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Statement of Intent 
Sprouting Minds Montessori School (SMMS) is a school established within the East Aurora 
community for over 5 years. As interest and need spreads for our school we are finding that our 
current building at 1276 Mill Road is not sufficiently big enough. SMMS is currently under 
contact to purchase the property at 976 Davis Road and we have a pending closing within the 
next 45 days. Attached you will find the current owners approval for this submission. 
 
We are a year round school and operate from July 1st to June 30th, and offer various programs for 
ages 15 months to grade 6 in both part day and full day capacities depending on age. SMMS is 
an approved non-public school as identified by NYS Department of Education. We are hoping to 
relocate our nature centric school to this new location and gorgeous 19.5 acres during our 
summer session. This will allow us to settle prior to the full school year commencing. 
 
This property on Davis houses a roughly 8,000 square foot barn. We hope to convert this barn to 
the standards and codes needed to use the building in a Group E (educational) occupancy 
capacity. 976 Davis road is located in an RR residential district. In town code 116-8.4.A.3, it 
indicates that a school is an appropriate and approved use of the land. 
 
Utilities such as water, gas and electric are all currently at the building and need not be run at this 
time. We have discussed with the town building inspector about the ability for conversion, along 
with state fire safety regulators and structural engineers in regard to an E occupancy and find it 
will need minimal changes structurally to comply. There will need to be insulation, electrical, 
plumbing, septic, windows and finishes to consider in conjunction with working with the 
building department. 
 
This property has 19.5 acres with about 4 acres a wooded area and the rest mostly open field 
space. The driveway spans from Davis to Snyder road creating a one lane space with a known 
culvert at each entrance of the driveway. There is currently no known septic system on site and 
will need to be placed in conjunction with the Erie county department of health. The nearest fire 
hydrant to the building is on the south-east corner of the property as well as at the corner of 
Ellicott and Davis roads. 
 
Garbage will be kept in an enclosed area of the barn to avoid animals getting into it. We are an 
eco-conscious school and create little waste for our school. 
 
We do not feel this building will need any noise of visual screening from abutting properties due 
to the nature of the previous use of the building along with the use of many buildings in the local 
area. Please see the last page for potential neighbor apprehension and mitigation strategies. 
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Survey 
Please note the first survey was obtained through Erie Counties GIS survey system to represent 
the parcel of land in question as part of a larger survey on the next page. 
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Site Plan 
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Exterior Changes to the building and property 
Building Changes: 
For the exterior of the building we intend to place one motion activated flood light (ring camera 
light system in file) towards the main entrance for staff and students to have a safe and lit arrival 
in the winter months. We also intend to power wash and stain the barn in a neutral tone. 
Windows and doors will be replaced or added with energy efficient materials generally where 
indicated on the plans attached. We will also be removing the upward facing exterior lights to be 
dark sky compliant. 
 
Property Changes: 
The driveway will be topped with regrind to keep it up without holes and part of the driveway 
will be expanded to allow for student drop-off and passage to exit the property. We will also add 
one parking lot as indicated on the exterior site plan attached. This parking lot will be mostly 
hidden from the road by foliage to keep the beautiful images of the property itself. 
 
A septic system and field will need to be put in place in an area as determined by the Department 
of Health. This area is yet to be fully determined but a best estimate has been placed on the site 
plans. The size of the septic system will be determined through the department of health and 
septic engineering company at a later date. 
 
A sign for the school is intended to be placed on the main entrance (Davis Road). The opposing 
end of the one way driveway will contain a ‘exit only’ sign. We will proceed through all required 
permitting for signage. 
 
Playground space will be found within the current fenced in area set back from the majority of 
neighbors to reduce any disruption. Smaller areas will be divided with temporary fence while the 
long term plans for the play areas will be determined at a later date.  
 
Attached you will find all supporting documentation. 
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Elevation Drawings 
Existing 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Proposed 
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Proposed Light to be added 
 
Light will be both security camera and motion activated LED floodlight for early morning 
entrances. Lights will be pointed downward towards the walkway in such a way to avoid shining 
towards or near the neighbors. 
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Proposed Signage 
All proposed signage will go through the permit and if necessary the ZBA for sign placement, 
size and type. 
 
A stained round wood sign is to be placed at the driveway entrance on Davis Road, and will be a 
3 foot diameter circle on two 4x4 posts with a garden beneath. 

 
 
This sign will be placed on the Snyder entrance of the driveway it is roughly 15 inches by 18 
inches 
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Interior Changes to the building  
Building Changes: 
Our intentions are to install radiant floor heating system, fully insulate and finish all used area of 
the building leaving some beams exposed to a rustic look. We also intend to add bathrooms to 
each classroom, as indicated in the interior drawings. There will be some walls for divisions of 
the classroom space. Electric will be added to the areas where there is none found. These items 
will follow the Aurora permit process through the building department.  
  



 13 

Floor Plans 
Existing  
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Short Environmental Assessment Form  
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Federal Wetlands and Protected Waterway 
Please note that the stream/creek running through the property is part of a protected waterway 
and considered federal wetlands. Attached is an image of the property from the NY DEC 
Environmental Resource Mapper. 
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Site Plan Purpose 
We would like to touch base on each point of intent of a site plan as indicated in the Town of 
Aurora code to be sure we have addressed all items. 
 
These items are taken from town code: 95-1 Intent 
“ 
A. To evaluate the intended building design in its arrangement to and its suitability to natural site 
conditions and the compatibility with surrounding land uses. 
B. To permit the Town of Aurora to analyze development proposals in terms of their impacts on 
local growth and the need for facilities and services. 
C. To protect and provide for the public health, safety and general welfare of the Town. 
D. To conform with current zoning restrictions, the Table of District Regulations[1] and the 
Official Map and Master Plan, if any, now or in the future. 
E. To protect the value of land throughout the Municipality, to encourage orderly and beneficial 
development upon the land, and to minimize misunderstandings in the interpretation of intended 
land uses set forth in current zoning restrictions.[2] 
F. To prevent the pollution of air and water, to assure the adequacy of proper drainage methods, 
and to safeguard the natural water table through responsible sewage removal/treatment. 
G. To provide for the preservation of open spaces through the most-efficient design and layout of 
buildings, including but not limited to the use of cluster development of buildings on a parcel of 
land.” 
 
SMMS response to each item: 

A. As the building is pre-existing it is already part of the natural landscape of the area. Our 
use as a school is in direct relation to residential, agricultural and business land uses in 
the surrounding areas. 

B. As there is a natural gas well, and private septic there is only the need for public water 
and electricity, both of which are readily available at the building already. Other public 
services such as police force and firefighting are already rendered to SMMS at a different 
location, adding no additional burden for a move. 

C. Private schools, especially those with a desire to be eco-friendly, agriculturally driven 
and nature conscious generally increase the health and safety of the surrounding 
properties by contributing to positive care of the land, and other local resources. Schools 
have not been shown to decrease health or wellness of those around them and overall 
increase general welfare and safety as a highly monitored building. 

D. Zoning does permit its use as indicated in code 116-8.4.A.3 
E. Statistics from the National Association of Realtors study in 2017 actually show that a school 

appreciates surrounding property values. 
F. Disturbances of land will occur with the parking lot and septic system. The septic 

system will be done through the erie county department of health to ensure proper 
placement for the safety of the use and care of the land. SMMS’s activity gives off 
less carbon per square foot than a residential home, and substantially less than a 
fully functionable farm of this lands size. Creating low pollution to the local area. 

G. As buildings are not going up, it is a pre-existing building this is not an applicable 
item. 
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Potential Concerns and Response 
As with our previous move, change can bring apprehension and doubt. We have brought back 
concerns we may have heard of potential neighbors at that time in anticipation that new 
neighbors may have similar concerns. We have a friendly relationship with our current neighbors 
and they have assured us their initial concerns they had were unwarranted. 
Potential 
Concern Response 

Traffic 

Davis is a heavily trafficked area with the diagonal corner from this property having a 
post office, Moog building and a gas station just down the way. Additional cars or bus 
for dropping off or picking up students would more than likely go unnoticed. 
 
Traffic will flow in one direction from Davis to Snyder. This will allow families to turn in 
either direction onto a street with less traffic before going their respective ways, 
leaving the exit of the property safer for everyone. The drive can also fit 41-48 cars 
depending on size, meaning that our families would not be backing into the road 
during dropoff to create a road block. 
 
Our classrooms have staggered drop off and pickup times, meaning that not all of our 
students are dropped off at once, allowing for a slow movement of traffic to and from 
the property and not a barrage of vehicles all at once. We currently have a much 
smaller driveway and do not cause any traffic issues. The noise of cars or car doors is 
also not noticed by neighbors, who are in closer proximity than neighbors would be on 
Davis road. 

Security 
We have a security system ready to install, including video surveillance of the property 
(not to include any neighboring property), and monitored security and fire alarm 
systems will be in place. Also important to note that the property will be used the 
majority of the year, and will have monitoring during times of inactivity. 

Noise Levels 

As Per the CDC:	 
The noise levels generated from a group of 20-30 children running and playing outside 
is roughly 70-80 dB at 1 meter. This would obviously decrease while moving through a 
distance of 200+ ft to the abutting properties. 
 
For perspective these other common sounds that can be at this area at one meter are: 
Shotgun 160 dB 
Lawn Mower 80-85 dB 
Road Noise 75-100 dB 
3 dogs barking - 95-105 dB 
Loud Music from Speakers for Party- 90dB 
Chainsaw- 109 dB 
 
In general our students are quite serene and respectful. We enjoy both inside and 
outside play and education, and can be found outside in all weather. Occasionally a 
game of tag may get loud, but nothing unseemly. We do not have organized sports 
that would create loud noises or bright lights to disturb the neighbors.  

Decreasing 
property value 

Statistics from the National Association of Realtors study in 2017 actually show that a 
school appreciates surrounding property values. Determining this concern to be 
invalid. 

 
 




