of Lyons. The Greater Rochester International Airport is located
approximately 50 miles west of the core of the former Village of Lyons. The Syracuse
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Hancock International Airport is located approximately 54 miles east of the core of the former
Village of Lyons.
Pedestrian and Bicycle Infrastructure
The Town of Lyons has a substantial sidewalks network within the former Village of Lyons
but a nearly non-existent bicycle network (see Figure 7). Sidewalks are available within the
central core of the former Village and along at least one side of most residential streets
within the former Village. There are many streets however, particularly within the outskirts of
the former Village, and all streets outside of the former Village, which do not have any
sidewalks. Bicycle infrastructure within the Town of Lyons includes State Bike Route 5 which
is a signed on-road bicycle route that extends 365 miles from Niagara Falls across New York
to the Massachusetts state line. It is located along State Route 31 within the Town of Lyons. In
addition, State Bike Route 14, a signed on-road bicycle route that extends 95 miles from the
Pennsylvania State line near Elmira to Sodus Point is located along State Route 14 in the
Town of Lyons.
The off-road, multi-use Erie Canalway Trail travels westward from the Lock E28A dry dock
approximately 2.1 miles along the northern bank of the Canal. A 0.5 mile long multi-use trail
connects Abbey Park to Lock E27 and to the Lyons Dock located at Erie Canal Mile Post 220.
The trail traverses along the north bank of the Canal (a full description of Abbey Park, Lock
E27 and Lyons Dock can be found later in the Recreational Resources section of this Report).
The Trail of Hope is a 0.5 mile long pedestrian nature trail located at the Community Center.
Parking
Developers also consider parking opportunities. On-street parking both parallel and diagonal
is available along many of the major roadways within the downtown core of the former
Village of Lyons. Municipal parking lots are located within the core of the former Village in the
rear of buildings that from Williams Street between Water Street and Canal Street. Public
parking is also available at Abbey Park and Lyons Southside Canal Park.
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Figure 5: TOWN OF
LYONS
FUNCTIONAL
CLASS MAP
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TRAFFIC MAP
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Figure 7: TOWN OF
LYONS
TRANSPORTATION
SYSTEMS MAP
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INFRASTRUCTURE AND UTILITY SYSTEMS
Portions of the Town of Lyons are served by a network of public infrastructure and private
utilities. Infrastructure and utility systems available in portions or the entire Town include
public water, public sewer, public stormwater system, electric, and natural gas.
Water
The Wayne County Water and Sewer Authority’s (WCW&SA) Arcadia-Lyons Consolidated
Service Area serves areas within the Towns of Arcadia and Lyons including the former Village
of Lyons and Town of Lyons Grist Mill/Westphall Water District. Water for the Arcadia-Lyons
Consolidated Service Area is purchased from the Village of Newark, which uses Canandaigua
Lake as its source of water. Water is drawn from Canandaigua Lake and chlorinated before
flowing into the Water Treatment Filter Plant located on Freshour Road in Shortsville. At the
Treatment Plant, all water is filtered by Slow Sand Filtration, Diatomaceous Earth Pressure
Filtration, and/or Diatomaceous Earth Vacuum Filtration. Then, additional chorine and fluoride
is added to the water. The treated water is then distributed to customers, the Allerton Hill
Reservoir, and/or South Hill Standpipe. Water service is available to most properties located
within the former Village, to properties located along Old Lyons Road and State Route 31
between the former Village boundary and the Town of Arcadia boundary, and to properties
within the Grist Mill/Westphal Water Districts (Gristmill Drive, Westphal Parkway, and portions
of Dunn Road and Sohn Alloway Road).
According to WCW&SA’s 2017 Water Quality Report for the Arcadia-Lyons Consolidated
Service Area, the water system serves 5,760 people through 1,920 service connections. The
same Report states that the water system has an adequate amount of capacity to meet
present and future demands. The water system was in compliance with all applicable State
drinking water operating, monitoring, reporting, and health requirements.
Sanitary Sewer
The Wayne County Water and Sewer Authority (WCW&SA) operates and maintains the Lyons
wastewater treatment plant and 11 pump stations along with the associated collection and
conveyance systems under a lease/operation agreement with the Town of Lyons. The Town
of Lyons owns the sanitary sewer system. The wastewater treatment plant has a capacity of
750,000 gallons per day and currently collects and treats approximately 450,000 gallons per
day on average. Following treatment, the water is discharged into the Erie Canal. Sanitary
sewer service is available to most properties located within the former Village as well as to
properties located along State Route 31 between the former Village boundary and the Town
of Arcadia boundary.
Stormwater
Storm sewers are present along many of the streets within the former Village of Lyons,
particularly along major streets.
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Other Utilities
As a private utility, New York State Electric and Gas (NYSEG) does not provide maps of its
services but may provide information upon request. However, it is known that the Town of
Lyons is served by electric and gas services through NYSEG.
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PROPERTY OWNERSHIP
The vast majority of the land (95%) and parcels (94%) within the Town of Lyons is privately
owned as shown by the unshaded areas in Figure 8 and described in Table 5.
Approximately five percent of the land area and four percent of the parcels in the Town of
Lyons are owned by public or quasi-public agencies. Public and quasi-public agencies with
large land holdings within the Town of Lyons include the NYS Thruway Authority, non-profit
/religious entities, rail/utility companies, and Wayne County.
Table 5: Public Land Ownership Distribution within the Town of Lyons

Acres

Ownership

Parcels

Number

Percent

Number

Percent

Town of Lyons*

85.2

0.4%

29

1.1%

Lyons IDA

35.0

0.2%

2

0.1%

Lyons Fire District

1.0

0.0%

1

0.0%

Lyons Public Library

0.5

0.0%

1

0.0%

Lyons Central School District

120.7

0.5%

16

0.6%

Wayne County

174.7

0.7%

31

1.2%

Wayne County IDA

29.9

0.1%

3

0.1%

NYS Thruway Authority

378.0

1.6%

7

0.3%

0.4

0.0%

1

0.0%

Non-Profit / Religious

205.8

0.9%

50

2.0%

Rail / Utility Companies

167.6

0.7%

10

0.4%

1,198.8

5.1%

151

5.9%

22,118.3

94.9%

2,394

94.1%

Public and Quasi-Public

U.S. Postal Service

Sub-total of Public and Quasi-Public
Private
Total

23,317.1

2,545

Note: * Town of Lyons owned property includes properties formerly owned by the Village of Lyons
Source: Town of Lyons Real Property Data as provided by Wayne County with minor updates by LaBella
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Figure 8: TOWN OF
LYONS PROPERTY
OWNERSHIP MAP
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NATURAL, HISTORICAL, AND RECREATIONAL RESOURCES
The Town of Lyons contains an abundance of natural, historical, and recreational resources.
These resources are amenities which add value to the properties located within the Town
because they enhance the area’s quality of life; however, they can also create constraints on
future development. Figures 9 and 10 exhibit the locations of all of the natural, historical, and
recreational assets in the Town of Lyons. A summary of the assets is described below.
Water-Based Resources
Several water-based resources, including the Erie Canal, Ganargua Creek, Flint
Creek/Canandaigua Outlet, Trout Brook, Black Brook, Second Creek, Butternut Run,
numerous unnamed tributaries, and Federal and State wetlands, are located within the Town
of Lyons (see Figure 9).
The Erie Canal generally flows eastward from the western boundary of the Town to the
eastern boundary of the Town. It traverses the southern half of the Town and includes Lock
E27 in the former Village of Lyons and Lock E28A, located west of the former Village. The
Erie Canal is classified by the New York State Department of Environmental Conservation
(NYSDEC) as a Class C stream. By definition, a Class C stream is best used for fishing: the
water quality is suitable for primary and secondary contact recreation, although other factors
may limit the use for these purposes.
Trout Creek (which connects to the Erie Canal from the south just east of Lock E28A) is
classified by the New York State Department of Environmental Conservation (NYSDEC) as a
Class C(T) stream. By definition a Class C(T) stream is similar to a Class C stream as defined
above; however, it also implies that the waters contain trout. Class C(T) streams are protected
by the NYSDEC and any disturbance to the bed or bank of Trout Creek would require
coordination with and permits from the NYSDEC.
Ganargua Creek and Flint Creek/Canandaigua Outlet are both classified as Class C streams
as defined above. While disturbance to Class C streams typically does not require permits
from the NYSDEC, if the waterways are considered navigable, then permits are needed.
Ganargua Creek and Flint Creek/Canandaigua Outlet would likely be considered navigable
and permits for any disturbance would likely be needed.
The remainder of the creeks, brooks, runs, and unnamed tributaries are also classified as
Class C streams, but would likely not be considered navigable.
The various stream corridors (including the Erie Canal) are Federally-designated riverine
wetlands, freshwater emergent wetlands, and/or freshwater forested/shrub wetlands. In
addition, the Town of Lyons possesses numerous Federally-designated freshwater emergent
wetlands, freshwater forested/shrub wetlands, and freshwater ponds scattered throughout
the Town. The Town of Lyons also possesses numerous State Wetlands and their protected
100-foot adjacent buffer area. Disturbance to any of these federally or State-designated
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wetlands (or State protected 100-foot adjacent buffer areas) would require coordination with,
and likely a permit from, the NYSDEC and U.S. Army Corps.
Flood Areas
Flood areas designated by the Federal Emergency Management Agency (FEMA) are one of
the potential constraints on development or redevelopment of properties within the Town of
Lyons. As shown in Figure 9, areas along and expanding outwards from many of the Town’s
waterways are within the 100 year flood zone based on the 1983 Federal Insurance Rate Map
(FIRM) for the (former) Village of Lyons and the 1979 FIRM for the Town of Lyons. The 100
year flood zone has a 1% chance per year of flooding. Expanding outwards from several of
the 100 year flood zones within the former Village of Lyons are areas designated as part of
the 500 year flood zone (0.2% chance per year of flooding).
Local Law No. 1-1988 regulates construction and development in the Special Flood Hazard
Area (SFHA – also referred to as the 100-year flood zone) to ensure that buildings will be
protected from flood damage.
The Town of Lyons is an active participant in the National Flood Insurance Program (NFIP)
which provides federally backed flood insurance in communities that enact and enforce
floodplain regulations.

TOWN OF LYONS | 23

Derelict Properties Strategy Wayne County

Figure 9: TOWN OF
LYONS NATURAL
RESOURCES MAP
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Historic and Archeological Resources
The Town of Lyons contains numerous historic and archaeological resources (Figure 10). The
Erie Canal is a National Register Historic District referred to as the NYS Barge Canal Historic
District. The National Register Broad Street-Water Street Historic District stretches roughly
from Leach Road to William Street along both sides of Water Street. Much of the downtown
core and surrounding residential neighborhoods are located within the recently created
National Register Lyons Downtown Historic District. The Hotchkiss Essential Oil Company
Plant (at the southwest corner of Leach Road and Water Street), the U.S. Post Office (at the
southwest corner of William Street and Pearl Street), the Grace Episcopal Church Complex (at
the southwest corner of Phelps Street and Lawrence Street), and the Henry Towar House (on
State Route 14 south of Alloway Road) are included in the National Register of Historic Places.
Historically appropriate redevelopment of these National Register buildings or of buildings
within the various Historic Districts qualify for historic tax credits if certain conditions are met.
Any redevelopment of those same properties that require State or Federal permits or funding
must coordinate with and get approval from the New York State Historic Preservation Office
(SHPO). The Town is also located along the Erie Canalway National Heritage Corridor
According to SHPO’s online Cultural Resource Information System, several areas along the
Erie Canal, portions of the former Village of Lyons, and an area centered around the
intersection of Maple Street Road and Zurich Road are within archeologically sensitive areas.
Any redevelopment of properties located within archeologically sensitive areas that require
State or Federal permits or funding must coordinate with and get approval from SHPO. As
part of the coordination and approval process, SHPO may require an archeological survey of
the project area.
Recreational Resources
There are various recreational assets found within the Town of Lyons (Figure 10). Lyons
Central Park is located between William Street, Pearl Street, Broad Street, and Church Street
and includes a band stand, walking paths, benches, picnic tables, memorials, and a
landscaped park setting. A smaller park with gazebo and benches is located at the southeast
corner of Geneva Street and Montezuma Street. Abbey Park is located on the north side of
the Erie Canal near Ganargua Creek. Abbey Park includes a picnic area, pavilion, restrooms,
kayak/canoe/small boat launch, and a 0.5 mile long bike trail which connects the park to
Lock E27 and the Lyons Dock at Mile Post 220. Lock E27 is located on the Erie Canal at Leach
Road and provides opportunities for canal and boat enthusiast to watch an operating lock.
The Lyons Dock at Mile Post 220 is located along the northern bank of the Erie Canal near
Geneva Street and provides for boat docking, restrooms, showers, pumpout, picnic tables,
benches, and water. Across from the Lyons Dock, on the south side of the Canal, the Lyons
Southside Canal Park provides additional boat docking, pavilion, picnic area, and camping.
Lock E28A is located on the Erie Canal just west of the former Village of Lyons. Nearby is a
Canal Corp owned dry dock for making boat repairs. The off-road, multi-use Erie Canalway
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Trail travels westward from this location approximately 2.1 miles along the northern bank of
the Canal.
Athletic fields are located along the north side of the Erie Canal, east of Geneva Street. In
addition a track and athletic field complex is located at the Lyons Middle/High School. The
Lyons Community Center (located adjacent to the school complex) includes the Trail of
Hope, a 0.5 mile long pedestrian nature trail. The Community Center provides recreational
and social activities for all age groups.
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Figure 10: TOWN OF
LYONS HISTORIC
AND RECREATIONAL
RESOURCES MAP
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PAST PLANNING EFFORTS
Wayne County and the consultants are unaware of any past planning efforts in the Town of
Lyons or former Village of Lyons.
EXISTING MUNICIPAL STRATEGIES TO ADDRESS DERELICT PROPERTIES
The existing municipal code for the Town of Lyons is extremely complicated. Within the
Town of Lyons outside of the former Village, local laws have never been formally codified.
Within the former Village of Lyons, some of the Village codes have been adopted by the
Town while the sections of the code pertaining to the geography of the former Village have
been removed. The Town has also adopted Article VII and Appendices A through H which
add additional codes for the former Village area. Digital copies of many of these documents,
particularly the Town local laws, are unavailable.
As a result, the Town of Lyons is in the process of codifying its local laws and combining the
local laws with select portions of the former Village’s ordinances. The process will result in a
single document of codes and ordinances for the entire Town including the former Village.
The Town expects this process to be complete by the spring of 2019.
This is the perfect time for the Town of Lyons to consider the various tools used by other
Strategic Area municipalities for potential inclusion in its upcoming Town Code.
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ECONOMIC, MARKET, AND HOUSING ANALYSIS

A countywide Economic, Market, and Housing Analysis was prepared as part of the overall
Wayne County Derelict Properties Strategy. The analysis also focused on the three Strategic
Areas. The purpose of the analysis was to provide an overview of the economic, market and
housing trends in Wayne County as a whole as well as in the Strategic Areas. These trends
were taken into consideration in the evaluation of the various potential uses and scenarios for
development of derelict properties. Key findings from the Economic, Market, and Housing
Analysis include:


Wayne County is losing population. Most long-term population projections for Wayne
County indicate a continued decline in population, although the Genesee
Transportation Council’s Long Range Transportation Plan for the Genesee-Finger
Lakes Region (2040) anticipates a 5.68% population growth within the County.



The median age in Wayne County is increasing.



The County’s median household income of nearly $52,000 has been decreasing over
time when considering inflation and the County’s poverty rate has been increasing.



Wayne County’s unemployment rate has stabilized at 5 percent following several
years of decreasing dramatically.



The number of businesses in Wayne County has grown by 13.2 percent since 2000



The largest numbers of jobs in Wayne County are found in the Government,
Manufacturing, Retail Trade, and Health Care and Social Assistance industries.



Professional and Business Services, Health Care and Social Assistance, and
Accommodation and Food Services employment in the Finger Lakes Region are
expected to grow significantly through 2024.



Based on location quotients, Agricultural, Manufacturing, and Government industries
are prospering in Wayne County compared to the United States as a whole –
although it should be noted that the location quotient for manufacturing has been
declining rapidly.



Employment projections indicate future demand for additional office/institutional
space, particularly in the Professional & Business Services and Health Care & Social
Services sectors.



Employment projections indicate future demand for a limited amount of additional
industrial/flex space, particularly in the Specialty Trade Contractors, Food
Manufacturing, Fabricated Metal Product Manufacturing subsectors.



Although local industry and tourism leaders indicate hotel demand, current regional
hotel occupancy rates suggest that additional hotels are not currently justified.
However, a limited number of small scale Bed and Breakfasts, and further short term
occupancy needs assessment might be warranted.
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Residential projections created for this Report, based on a 5.68 percent population
growth factor over a 25 year horizon as found within the Genesee Transportation
Council’s Long Range Transportation Plan for the Genesee-Finger Lakes Region
(2040) indicate demand for additional owner- and renter-occupied units throughout
Wayne County.



Retail data indicates the potential to recapture sales leakage.



Employment projections indicate future demand for restaurant/bar space.

ECONOMIC DEVELOPMENT RECOMMENDATIONS
Findings from the Economic, Market, and Housing Analysis result in the following
recommendations for the Town of Lyons:
Office Market:
Projected demand for 32,747 square feet of office space within the Town of Lyons over
the next 10 years – The Town is best suited for Class A and Class B office space in existing
vacancies (as opposed to flex office space), likely located within the former Village of Lyons.
Office space in substantially rehabilitated historic homes offers the potential to preserve
vernacular architecture while returning these structures to economic use.
Industrial Market:
Projected demand for 10,092 square feet of industrial/flex space within the Town of
Lyons over the next 10 years – Great care should be taken in attracting appropriate types of
industrial uses to appropriate locations.
Hospitality Market:
Determine the appropriateness of locating a small scale bed and breakfast inn within the
Town of Lyons – While Wayne County only contains a handful of hotels and while local
industry and tourism leaders indicate local hotel demand, the regional hospitality market area
is well saturated with chain hotels. Wayne County could benefit from a limited number of
small scale Bed and Breakfasts which cater to Erie Canal, Lake Ontario, and Finger Lakes
tourists. Further analysis would need to be conducted to determine whether a bed and
breakfast would be appropriate to locate within the Town of Lyons (likely within the former
Village).
Residential Development:
Projected demand for 352 new housing units (129 owner-occupied units and 223 renteroccupied units) over the next 20 years for the Town of Lyons – This demand includes 173
standard large lot single family homes, 87 small lot single family homes, 45 townhomes, 37
multifamily units, and 10 mobile homes. The demand is based on a 5.68 percent population
growth factor over a 25 year horizon as found within the Genesee Transportation Council’s
Long Range Transportation Plan for the Genesee-Finger Lakes Region (2040).
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The largest demands for owner-occupied units throughout all of Wayne County will be
for households in the $35K to $50K income range.
The largest demands for rental-occupied units throughout all of Wayne County will be for
households in the less than $15K and $35K to $50K income ranges) – although lesser
demand will exist for the higher income ranges as well.
Create smaller owner-occupied homes and renter-occupied apartments – the average
owner-occupied and renter-occupied household sizes are much smaller in the Town of
Lyons as compared to Wayne County as a whole. And the averages within the Town are
decreasing over time. Combined, this suggests there is growing demand for smaller homes
and apartments.
Consider developing housing for seniors – A large proportion of owner-occupied
households within the Town of Lyons are over the age of 55. There has been a national trend
for older householders to want to downsize from their large single-family homes to smaller
townhomes, condos, or apartments.
Develop housing for younger households and families – Do not forget to accommodate for
the needs of younger generations as well.
Retail Development:
Projected demand for 6,030 square feet of retail space within the Town of Lyons – Retail
merchandise line items with the greatest leakage indexes within the Town of Lyons include
clothing stores, book, periodical, and music stores, home furnishing stores, and shoe stores to
name a few.
Projected demand for 4,455 square feet of eating and drinking space within the Town of
Lyons over the next 10 years.
Shops should be appropriately sized, cater to specific specialties and niches, and provide
attentive customer support. Opportunities may exist for businesses to co-locate and to
attract online retailers to bricks and mortar locations.
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STRATEGIC NEIGHBORHOOD ASSESSMENT, REDEVELOPMENT PLAN, AND STRATEGIES
STRATEGIC NEIGHBORHOOD PROPERTY ASSESSMENT

The county-wide Derelict Properties Database created for the Wayne County Derelict
Properties Strategy includes the location, owner, land use, and derelict property type for each
of the 1,113 derelict properties. It does not however include an assessment of the condition of
the building/property nor any indication as to potential solution strategies. As such, two
exterior building condition survey tools – one for residential homes and one for all other
building types – was created.
A draft version of the survey tool was created for testing its efficacy in real world situations.
The draft survey tools were designed to aid in the assessment of the conditions of exterior
building components, accessory structures, lawn, and the property in general. It also asked
questions about vacancy, abandonment, and security. During the draft phase, the survey
tools did not include questions about environmental concerns, code violations, and public
health and safety concerns, nor did they ask about potential solution strategies. These
questions were added later after reviewing results from the real world tests and at the
direction of the Project Advisory Committee.
Due to the vast number of properties in each of the three Strategic Areas, it was determined
that the draft survey tools should be tested on focused neighborhoods. Strategic
neighborhoods with high densities of derelict properties were chosen within each of the three
Strategic Areas. Within the Town of Lyons, a highly visible rural-agricultural corridor (with
small hamlet) was chosen (see Figure 11).
The draft survey tools were tested by a grants consultant who specializes in the
administration of housing rehabilitation grants which includes conducting similar exterior
building condition surveys. The consultant utilized the draft survey tools on all properties (not
just derelict properties) within the Town of Lyons Strategic Neighborhood in order to get a
better sense of the impacts of dereliction. General building conditions were then mapped to
visually display areas of blight (see Figure 12). The Town of Lyons Strategic Neighborhood
will be the focus of the Redevelopment Plan and Strategies presented in the next section.
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Figure 11: TOWN OF
LYONS STRATEGIC
NEIGHBORHOOD
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Figure 12: TOWN OF
LYONS STRATEGIC
NBHD BUILDING
CONDITIONS
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STRATEGIC NEIGHBORHOOD REDEVELOPMENT PLAN AND STRATEGIES

While the Wayne County Derelict Properties Strategy includes somewhat generic
recommendations which can be applied county-wide (as well as to the Town of Lyons), this
Assessment includes site-specific Redevelopment Plans and Strategies for the Town of
Lyons Strategic Neighborhood. The Redevelopment Plan (Figure 13) and Strategies were
informed by the findings from the previously described profile and assessment and Strategic
Neighborhood property assessment. Other municipalities which are considering
improvements to their highly visible rural-agricultural corridors and/or hamlet areas may
choose to emulate or modify the following strategies as needed.
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Corridor improvement
Strategies
Town of Lyons

Infrastructure Extensions

Traffic Calming & Sidewalks

Currently the hamlet of Alloway does not have any
water or sewer infrastructure. As a result, the water
pressure and quality of water in the hamlet is
insufficient for existing homes. Similarly, new
development is significantly hindered in the corridor
because of the inadequate supply of water and sewer.
Water supply would also enhance fire protection.

Alloway is situated on State Highway 14 that leads
from the Village of Lyons to the Thruway. It is a busy
stretch of road in Wayne County with high rates of
speed. Traffic calming measures on Route 14 would
encourage a better quality of life and safety would
encourage new homeowners to move into the area
and potentially purchase foreclosed or other derelict
properties.

Lack of water infrastructure also hinders buyers from
buying foreclosed properties or other derelict
properties. Basic infrastructure is expected from
today’s homebuyers.

Some potential traffic calming measures could
include sidewalks, crosswalks at Route 14 and
Alloway Road (with hawk signals), a roundabout at
the intersection, and sidewalks on Alloway Road.

Therefore, extensions of water and sewer to the hamlet
are needed, with development controls, to both retain
existing residents and attract a limited number of new
residents. The area, which has larger lots than the
Village, could also support the need for larger housing
complexes that provide affordable rental units.
Multiple state and federal grant programs provide
funding for infrastructure improvements. The United
States Department of Agriculture, NYS Division of
Homes and Community Renewal and the NYS
Environmental Facilities Corporation all provide grants
and loans to assist communities.

Sidewalks are an expected amenity for many homeowners today.

Zoning Updates
The Town of Lyon’s Zoning Ordinance could benefit
from updates to encourage appropriate
development in the hamlet of Alloway.
A Hamlet Zone should be established in Alloway.
Currently Alloway is a mix of the C-1 commercial
zone and the R-1 residential zone. The R-1 residential
zone allows all uses permitted in the R-A (Rural
Agricultural) zone. Highway commercial uses are
allowed in the C-1 zone. Neither the R-1 or C-1 zones
are appropriate for Alloway which has smaller lots
and a higher density.

Infrastructure extensions could support the need to provide
affordable housing on derelict or vacant properties.
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A Hamlet zone would allow residential and business
uses to coexist but permitted businesses would be
limited by size and uses compatible with residences.
Design review would also be required.
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Figure 13: TOWN OF
LYONS STRATEGIC
NBHD
REDEVELOPMENT
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