


New York State Department of State 

95 Perry St., Suite 500 

Buffalo, NY 14203 

Attn: Mr. Chris Bauer – BOA  Program Coordinator 

 City of Rochester 

30 Church Street Room 301A 

Rochester, New York  14614 

Attn: Ms. Carla Palumbo 

 

NYSDEC Region 8 

6274 East Avon-Lima Road 

Avon, New York  14414-9519 

Attn: Mr. Bart Putzig – Regional Engineer 

 

Brown Square 

77 Saratoga Avenue 

Rochester, New York  14608 

Attn: Ms. Lucille Illi 

 

Charles House Neighbors in Action 

47 Trent Street 

Rochester, New York  14606 

Attn: Mr. Luis Aponte 

 

Charles Settlement House 

445 Jay Street 

Rochester, New York  14611 

Attn: Mr. Scott Benjamin 

 

Action for a Better Community 

550 East Main Street 

Rochester, New York  14604 

Attn: Mr. Okey Ikpeze 

 

City of Rochester NW NSC 

1099 Jay Street Bldg D Suite 200 

Rochester, New York  14620 

Attn: Mr. Pete Saxe 

 

Edgerton Neighborhood Association 

260 Emerson Street 

Rochester, New York  14613 

Attn: Mr. Frank Shepardson 

 

City of Rochester 

30 Church Street Room 125 B 

Rochester, New York  14614 

Attn: Ms. Marcia Barry 

 

Lyell-Otis Neighborhood Association 

109 Merrill Street 

Rochester, New York  14615 

Attn: Mr. Mike Visconte 

 

Ms. Karyn Hermann 

83 Locust Street 

Rochester, New York  14613 

 

P.O.D.S. 

612 Maple Street 

Rochester, New York  14611 

Attn: Mr. James Muscatella 

 

City of Rochester 

30 Church Street Room 301A 

Rochester, New York  14614 

Attn: Mr. Chuck Stechna 

 

 



 

 

 

 

LYLAKS BOA Documents can be reviewed at the 

following locations: 

 

Department of Environmental Services 
Division of Environmental Quality 
City Hall - Room 300B 
30 Church Street 
Rochester, NY 14614 
 
 
http://www.cityofrochester.gov/article.aspx?id=8589952050 

 

http://www.cityofrochester.gov/article.aspx?id=8589952050
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Find a job with CareerBuilder go to 
DemocratandChronicle.com Click on “Jobs”

Make a GREAT
career move.

Legals Legals
SUPPLEMENTAL

SUMMONS
Index No. 2014-2363
STATE OF NEW YORK
SUPREME COURT -
COUNTY OF MONROE
GREEN TREE SERVICING
LLC, Plaintiff,
-vs-
THE HEIRS AT LARGE OF
ROBERT L. NOVGROD, de-
ceased, and all persons who
are husbands, widows,
grantees, mortgagees,
lienors, heirs, devisees,
distributees, successors in in-
terest of such of them as
may be dead, and their hus-
bands and wives, heirs,
devisees, distributees, and
successors of interest of all
of whom and whose names
and places are unknown to
Plaintiff; JUSTIN NOVGROD,
JORDAN NOVGROD, NA-
THANIEL NOVGROD,
WENONA FEAGIN, AND
KATHERINE KYLE, AS
POSSIBLE HEIRS TO THE
ESTATE OF ROBERT L.
NOVGROD; THE BANK OF
NEW YORK MELLON FKA
THE BANK OF NEW YORK
AS TRUSTEE FOR THE
BENEFIT OF THE
CERTIFICATEHOLDERS OF
THE CWHEQ, INC., CWHEQ
REVOLVING HOMEEQUITY
LOAN TRUST, SERIES
2007-E; BOARD OF MAN-
AGERS OF MAPLEHURST
COMMONS HOMEOWN-
ER’S ASSOCIATION, INC.;
NEW YORK STATE DE-
PARTMENT OF TAXATION
AND FINANCE; UNITED
STATES OF AMERICA;
"JOHN DOE" AND "JANE
DOE" said names being ficti-
tious, it being the intention of
Plaintiff to designate any and
all occupants of premises be-
ing foreclosed herein,
Defendants.
Mortgaged Premises: 70
MAIER CIRCLE,
SPENCERPORT, NY 14559.
TO THE ABOVE NAMED
DEFENDANT(S):

YOU ARE HEREBY
SUMMONED to answer the
Complaint in the above enti-
tled action and to serve a
copy of your Answer on the
plaintiff’s attorney within
twenty (20) days of the serv-
ice of this Summons, exclu-
sive of the day of service, or
within thirty (30) days after
service of the same is com-
plete where service is made
in any manner other than by
personal delivery within the
State. The United States of
America, if designated as a
defendant in this action, may
answer or appear within sixty
(60) days of service. Your
failure to appear or to answer
will result in a judgment
against you by default for the
relief demanded in the Com-
plaint. In the event that a de-
ficiency balance remains
from the sale proceeds, a
judgment may be entered
against you, unless the De-
fendant obtained a bankrupt-
cy discharge and such other
or further relief as may be
just and equitable.

NOTICE
YOU ARE IN DANGER OF

LOSING YOUR HOME
If you do not respond to this
summons and complaint by
serving a copy of the answer
on the attorney for the mort-
gage company who filed this
foreclosure proceeding
against you and filing the an-
swer with the court, a default
judgment may be entered
and you can lose your home.
Speak to an attorney or go to
the court where your case is
pending for further informa-
tion on how to answer the
summons and protect your
property.
Sending payment to your
mortgage company will not
stop this foreclosure action.
YOU MUST RESPOND BY
SERVING A COPY OF THE
ANSWER ON THE ATTOR-
NEY FOR THE PLAINTIFF
(MORTGAGE COMPANY)
AND FILING THE ANSWER
WITH THE COURT.

That this action is being
amended to include the Heirs
of Robert L. Novgrod, de-
ceased, and Justin Novgrod,
Jordan Novgrod, Nathaniel
Novgrod, Wenona Feagin,
and Katherine Kyle, as possi-
ble heirs to Robert L.
Novgrod, deceased. That this
action is also being amended
to include New York State
Department of Taxation and
Finance and United States of
America as necessary par-
ties to the action.

MONROE County is des-
ignated as the place of trial.
The basis of venue is the lo-
cation of the mortgaged
premises.
Dated:  July 24, 2014
/s/__________________
Mark K. Broyles, Esq.
FEIN, SUCH & CRANE, LLP
Attorneys for Plaintiff
Office and P.O. Address
28 East Main Street,
Suite 1800
Rochester, New York  14614
Telephone No.
(585) 232-7400
Section: 103.05
Block: 2
Lot: 16

NATURE AND OBJECT
OF ACTION

The object of the above ac-
tion is to foreclose a mort-
gage held by the Plaintiff re-
corded in the County of
MONROE, State of New
York as more particularly de-
scribed in the Complaint
herein.

TO THE DEFENDANT, the
plaintiff makes no personal
claim against you in this ac-
tion.
To the above named defend-
ants: The foregoing sum-
mons is served upon you by
publication pursuant to an or-
der of the Hon. Thomas E.
Moran, a Justice of the Su-
preme Court of the State of
N.Y., dated July 31, 2014

N.Y., July 31,
and filed along with the sup-
porting papers in the Monroe
County Clerk’s Office. This is
an action to foreclose a mort-
gage. The premises is de-
scribed as follows: All that
tract or parcel of land, situate
in the Town of Gates, County
of Monroe and State of New
York, more particularly de-
scribed as Lot 16 of
Maplehurst Commons Subdi-
vision, as shown on a map
filed in the Monroe County
Clerk’s Office in Liber 296 of
Maps, at page 32. Premises
known as 70 Maier Circle,
Spencerport, NY 14559.

CITATION
THE PEOPLE OF THE
STATE OF NEW YORK,

By the Grace of God Free
and Independent

SURROGATE’S COURT -
MONROE COUNTY

File No. 2014/127

TO: Unknowns (whose
names and whereabouts
are unknown)

A petition having been duly
filed by JOSEPH CAPIZZI,
who is/are domiciled at 36
Margate Drive, Rochester,
New York 14626.

YOU ARE HEREBY CITED
TO SHOW CAUSE before
the Surrogate’s Court, Room
533 Hall of Justice, Monroe
County, at Rochester, New
York, on September 25, 2014
at 9:30 o’clock in the fore-
noon of that day, why a de-
cree should not be made in
the estate of Rocco
Bocchetta lately domiciled at
555 Maiden Lane, Roches-
ter, New York 14616 admit-
ting to probate a Will dated
December 14, 2011, as the
Will of Rocco Bocchetta de-
ceased, relating to real and
personal property, and direct-
ing that Letters Testamentary
issue to: JOSEPH CAPIZZI.

Dated: Attested and Sealed
July 29, 2014

HON. Edmund A. Calvaruso
         SURROGATE

Mark Annunziata
Chief Clerk

Attorney for Petitioner
John Nacca, Esq.
30 W. Broad St., Ste. 504
Rochester, NY 14614
(585) 453-7730

[NOTE: This citation is
served upon you as required
by law. You are not required
to appear in person. If you
fail to appear it will be as-
sumed you do not object to
the relief requested. You
have a right to have an attor-
ney appear for you.]

SURROGATE’S COURT OF
THE STATE OF NEW YORK
COUNTY OF MONROE

File No. 2014-127
-------------------------------------x
PROBATE PROCEEDING
WILL OF
ROCCO M. BOCCHETTA

Deceased.
-------------------------------------x

NOTICE OF
COMMENCEMENT OF

PROCEEDING
SUBJECT TO MANDATORY

ELECTRONIC FILING

PLEASE TAKE NOTICE
that the proceeding
captioned above, which has
been commenced by filing of
the accompanying docu-
ments with the Clerk of the
Court, is subject to mandato-
ry electronic filing pursuant to
Section 207.4-aa of the Uni-
form Rules for the Trial
Courts. This notice is being
served as required by Subdi-
vision (b) (3) of that Section.

The New York State Courts
Electronic Filing System
("NYSCEF") is designed for
the electronic filing of docu-
ments with the court and for
the electronic service of
those documents, court
documents, and court notices
upon counsel and self-
represented parties. Counsel
and/or parties who do not no-
tify the court of a claimed ex-
emption (see below) as re-
quired by Section 207.4-
aa(e) must immediately re-
cord their representation
within the e-filed proceeding
on the Consent/Represent
page in NYSCEF. Failure to
do so may result in an inabili-
ty to receive electronic notice
of document filings.

Exemptions from mandatory
e-filing are limited to: 1) attor-
neys who certify in good faith
that they lack the computer
equipment or the requisite
knowledge to comply (knowl-
edge of employees is imput-
ed to counsel); and 2) self-
represented parties who
choose not to participate in
e-filing. For additional infor-
mation about electronic filing,
including access to Section
207.4-aa, consult the
NYSCEF website at
www.nycourts.gov/efile or
contact the NYSCEF Re-
source Center at 646-386-
3033 or
efile@courts.state.ny.us.

Dated: 8/1/14
JOHN NACCA, ESQ.
30 W. Broad St., Ste. 504
Rochester, NY 14614
585.453.7730
john@naccalaw.com
                                     IYI-4x

LEGAL NOTICE
STATE OF NEW YORK
SUPREME COURT
MONROE COUNTY
TOWER DBW II TRUST
2013-1,
Plaintiff,
vs.
The heirs-at-law, next of kin,
distributees, executors,
administrators, assignees,
lienors, creditors,
Successors-in-interest and
generally all persons
having or claiming under, by

or through BERNARD
KORAL, DECEASED, by
purchase, inheritance, lien
or otherwise of any right, title

or interest in and to the
premises described in the
complaint herein, and all
creditors thereof, and the re-
spective wives, or widows
of his, if any, all of whose
names and addresses are
 unknown to plaintiff;
GLEN D. KORAL;
ELAINE B. KELLY A/K/A
ELAINE KORAL;
MARK KORAL;
CLYDE KORAL;
NEW YORK STATE
DEPARTMENT OF
TAXATION
AND FINANCE;
UNITED STATES OF
AMERICA
and
"JOHN DOE #1" THROUGH
"JOHN DOE #100"
Defendants.
SUMMONS
AND NOTICE
Index No. 2014-3075
TO THE ABOVE NAMED
DEFENDANTS:
YOU ARE HEREBY SUM-
MONED to answer the
amended complaint in the
above-entitled foreclosure
action, and to serve a copy of
your answer on plaintiff’s at-
torney within thirty (30) days
after the service of this sum-
mons, exclusive of the day of
service or within thirty (30)
days after completion of
service where service is
made in any other manner
than by personal service
within the State. The United
States of America, if desig-
nated as a defendant in this
action, may answer or ap-
pear within sixty (60) days of
service hereof. In case of
your failure to appear or an-
swer, judgment will be taken
against you by default for the
relief demanded in the com-
plaint.
Monroe County is designated
as the place of trial. The ba-
sis of venue is the location of
the subject premises.
Dated:  June 2, 2014
TO THE ABOVE NAMED
DEFENDANTS:
The foregoing summons is
served upon you by publica-
tion, pursuant to an Order of
Honorable Ann Marie
Taddeo, a Justice of the Su-
preme Court, dated July 29,
2014, and filed with support-
ing papers in the Monroe
County Clerk’s Office.
This is an action to foreclose
a tax lien covering the prop-
erties known as 7 Smith
Road Town of Mendon, New
York and identified as Tax
Account No. 204.04-1-20
(the "Tax Parcel"). The relief
sought is the sale of the Tax
Parcel at public auction in
satisfaction of the tax lien. In
case of your failure to ap-
pear, judgment may be taken
against you in the sum of
$19,667.28, together with in-
terest, costs, disbursements
and attorneys’ fees of this ac-
tion, and directing the public
sale of the Tax Parcel.
Anthony J. Iacchetta
Phillips Lytle LLP
Office and Post Office
Address
1400 First Federal Plaza
Rochester, New York 14614
Tel. No. (585) 238-2000
IYJ-4X

LEGAL NOTICE
Time Warner Cable’s agree-
ments with programmers and
broadcasters to carry their
services and stations routine-
ly expire from time to time.
We are usually able to obtain
renewals or extensions of
such agreements, and car-
riage of programming serv-
ices is discontinued only in
rare circumstances. The fol-
lowing agreements with pro-
grammers are due to expire
soon, and we may be re-
quired to cease carriage of
one or more of these serv-
ices in the near future where
these services are offered:

WONS-LP, GOL TV SD&HD,
Jewelry TV SD&HD, NHL
Network SD&HD, NHL Cen-
ter Ice, Outdoor Channel
SD&HD, RFD, YooToo,

In addition, from time to time,
we make certain changes in
the services that we offer in
order to better serve our cus-
tomers. The following
changes are planned:

WNYO DT2 will be added to
City of Buffalo, Dunkirk,
Olean/Wellsvi l le/Ulysses,
Westfield, WNY Suburban,
Erie County,
Genesee/Wyoming and
Orleans/Niagara on or about
August 28, 2014

WUHF DT2 will be added to
Monroe/Livingston and
Yates/Ontario on or about
August 28, 2014

Swagat TV will be added on
or about September 9, 2014

EPIX WILL OFFER A FREE
PREVIEW SEPTEMBER 9-
14, 2014. IT IS AVAILABLE
TO ALL DIGITAL SUB-
SCRIBERS AND MAY CON-
TAIN PG, PG-13, TV-14,
TVMA AND R RATED PRO-
GRAMS. TO FIND OUT
HOW TO BLOCK THIS PRE-

VIEW, AND FOR MORE PA-
RENTAL CONTROL INFOR-
MATION, VISIT TWC.COM
OR CALL 800-892-2253.

ESPN Game Plan/ Full Court
dual illuminated channels
787-799 will be dropped on
or about September 23, 2014

WXXI SD&HD will be added
to Seneca/Cayuga on or
about September 24, 2014

WETM DT2 will be added to
Steuben/Schuyler on or
about September 24, 2014

WROC will be added to
Wayne/Ontario,
Monroe/Livingston on or
about September 24, 2014

Some of the new services
listed above cannot be ac-
cessed by CableCard-
equipped Unidirectional Digi-
tal Cable Products pur-
chased at retail without addi-
tional, two-way capable
equipment.You may down-
grade or terminate service
without charge at any time.
Further, if carriage of a pre-
mium channel is discontinued
and you have incurred instal-
lation, upgrade or other one-
time charges relating to such
premium service within six
months prior to the date of
the change, you may elect to
downgrade or terminate serv-
ice within 30 days and obtain
a rebate of any such charge.

IZD-1x

         Genesee
County

REQUESTS FOR
PROPOSALS

RFP 2014-109
The Purchase and Opera-
tion of the Genesee County
Nursing Home

Genesee County (the "Coun-
ty") invites your company
(the "Company") to respond
to this request for proposals
("RFP") for the Purchase and
Operation of the Genesee
County Nursing Home.

The Company will need to
download the RFP document
from the Genesee County
website at
http://www.co.genesee.ny.us/
. Other documentation will al-
so be available at the Gene-
see County website. Ques-
tions regarding access to the
RFP may be directed to the
Genesee County Purchasing
Office, located at 15 Main
Street, Batavia, NY 14020, at
585.344.2550 (x2201), Mon-
day through Friday, between
8:30 am and 5:00 pm.

The Company must provide
written notice of its intent to
submit a proposal not later
than Tuesday, September
23, 2014 to the Genesee
County Purchasing Director
(at the address below). Fail-
ure to provide such notice will
result in the Company not re-
ceiving any potential adden-
da, changes or clarifications
to the requirements and
specifications in connection
with the RFP.

Sealed proposals must be in
the possession of Genesee
County Purchasing Director,
County Building No.1, 15
Main Street, room 317A, Ba-
tavia, New York 14020, no
later than Monday, October
6, 2014, prior to 2:00 p.m.
(EST). Any late proposals will
be returned, unopened to the
Company.

The County reserves the
right to forego any formalities
and reject any or all bids.

Genesee County is an equal
opportunity employer.
IZG-1X

LEGAL NOTICE
TO THOMAS M.
DUMONTIER: Supreme
Court of the State of New
York, County of Monroe, by
an order of the Court for
service by publication dated
July 28, 2014, in the matter
of Kathleen DuMontier
against Thomas M.
DuMontier, you are hereby
notified that KATHLEEN
DUMONTIER filed on March
28, 2014, a Summons With
Notice Action For Divorce
bearing Index Number
2014/3551, seeking a judg-
ment of divorce against THO-
MAS M. DUMONTIER. Now,
therefore, you and said De-
fendant, are hereby sum-
moned to serve a Notice of
Appearance upon the Plain-
tiff’s attorney, Nathan A. Van
Loon, Esq. within sixty (60)
days of the date of said order
for publication. FAILURE OF
NOTICE OF APPEARANCE
SHALL RESULT IN DE-
FAULT and a Judgment of
Divorce shall be granted to
the Plaintiff in the Supreme
Court, County of Monroe,
State of New York. Contact
any of the following: Honora-
ble Elma A. Bellini, 545 Hall
of Justice, Rochester, NY
14614, (585) 371-3625; Na-
than Van Loon, Esq., attor-
ney for the Plaintiff, 30 West
Broad Street, Suite 302, Ro-
chester, NY 14614, (585)
454-0856.                   IYV-7X

Legal Notice
Notice of Intent to request
designation of Brownfield
Opportunity Area.
The City of Rochester is
hereby providing Notice of In-
tent to nominate the Vacuum
Oil-South River Corridor Re-
vitalization Strategy in the
Brownfield Opportunity Areas
(BOA) Program to the New
York State Department of
State for official designation.
Successful designation of the
Vacuum Oil-South River Cor-
ridor BOA will make available
additional Brownfield Tax
Credits for eligible projects,

eligible projects,
and give project grant or fi-
nancing applications priority
and preference from state,
federal and local agencies as
allowed by law. Copies of
the BOA Nomination docu-
ment will be available for re-
view weekdays from 9-5 until
September 15, 2014 by con-
tacting Dorraine Kirkmire
585-428-6698, or by visiting
City Hall, Room 300B, 30
Church Street, Rochester,
NY.
IZI-1X

LEGAL NOTICE
"Articles of Organization of
limited liability company,
RCG Long Pond 2, LLC
(LLC) were filed with the De-
partment of State on July 2,
2014.

Monroe County is the county
within which it will have its of-
fice; its principal business ad-
dress is 366 White Spruce
Blvd., Rochester, New York
14623.

The LLC has designated the
Secretary of State of New
York as its agent upon whom
process against the LLC may
be served.

RCG Long Pond 2, LLC, c/o
Rochester’s Cornerstone
Group, Ltd., 366 White
Spruce Blvd., Rochester,
New York 14623 is the post
office address to which the
Secretary of State shall mail
a copy of any process
against the LLC."

The purpose of the LLC is to
own real property.       IXJ-6x

Legal Notice
Notice of Intent to request
designation of Brownfield
Opportunity Area.
The City of Rochester is
hereby providing Notice of In-
tent to nominate the LYLAKS
Revitalization Strategy in the
Brownfield Opportunity Areas
(BOA) Program to the New
York State Department of
State for official designation.
Successful designation of the
LYLAKS BOA will make
available additional Brown-
field Tax Credits for eligible
projects, and give project
grant or financing applica-
tions priority and preference
from state, federal and local
agencies as allowed by law.
Copies of the BOA Nomina-
tion document will be availa-
ble for review weekdays from
9-5 until September 15, 2014
by contacting Dorraine
Kirkmire 585-428-6698, or by
visiting City Hall, Room
300B, 30 Church Street, Ro-
chester, NY.
IZH-1X

LEGAL NOTICE
Notice of Formation of
SMATTL HOLDINGS LLC.
Articles of Organization filed
with the Secretary of State of
NY (SSNY) on 7/24/2014.
Office Location: Monroe
County. SSNY has been des-
ignated as agent upon whom
process against it may be
served. SSNY shall mail
copy of process to 1 Maiden
Lane, 5th FL, NY, NY 10038.
The registered agent of the
limited liability company
whom process against it may
be served is Spiegel &
Utrera, P.A., P.C., 1 Maiden
Lane, 5th FL, NY, NY 10038.
Purpose: Any lawful purpose.
IYZ-6x

LEGAL NOTICE
NOTICE OF FORMATION
OF NICK&ETHAN LLC filed
Articles of Organization with
the NY Dept. of State on Au-
gust 4, 2014. The Secretary
of State is designated as
agent of the limited liability
company upon whom proc-
ess against it may be served.
The office of the LLC and ad-
dress to which the Secretary
of State shall mail a copy of
any process shall be 15 Box
Car Drive, North Chili, NY
14514 located in Monroe
County. The purpose of the
LLC is to engage in any busi-
ness permitted under law.
iyk-6x

LEGAL NOTICE
NOTICE OF FORMATION
OF Lombardi’s Property
Group LLC filed Articles of
Organization with the NY
Dept. of State on July 24,
2014. The Secretary of State
is designated as agent of the
limited liability company upon
whom process against it may
be served. The office of the
LLC and address to which
the Secretary of State shall
mail a copy of any process
shall be 124 N. Main Street,
Fairport, NY 14450 located in
Monroe County. The purpose
of the LLC is to engage in
any business permitted un-
der law.

LEGAL NOTICE
NOTICE OF FORMATION-
Mon Amie Hair Boutique,
LLC- Art. of Org. filed Sec’y
of State (SSNY) 4-24-14. Of-
fice location- Monroe County.
SSNY designated as agent
of LLC upon whom process
against it may be served.
SSNY shall mail copy of
process to 1111 Channing
Woods Drive, Webster New
York 14580. Purpose: any
lawful activity.           IWX-6x

LEGAL NOTICE
CESERE PROPERTIES
LLC, Arts. Of Org. Filed with
the State of Delaware on
6/12/14. Office location: Mon-
roe County. SSNY is Desig-
nated as agent upon whom
process against the LLC may
be served. SSNY shall Mail
process to: The LLC, Cesere
Properties LLC, P.O. Box
1342. Pittsford, NY 14534
General Purposes.      IXL-6x

Wheels Wheels

ROCCLASSIFIED
DEMOCRAT AND CHRONICLE

TO PLACE AN AD CALL (M-F, 8-5PM) 454-1111 OR GO TO

classifieds.democratandchronicle.com

BMW: 335i x-drive. 2011
Loaded, Automatic. 29k.
Grey. Sport Pkg. Warranty.
Trades Considered, Financ-
ing $32k/BO   585-410-5144

CADILLAC: SLS 2002,
brown, tan interior, On-Star,
loaded, 93K mi. "No Winters"
$6500/best 585-321-1208

CHEVROLET IMPALA SS,
1964, covertible, excellent
cond. low miles. No rust!

327 4 barrel 4spd. $29500.
(585) 657-7565

CHEVY EQUINOX 2006, fully
loaded, inspected till 2015,
171K highway miles, fully
loaded, 6 disc cd changer,

sunroof, $4000.
585-267-0992

CHRYSLER: LeBaron Town
& Country 1979 Classic wag-
on with simulated wood trim.
318 V8, low mileage and in
great shape. 585-298-0409

FORD: Mustang GT 1994
2dr Convertible, cd, lthr,
11000mi., White, $5,000,
585-621-2058

FORD MUSTANG GT 1995 ,
auto, 8 cyl. Florida car, white,
95k. new parts, looks like
new. $5300. (585) 247-5113

LEXUS ES 350, 2008, 55K,
auto, fully loaded, white

w/beige leather, navigation,
rear camera, owned for 3

years. Incl. all dealer records
$17995.  (585) 730-9181

LEXUS ES350 2011
17,200 miles, champagne,
tan leather seats, park assist,
fact. warranty. Very clean.
$24,750 (585) 317-3177.

MERCEDES BENZ 190E,
1992, 2.6L inline 6, 47,987
mi., 1 owner, all original, ga-
rage kept, sunroof, absolutely
beautiful, Rare find! $9750
(585) 787-9830

MERCEDES:  C300, 2012
4-matic.  Black.  LOADED!

24k miles.  Warranty, SUPER
CLEAN!  Only $25,999/BO
 Financing 585-410-5144

PONTIAC SUNFIRE 2005 ,
107k, red, auto, new tires,

& brakes, runs good,
$4000/best  (315) 597-9311

TOYOTA YARIS SEDAN,
2007, auto, 132,038 mi., light
green, a/c am/fm/disc, $5200.
(585) 727-8775

   ALFA ROMEO    
 Spider 1988 Convertible
1 owner, showroom cond.
Professionally appraised

$13,000. Call (585) 586-6757

CHRYSLER LEBARON 1983
Convertible, 32K, very good
condition, no rust. $2395.
(585) 993-8189

FORD MUSTANG 1984  20th
Anniversary Edition,

white/wine, no winters, no
rain, no rust, all original, build
sheet, CARFAX, #’s match-
ing, all offers considered.

(585) 203-4149, text or call.

MERCEDES BENZ 1989
300 SE,  50K, 4dr, maroon,
no winters, super condition,
sunroof, loaded. $14,950.

585-482-0774

OLDSMOBILE BUSINESS
COUPE, 1938,  restored,

needs little work. &
1959 BENTLEY, 4 dr, right
hand drive, Call for details.

(585) 993-8189

FORD F350, 2002,
Tow Truck, 4x4,7.3 Diesel

w/ Vulcan Twin Line
Wrecker, $12000/best.

(607)273-6972

All Cars Vans
Trucks Boats

Wanted:
Running or
Not. We pay

$300 and up.

585-287-0647

JUNK CARS • Trucks Vans
wanted, much higher, top
cash paid, w/free same day
pickups.  (585) 305-5865

Why  Trade
or  Donate?

Call us... ’02-Newer
Cars-Trucks-Vans
We pay cash $500
up to $9500.

Open 7 days/wk 

585-272-1185
CASH CASH CASH

CADILLAC DEVILLE 2005
150K, sharp, very clean,
looks & runs great, no title.
$1400. (585) 465-2320

CHRYSLER TOWN & COUN-
TRY, 2001, 5 dr, 7 pass., 6
cyl., 140K, power, quiet, ac,
little rust, reliable, $1500.
(585) 270-9310

DODGE NEON 2001 runs
good, new brakes & tires,
110K, $1600. (585) 342-9393

DODGE NEON 2004 119K
mu, very clean, cold air, new
inspection w/receipt, slate
grey, $1950. (585) 465-2320

EVINRUDE OUTBOARD
MOTOR, 4 stroke, 6 hp, less

than 5 hours  use. $850.
(585) 248-9268

Sales, Auctions and Shows
BRIGHTON: 1459 Clover
St. near Elmwood
Fri/Sat. 9-3 Antiques,
toys, household, loaded!

BRIGHTON: Eastbrooke
Condos off both sides French
Rd. near S. Winton. SAT
ONLY. 8/23, 8-3. Look for
balloons & bargains!

BROCKPORT 21 Sugar Tree
Circle 8/22, 23 & 24, 9-4.
Household items, kids items,
collectibles. 3 Families

CHARLOTTE: Holcroft Rd.
8/23 & 8/24, 9-3. Street Sale.
Antiques, furniture, baby stuff
& toys, much more.

FAIRPORT:  464 Pannell
Rd.(across from Chase Farm
Market) 8/23, 9:30-4 & 8/24,
10-4.Upscale Estate Sale!!

High-end furniture &
collectibles. Inside & outside

FAIRPORT: ADVENT
HOUSE Mega-Sale, Furni-
ture, kitchen, electronics,
sports, bikes, art, lamps, anti-
ques, toys, baby and more.
Held at V.F.W. 300 Macedon
Ctr Rd  (31F East)
Fri. 8/22, 9-6 & Sat. 8/23, 9-4

½ PRICE SALE ON
SAT. NOON TO 4. 
PLEASE HONOR

"NO PARKING" SIGNS

GATES: 54  & 58
ABBOTTSFORD DR., 8/22 &
8/23; 9am-4pm. Kitchen table
& 4 chairs, pool table, com-
puter cabinet,  WII games.

GATES: 59 Jennifer Circle ,
8/22 & 8/23, 9-4. Household,
furniture, tools, kids items,
collectibles, & much more!

GREECE: 2020 Maiden Ln.
8/21-8/24, 9-5.

Household, garage sale item

GREECE: 22 Sutorius
Dr.8/22 & 8/23, 9-4. Beauty
Salon equipment, storage

cabinets, decorations, books,
sinks, chairs, microwave, etc.

GREECE: 31 Lombardy
Circle (off Flynn Rd., South of
Latta Rd.) Aug.20-22, 9-4pm.
Household, huge variety!!

GREECE: 84 Shiloh Court,
8/22 & 8/23, 9-4. Sport

collectibles, Hess trucks,
household, glassware, etc.

HENRIETTA: 535 Pittsford
Henrietta Rd. 8/22, 12-5p,
8/23, 10-4. Multi-family Sale!
Household, cameras, bike,
snowblower, jewelry, purses,
clothing, glassware, xmas

HENRIETTA: 550 Wildbriar
Rd. Fri. 8/22 & Sat. 8/23, 9-4.
Collectibles, furniture, linens,
6.5’ Santa, Shirley Temple
items, dishes, holiday decor,
dolls, bric-a brac, much more.

IRONDEQUOIT 559 Winona
Blvd Fri & Sat 10-3. House-
hold items, office furniture &
supplies, clothes, more!

IRONDEQUOT: Druid-Hill &
Virgil. Sat. & Sun. 8/23 & 24,
9-5. Household, womens
clothing. no junk!

PENFIELD: 47 Finch Wood
Lane. 8/22 & 23, 9-2. Baby
furniture, toys, household
items & more.

Perinton: 49 Pannell Circle
Fri 8/23 & Sat 8/24 8am -
2pm Furniture, games,
Legos, housewares, boys
clothing and toys, some
women’s wear, records and
VCR movies, video games,
dish sets, china

PITTSFORD: 26 Butternut
Dr. Sat. 8/23, 8-3. Trampo-
line, furniture, appls, kids &
adult sports equipment,
shelves, tables, office equip-
ment, power tools, TVs.

ROCHESTER:
133 Kislingbury St 8/22, 23 &
24, 9-4. Furniture, household
items, lots of misc

ROCHESTER: 435 Newbury
St Sat 8/23, 9-3 & Sun 8/24
9-2. Toys, sporting goods,
collectibles, housewares, etc

ROCHESTER: 49 Maxson
St. near E. Main & Culver.
Sat. & Sun. 8/23 & 24, 9-4.
Household, furniture, tools.

ROCHESTER:
824 Seward St.,
8/23, 10-2. Moving Sale!
Everything must go!!

ROCHESTER (City) Huge
Combined Yard Sale. White
Lotus Buddhist Center & Im-
manuel Baptist Church, 815
Park Ave., Fri & Sat. Aug 22
& 23, 9am-5pm.

ROCHESTER SW: 180
Epworth St. Fri. & Sat. 8/22 &
23, 10-5. Moving! Appls, fur-
niture, bedding, kitchen items,
holiday, A/C units, & more

SPENCERPORT: 19 Sias
Lane. Thurs. 8/21-Sat. 8/23,
8am-6pm. Moving! Priced to
sell. Rain or shine!

All Things Antiques
CITY: 54 Girton Pl  

(off Park Ave)
Wed - Fri 8/20-8/22 9-4pm
House Packed. Antiques,

Clock Collection, 2 Harleys!!
Pics at Estatesales.net

ú DAISY ESTATE SALES ú
8/21 & 8/22 PITTSFORD
 950 Mendon Center Rd.

8:30-4:00 #’s @ 7:45
www.daisyestatesales.com

Estate Sale by Colleen
Aug. 23-24, 9-4  GREECE
481 BLACK WALNUT DR
estatesalesbycolleen.com

ûûMEL & COMPANY ûû
Pittsford - 3 Prospect Hill

8/23 & 8/24 - 10AM-4PM
Another Fun Sale!

www.melcompany.net

Michael’s Estate Sales
  Churchville 12 Parnell Dr.
   Thurs. 8/21 & Fri. 8/22
       9am to 4pm #@ 8:45
  SEE ESTATESALES.NET

ûSHARYN EMERICK û
Brighton:  60 Coral Way

8/22 & 8/23 10-4pm
Immaculate Sale!

www.SEmericksales.com

Stuff

BED: ALL SIZES &
ALL BRAND NAMES  
TWIN SIZES: $70

FULL/DOUBLE: $90
 Queens:$120 / Kings:$170

• Includes Box Spring &
Mattress (Frames Avail.) 

SAME DAY DELIVERY
585-727-4455

DINING ROOM SET: 9 pc.
French Provincial. Hutch, buf-
fet, table, 6 chairs, 2 leaves &
pads, very good cond. $600.
585-330-6559.

Mattress Sets: 
Full: $135

Queen: $150
King: $190

Pillowtop/Memory
 Foam  50-75% off

All Mattresses
Brand New! Not

Used or Refurbed

(585) 281-3921
OFFICE DESK UNIT, 4 pcs,
front desk w/files, connecting
side desk, rear desk w/files &
upper cabinets, cherry finish,
$950. 585-292-1430.

JOHN DEERE 425 lawn trac-
tor, 54" mowing deck, #15
lawn cart, 4 front counter
weights, $4500. POWER
TILLER, John Deere #450,
$750. Mint condition. (607)
725-0260

MOVIE DISPLAYS,  Large
unassembled, in orig. boxes,
Beauty & the Beast, Fantasia,

Pinocchio, etc. $25-$50.
Jack, (585) 342-2275

Sports Cards &
Collectibles Show 

August 24
10am-3pm Free Gift @ Noon

WWE Wrestling Champ
TITO SANTANA 

$15 Signing 1- 2:30
585-414-6726 

www.CollectorFestMonthly.com

POWER CHAIR:
Motorized, used, good

condition,  $1000.
(585) 247-7359

HATS, HATS, HATS,
all sports hats, final sale.
(585) 352-9814

NRA BASIC PISTOL
TRAINING

Fully certified & experienced
Instructors. Come learn how
to handle a handgun & shoot

in a safe & comfortable
environment. Classes

every month.
Call Rochester Personal

Defense LLC 585-406-6758
www.safeinrochester.com

Utah/Florida/Multi State Carry
Pistol Permit Class

By Rochester Personal 
Defense LLC.

THE ONLY LOCALLY
BASED TRAINING GROUP
THAT HAS THE HIGHEST

RATINGS
Carry legally in 35 states. The
only full service training in the

area. This course includes
everything with your registra-
tion fee (prints, photos, and

the pre addressed envelope.) 
 9/13, 9/14

Small group & private classes
available, call for details
www.safeinrochester.com

or call 585-406-6758

VINTAGE XC SKIS & POLES
Very good condition. Turlett,
men’s, Jarvinen, women’s
$100 each. Grummen 17’ ca-
noe & paddles, $350. (585)
244-4405

kirkmired
Highlight
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   Section 1: Project Description and Boundary 

   LYLAKS Study Area Revitalization Strategy 

1 PROJECT DESCRIPTION & BOUNDARY 

 

1.1 Project Sponsors 

The Lyell-Lake-State Street (LYLAKS) Revitalization Strategy is sponsored by the City of Rochester 

through the Department of Environmental Services, with funding provided by the New York State 

Department of State and technical assistance from the New York State Department of 

Environmental Conservation. The purpose of this study is to assess the current status and 

development potential for former industrial, commercial and underutilized lands, as well as 

adjacent residential neighborhoods. The study seeks to establish a vision for a transforming area of 

the City and to identify a strategy for implementing a series of projects and programs that will 

result in improved business opportunities and an enhanced visitor experience and quality of life. 

The planning process was led by the City of Rochester and supported by the LYLAKS Brownfield 

Study Area (BOA) Nomination Study Steering Committee, which included representation from 
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various City departments, neighborhood groups, and local organizations with an interest in the 

revitalization of the BOA Study Area. 

 

The LYLAKS BOA Nomination Study, referred to as the LYLAKS Study Area Revitalization Strategy, 

was prepared in accordance with the Work Plan established by the New York State Department of 

State. 

 

1.2 BOA Program Background 

The Brownfield Study Area (BOA) program was initiated in 2003 in an effort to provide local 

municipalities and community-based organizations with financial and technical assistance to 

develop area-wide approaches to redevelop areas impacted by the presence of brownfields and 

underutilized sites. The program is intended to be a community-led process that results in the 

development of a revitalization strategy based on the community’s articulated vision and goals. 

Communities officially designated as a Brownfield Study Area by New York State are better 

poised to receive funding and redevelopment incentives through State and Federal assistance 

programs. 

 

IMPACT OF BROWNFIELDS  

Brownfields are typically sites used previously for industrial or commercial operations and where 

industrial-type activities may have resulted in environmental degradation. Brownfields may have 

been sites used for large-scale industrial operations, laundromats or automobile service stations. 

The BOA program recognizes that the negative impacts of brownfields are not confined within 

property lines, but rather impact the health and vitality of adjacent sites and neighborhoods. Over 

time these sites often become underutilized, derelict or vacant thereby contributing to negative 

neighborhood perceptions and blight that may serve as a roadblock to investment and 

redevelopment.  

 

PURPOSE OF THE BOA PROGRAM 

The purpose of the BOA program is to help communities identify these underutilized, vacant and 

brownfield sites with redevelopment potential and create a strategy to transform these sites into 

catalysts for area-wide reinvestment. Brownfield redevelopment can serve to increase community 

pride, encourage economic investment and contribute to the overall improvement of the health 

and vitality of the community.  

 

The BOA program is a three-step process including a pre-nomination study, a nomination study 

and an implementation strategy. The City of Rochester completed and submitted a Pre-

Nomination study for the LYLAKS BOA in 2008. Upon completion of the Pre-Nomination Study, 
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the City submitted an Application for Project Advancement 

to Step 2. The application was accepted by the Department of 

State and the City received their funding to continue the 

project in 2010. The purpose of the Nomination Study is to 

conduct a comprehensive analysis of the Study Area, 

identifying existing sites and community conditions that may 

impact redevelopment. In addition to environmental and 

community conditions, the analysis will identify economic 

and market trends that will serve to inform viable 

recommendations for the Study Area. This phase of the BOA 

project is used to formulate specific recommendations and 

draft implementation strategies that will be furthered in Step 

3 (Implementation) of the program. 

 

1.3 Project Description 

The proposed BOA encompasses approximately 602 acres of 

land located west of the Genesee River immediately north of 

Downtown Rochester. The Study Area expands around two 

primary corridors – Lyell Avenue which runs east to west 

and Lake Avenue/State Street which runs north to south. 

Lands within the BOA have been adversely impacted by not 

only brownfield sites themselves, but also by the indirect 

impacts associated with vacant and underutilized properties, 

including vandalism, theft, drugs, loitering and other 

criminal misconduct.  

 

The proposed BOA is comprised of 2,800 parcels, and 

although most parcels are residential, the BOA also contains a 

diverse mix of commercial, industrial and public open space 

properties. As land use within the BOA has shifted over time 

from predominantly industrial uses to residential and 

recreational uses, contamination issues linger long after the 

intensive industrial uses have disappeared. The Pre-

Nomination Study identified 161 potential brownfield sites, 

with the Nomination Study identifying an additional 45 

potential brownfield sites. Potential brownfield sites 

identified during these studies have included the former 

Rochester’s High 

Quality of Life 

The Rochester region has 

been recognized, at a 

national level, as a highly 

desirable place to live and 

raise a family. Over the 

course of the last several 

years, the Rochester 

region has been 

acknowledged for many 

desirable characteristics, 

including its natural 

resources, healthy living 

infrastructure, job 

opportunities, superior 

schools, low cost of 

housing and proximity to 

Buffalo, Syracuse, Canada 

and the Finger Lakes. 

 

 In 2007, Rochester was 

ranked as the 6th Most 

Livable City among 379 

metro areas. 

 In 2007 Rochester was 

ranked No. 1 for overall 

quality of life among US 

metros with populations 

greater than 1 million. 

 In 2010 Forbes 

magazine rated 

Rochester as the 3rd best 

place in the country to 

raise a family. 
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BeeBee Station, the Orchard-Whitney site, the Volunteers of America property and the former 

Kleen Brite property. 

 

BUILDING ON THE PRE-NOMINATION STUDY 

The Pre-Nomination Study focused on identifying a target area for the BOA boundary and 

creating a comprehensive understanding of environmental site conditions. A series of formal 

outreach efforts to develop an area-wide vision statement and supporting goals and objectives was 

undertaken in the Nomination Study phase.  

 

The Nomination Study phase is a continuation and enhancement of the data collection and 

outreach efforts initiated in Step 1, including updated demographic information, market analysis, 

expanded inventory of existing conditions that could impact redevelopment, master planning and 

the identification of strategic redevelopment sites. In Step 3 Implementation, funding will be 

sought for by the City after the completion and acceptance of the Nomination Study, including 

funding requests for site assessments.  

 

Through the Nomination Study, the City is continuing its efforts to reverse the trend of 

disinvestment and abandonment that has plagued the commercial corridors and residential 

neighborhoods within the proposed BOA. This is one of multiple BOA efforts underway within 

the City, signifying their interest and commitment to transforming their former industrial 

properties from underutilized remnants of their historic use to viable new uses that contribute 

positively to the surrounding neighborhood and City as a whole. The Nomination Study seeks to 

identify the Study Area’s potential, build on its assets and opportunities and identify strategies for 

overcoming and mitigating the issues that have constrained the stability of the Study Area in 

recent years.  

 

RECENT & ON-GOING PLANNING INITIATIVES 

JOSANA Neighborhood Plan (2010) 

For decades, the JOSANA neighborhood in 

northwestern Rochester was a “ghost town” 

where abandoned properties and blighted 

buildings pockmarked the landscape. Prior to 

2001, JOSANA had earned the reputation as 

the worst neighborhood in Rochester. Since 

that time, the neighborhood has begun to 

experience a drastic turnaround. 

Neighborhood staples such as the Charles 

Settlement House, Unity Medical Center, 

School 17 and Sahlen’s stadium have acted as 
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catalysts in revitalizing JOSANA by bringing vibrant new life to the once depressed neighborhood. 

In 2010, the JOSANA neighborhood association, in concert with the City of Rochester and 

businesses throughout the neighborhood, developed the JOSANA Neighborhood Revitalization 

Strategy, in an effort to continue to formalize revitalization efforts within the neighborhood and 

outline the path forward to bring the JOSANA neighborhood back into prosperity. 

The neighborhood plan is a comprehensive document that accomplishes the following: 

 Contains goals and objectives that would act to build upon the momentum and energy 

already at work in JOSANA and empower additional residents to become involved 

participants in the revitalization process and agents of change 

 Contains a clear vision and a list of priorities for the future to accomplish that vision 

 Assesses  existing plans and proposed projects for the neighborhood, with consideration of 

how they would impact JOSANA and adjacent neighborhoods 

 Contains an updated assessment of existing conditions  

 Contains a pragmatic, visionary strategy for neighborhood revitalization  

 Provides objectives to help coordinate the efforts of the City, non-profit organizations, 

churches, and residents to ensure that all public interventions and private investments are 

consistent with the community’s vision 

 Provides a means to leverage recent and proposed investments within JOSANA in order to 

realize returns for a far-reaching impact 

 

Running Track Bridge Feasibility Report (2010)  

In 2010, a feasibility study was prepared to assess the possibility of transforming the Running 

Track Bridge into a pedestrian amenity, linking the El Camino Trail with the Genesee Riverway 

Trail. The bridge has stood over the Genesee River in the eastern portion of the LYLAKS BOA for 

nearly 130 years. Built during a period of great growth, the bridge was born of high demand to 

connect Downtown Rochester to the Lakeshore. This demand remained for nearly a century, but 

finally waned to the point that the bridge was abandoned by the railroads in the 1980s.  

 

As part of the feasibility study, a detailed structural inspection of the bridge was conducted, as 

well as a diving inspection and fathometric survey of the substructures within the Genesee River. 

These inspections revealed that the structure is in good condition and is stable. In addition to the 

assessment of the bridge itself, the study also evaluated the corridors approaching the bridge from 

both the east and west, and identified opportunities for possible trail connections. A spectrum of 

alternatives for the future of the Running Track Bridge were also  examined in this study, from a 

“no action” alternative to rehabilitating the bridge and converting it to a pedestrian bridge. The 

study concluded that the rehabilitation of the Running Track Bridge was feasible, and that the 

former rail corridor could be converted into a multi-use trail connecting the east and west 

segments of the Genesee Riverway Trail and the El Camino-Butterhole Seneca Park Trail. Based on 

cost and performance, the preferred option recommended by the Feasibility Study was to 
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rehabilitate the existing bridge and to provide a concrete deck with aesthetic steel railings. The 

concept level estimate of construction cost for this option was approximately $2.6 million. 

 

The next steps in this process are for the City of Rochester to identify funding sources and 

begin the formal process of project evaluation, justification, and scope definition, followed by 

preliminary design, final design and construction. 

 

City-Wide Rochester Housing Market Study (2007)  

In 2007 Rochester began a City-wide effort to 

analyze the entire City and its residential 

neighborhoods. The intent of the study was 

to better understand existing conditions and 

to develop a comprehensive housing 

strategy to guide and coordinate activities of 

the public and private sectors. The 

document demonstrates the City’s ability to 

absorb a moderate number of new housing 

units annually with the majority of these 

able to be captured in Downtown/High 

Falls; Maplewood; Marketview Heights; 

Plymouth Exchange; and South Wedge.  

 

The map at right illustrates the change in 

housing vacancy from 1990 to 2000. The red 

toned blocks have experienced an increase in vacancy whereas the blue toned blocks have 

experienced a decrease in vacant housing units. All parts of the LYLAKS Study Area experienced a 

level of increased vacancy in the decade.   

 

The document breaks down a series of strategic recommendations into various goal areas. A 

review of the recommendations indicates a general alignment with the purpose and intent of the 

BOA program. A number of the strategic recommendations may be applicable to the LYLAKS 

BOA Study Area, including: 

 

 Ensure Rochester’s future is green 

 Create a vacant property task force 

 Support education and advocacy around distressed and vacant property issues and 

predatory lending 

 Strategically demolish obsolete properties 

 Land bank strategic City-owned parcels 
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 Support and expand local organizational capacity 

 Actively use open space as a community revitalization tool 

 

1.4 Community Vision & Goals 

The LYLAKS BOA benefits from a strong base of active and impassioned citizens and 

neighborhood-based organizations. Initial ideas associated with a vision for the future of the BOA 

were discussed during the Pre-Nomination phase of the project. However, an expanded boundary 

and changing conditions within the Study Area led to the need to revisit the Vision Statement and 

confirm the primary goals and objectives of the community as part of this Nomination Study 

effort. The following sections represent a refined and updated Vision Statement and Goals and 

Objectives for the LYLAKS BOA, based on significant public outreach, communication with key 

individuals and local organizations and community feedback throughout the planning process.  

 

COMMUNITY VISION 

Through comprehensive public engagement, a vision for the Study Area was proposed that 

succinctly describes where the community sees itself in the future. The vision illustrates generally 

how the community proposes to enhance the Study Area, laying the groundwork for a set of 

thoughtful and appropriate means to achieve that vision.  

 

The Vision for a Brighter LYLAKS Community 
 

“LYLAKS is a vibrant, safe , livable, attractive and stable community, 

comprised of diverse residential neighborhoods, a mix of commercial 

uses that residents utilize on a daily basis and offices where key 

community job creators are located. The LYLAKS BOA community is a 

place where blight, contamination and vacancy have been replaced 

with homes, businesses and open space amenities by people with a 

sense of community loyalty, pride and duty. The LYLAKS community is 

also a premier regional tourist destination, where visitors come to 

watch a game at Sahlen’s Stadium or Frontier Field, use the 

comprehensive network of pedestrian and bicycle trails and take 

advantage of the neighborhood’s scenic waterfront along the 

Genesee River gorge.” 
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PRINCIPLES & OBJECTIVES TO ACHIEVE THE LYLAKS COMMUNITY VISION 

The vision statement of the LYLAKS BOA is shaped and supported by a set of six guiding 

principles that set the framework for revitalization strategies within the LYLAKS BOA. Each 

principle is supported by a series of key objectives that transform the community vision into 

measurable, achievable goals for revitalization. 

 

Principle 1: Attract New Businesses & Support Existing Industries to Promote Job 

Growth 

A number of long-standing, successful industries are located along the commercial corridors of 

Lyell Avenue and Lake Avenue, but are pressured to relocate outside of the Study Area because of 

the current state of the neighborhood. Existing industry needs to be supported to remain and 

expand within the Study Area. There is ample room for new businesses and industry to locate to 

the Study Area as existing businesses do not fully support the needs of the surrounding residents. 

Further, the buildings in which many of these existing businesses are located are in poor condition, 

adding to the negative perception that the Study Area is “run down” and “crime ridden.”  In the 

future, the neighborhood seeks to improve the aesthetics and safety of the businesses within the 

BOA to attract more people to not only patronize these establishments, but to also relocate to the 

residential neighborhoods within walking distance of these diverse commercial entities. 

Strategic Objectives 

1) Attract new, diverse businesses into the BOA that can fulfill the daily commercial needs of 

its residents, including grocery stores, restaurants, professional offices and hardware 

stores. 

 
2) Work with commercial property owners to improve the appearance of facades along the 

primary transportation corridors and to beautify properties within the BOA.  

 
3) Encourage site design that embraces “New Urbanist” principles, including but not limited 

to zero-front setback buildings and the placement of parking areas in the rear portion of 

lots when infill commercial development is proposed in the future. 

 
4) Actively recruit businesses that will serve residents over a diverse spectrum of income 

levels. 

 
5) Update the Zoning Code to allow for a diverse mix of uses while ensuring that new 

development adheres to design guidelines and accepted best design practices. 

 
6) Develop a targeted recruitment strategy that will help entice businesses into the LYLAKS 

BOA and provide local jobs for BOA residents. 
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7) Build on the presence of Sahlen’s Stadium and Frontier Field as premier regional tourist 

destinations. 

 

8) Encourage the training and hiring of local LYLAKS residents not only at existing industrial 

and commercial entities within the BOA, but also at those industrial and commercial 

entities that relocate to the BOA as revitalization progresses. 

 

9) Work with existing industry to support their expansion efforts within the Study Area.  

Principle 2: Improve Housing & Neighborhoods 

At one time, the LYLAKS community was made up of a dense concentration of diverse residential 

properties. Over time, many of these homes fell victim to blight, vacancy and foreclosure, resulting 

in a decrease in the value of residential properties in the vicinity of the vacant and blighted 

properties. Although vacant properties can hinder revitalization efforts, they can also significantly 

help in realizing the community’s potential in attracting new residents to the Study Area thanks to 

its abundance of affordable housing. Successful communities are built around safe and stable 

residential neighborhoods. The LYLAKS BOA will become a desirable residential community 

offering a range of housing options for people of all ages and incomes. Absentee landlords and 

blighted properties have been replaced by owner-occupied, high-quality housing options.  

Strategic Objectives 

1) Provide more diverse types of housing within the BOA, including condos, lofts and 

live/work space, to attract a larger variety of potential future residents who wish to locate 

closer to their jobs in the City of Rochester, as well as existing residents who wish to upsize 

or downsize from their existing home. 

 
2) Encourage the reuse of existing multi-use structures like the Tent City building as locations 

for adaptive-reuse housing opportunities. 

 
3) Design new residential projects to allow current and future residents to age in place. 

 
4) Increase homeownership within the LYLAKS BOA. 

 
5) Address the issue of absentee landlords. 

 
6) Focus on targeted infill development similar in scale to residential properties in 

neighborhoods where concentrations of vacant properties exist. 
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Principle 3: Improve the Quality of Life  

A community successfully sustains the residents and businesses that choose to locate there in part 

by providing a high quality of life. The quality of life within a community can depend on a variety 

of factors, including proximity to employment, environmental health, the presence of needed 

goods and services, safety, access to transportation and the type of available housing stock. 

Reducing crime, advancing cleanup of contaminated properties, improving walkability, replacing 

vacant residential properties with new residential development and providing access to necessary 

goods and services are all critical in transforming the LYLAKS community into a place that 

symbolizes quality livability. 

Strategic Objectives 

 
1) Provide high quality, accessible trails, parks and open spaces for residents, interconnected 

by on-road and off-road linkages for residents and visitors to both travel throughout the 

BOA and to access downtown Rochester through connections with the Genesee Riverway 

Trail. 

 
2) Improve programming and amenities at existing parks and squares. 

 
3) Transform the Genesee Riverfront into a regional destination that contains a mix of uses 

where people can live, work, shop and recreate. 

 
4) Emulate the successful adaptive reuse of historic structures in Browns Race and High Falls 

within the LYLAKS BOA. 

 
5) Promote the LYLAKS BOA as a family-friendly place. 

 
6) Utilize Sahlen’s Stadium and Frontier Field as regional destinations to attract ancillary 

commercial development, including restaurants and retail establishments where visitors 

can shop and residents can seek employment. 

 
7) Replace vacant residential buildings with diverse, safe and attractive infill housing. 

 
8) Increase support for community organizations, such as Charles Settlement House, to 

increase their ability to continue supporting LYLAKS residents in need. 
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Principle 4: Branding & Marketing 

Transforming the image of the LYLAKS BOA will be imperative in communicating the great 

resources that the community currently possesses, as well as the important changes that 

revitalization will have on the BOA. Without an adequate way of communicating and promoting 

its resources, the LYLAKS community may struggle to attract new residents, tourists and 

businesses. The establishment of a brand that uniquely promotes the community to prospective 

residents and businesses will be critical in creating a sense of place for the LYLAKS community 

and sharing the pride held by current residents and business owners to new people who choose to 

relocate to LYLAKS. 

Strategic Objectives 

 
1) Create a distinct brand for the LYLAKS BOA that is locally, regionally and nationally 

recognizable. 

 
2) Continue developing branded gateways similar to recent projects in the JOSANA 

neighborhood at all entrances to the LYLAKS community. 

 
3) Engage resident youth and students at schools within the LYLAKS community in 

developing projects that increase community pride. 

 
4) Create public events that draw more visitors to LYLAKS, utilizing the stadiums within the 

community as potential venues. 

 
5) Market the LYLAKS BOA as a community containing important regional destinations, 

open space resources, livable and walkable neighborhoods and empowered residents 

committed to the continued betterment of the Study Area. 

 

 

  



12 
 

   Section 1: Project Description and Boundary 

   LYLAKS Study Area Revitalization Strategy 

Principle 5: Encourage Redevelopment on Brownfield Sites  

The LYLAKS BOA possesses a rich history as one of Rochester’s primary industrial centers since 

the 19th century. Major industrial entities including Kodak, General Motors and AC Delco have 

called the LYLAKS BOA home over the past 200 years. Unfortunately, the heavy industrial 

presence within the community has resulted in environmental contamination problems that affect 

the viability of the BOA’s future. Through remediation programs run by the NYS Department of 

Environmental Conservation and environmental cleanup programs sponsored by the Federal 

Environmental Protection Agency, many properties once contaminated by former industrial 

owners are being cleaned up and serving as prime locations for future industrial, commercial 

recreation and mixed use projects. 

Strategic Objectives 

 
1) Engage owners of brownfield properties in discussions regarding clean-up and 

redevelopment strategies. 

 
2) Identify key properties within the BOA that will be eligible for Phase I and II Site 

Assessment funding and other environmental restoration funding to turn existing 

contaminated sites into “shovel ready” properties. 

 
3) Focus industrial redevelopment initiatives on brownfield properties to limit future 

development of greenfields. 

 
4) Continue to engage the public when considering industrial and commercial revitalization 

strategies that will directly affect them. 

 
5) Encourage sustainable, mixed use development as part of future revitalization efforts. 
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Principle 6: Engage Residents in Revitalization Activities  

In the past, a perceived disconnect has existed between residents, neighborhood groups and the 

City of Rochester in determining the course for stemming blight and crime within the community 

and determining the best course for revitalization. The principal way to build consensus on 

revitalization and to realize the positive aspects of Principle 6 above is to engage, educate and 

involve the residents of the LYLAKS community in planning for the future of the BOA.  

 

Strategic Objectives 

 
1) Improve the relationship between the residents and businesses of the BOA and City Hall. 

Providing an open line of dialogue to residents and business owners will help the City of 

Rochester regain the trust of those within the LYLAKS community. 

 
2) Improve cooperation and communication between neighborhood groups through the 

Nomination Study process in an effort to unite the people within the LYLAKS BOA 

community. The BOA process can unify the residents and business owners within the BOA 

around the common idea that solidarity not only benefits the community as a whole, but 

also will benefit them as individual stakeholders in the long run. 

 
3) Emphasize the need to encourage local, regional, state and federal officials to support 

investment and revitalization activities within the LYLAKS community. 

  
4) Provide additional opportunities for public engagement to continue revitalization 

initiatives beyond the BOA process. The realization of success within the BOA can only be 

sustained by continued input and involvement of residents and business owners, using 

neighborhood groups, community organizations and business alliances as the engines 

driving and encouraging public discourse. 

 
5) Engage residents in the implementation activities that result from revitalization planning, 

providing a sense of investment and ownership to the people who currently make up the 

LYLAKS community. 
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1.5 Boundary Description & Justification 

(Map1) 

The proposed Study Area boundaries discussed in this 

Nomination Study are an expansion of the boundary 

presented in the Pre-Nomination Study. The expanded 

boundary was a result of significant discussion between 

the City and neighborhood representatives that 

recognized the value of the planning process in 

addressing underutilized sites, bridging neighborhoods 

and creating a comprehensive redevelopment strategy 

for an area that shares many of the same issues, concerns 

and objectives. The Pre-Nomination Study Area and the 

expanded boundaries of the Nomination Study are 

illustrated in Map 1. 

 

PRE-NOMINATION STUDY BOUNDARY 

DESCRIPTION 

For the Pre-Nomination Study, the LYLAKS BOA Study 

Area was focused around two primary commercial 

corridors in the City -- Lyell Avenue and Lake Avenue/ 

State Street. The general boundaries were Jay Street to 

the south, the CSX railroad line just west of Hague Street 

to the west, and the Genesee River to the east. The 

northern boundary generally included all properties 

with frontage on the north side of Lyell Avenue between 

Glide Street and Lake Avenue and all properties that lie 

between Lyell Avenue and Lorimer Avenue between 

Plymouth Avenue and the Genesee River. The area of the 

parcels within the Pre-Nomination Study BOA boundary 

was 342 acres. 

 

PROPOSED NOMINATION STUDY BOUNDARY 

DESCRIPTION 

As the LYLAKS project progressed to the Nomination 

Phase, the Steering Committee proposed an expansion to 

Neighborhoods in LYLAKS 

The BOA Study Area includes 

portions of six distinct 

neighborhoods -- Lyell-Otis, 

Edgerton, Brown Square, 

JOSANA, People of Dutchtown 

and High Falls. Map 3 identifies 

the boundaries of the 

neighborhoods which are 

discussed in greater detail in 

Section 3.  

 

Each of these neighborhoods is 

defined by its location in the 

northwest quadrant of 

Rochester. However, each has 

its own distinctive character 

and qualities. The Nomination 

Study seeks to unite the efforts 

of each neighborhood to 

create a unified vision for the 

future of the LYLAKS BOA.  

 

Each of these neighborhoods 

was intentionally included, in 

part, within the BOA as a means 

to inspire communication 

across perceived 

neighborhood boundaries, 

recognize shared goals and 

objectives and foster long-term 

collaborative working 

relationships among residents, 

organizations and 

neighborhood leaders. 
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the BOA boundary to encompass some of the City’s largest economic generators and recreation 

destinations, including the Kodak Headquarters and Frontier Field, as well as residential areas in 

the historic Jones Square area and along Route Interstate 490. The BOA boundary expanded north 

from Lyell Avenue to Felix Avenue/Bloss Avenue in the north, to include the properties between 

Lake Avenue and Sherman Street. Park space and vacant industrial parcels between Burrows 

Street/Haloid Street/Rutter Street and the CSX rail line north of Lyell Avenue were also included. 

The boundary was also expanded southward to Route 490 between the CSX line west of Hague 

Street and State Street east of Frontier Field. With this proposed expansion, the BOA Study Area 

grew from 342 acres to 602 acres. 

 

BOUNDARY JUSTIFICATION 

Northern Boundary 

The northern Study Area boundary originally encompassed the rear parcel lines of properties on 

the north side of Lyell Avenue and the mid-point of Lorimer Street, east of Lake Avenue. The 

proposed boundary extends the northern boundary to capture the Jones Square neighborhood. 

This includes lands east of Sherman Street to Lake Avenue and south of Bloss Street. There is a 

significant concentration of commercial and industrial properties along Sherman Street, Dewey 

Avenue and Bloss Street, some of which are deteriorating, vacant and/or underutilized. These 

properties are recognized as having an impact on the character and overall quality-of-life for 

residents immediately adjacent to these streets, including areas surrounding Jones Park. 

Incorporating this additional neighborhood into the BOA boundary assures that strategies aimed 

at reversing blight are focused on all impacted neighborhoods in this general vicinity. 

 

Eastern Boundary 

The eastern boundary of the BOA is proposed to remain consistent with the eastern boundary 

defined in the Pre-Nomination Study, the Genesee River. As the most significant natural feature in 

the BOA, the Genesee River serves as a natural barrier and dividing line for the LYLAKS BOA 

neighborhood. 

 

Western Boundary 

The western boundary of the Study Area is consistent with the original boundary proposed in the 

Pre-Nomination Study. The western boundary generally follows the rail corridor up to the 

intersection of Lyell Avenue and Glide Street. The rail corridor forms a distinct physical boundary, 

with the industrial and commercial uses of the western portion of the BOA separated by the rail 

corridor from the moderate density residential properties located to the west of the corridor. 

 

Southern Boundary 

The southern boundary of the LYLAKS BOA is proposed to follow the existing boundary of I-490. 

The original boundary ended at Jay Street. Recognizing that conditions in the residential 
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neighborhoods just north of Jay Street mirrored the conditions on the south side of Jay, it was 

determined that the additional residential neighborhoods should be incorporated into the BOA. 

The impacts of the development trends and patterns on Lyell Avenue and in other commercial 

pockets have negatively impacted this residential area in its entirety. With the expanded 

boundary, local neighborhoods – such as Dutchtown and JOSANA, are included in their entirety. 

The inclusion of these neighborhoods as a single unit is important to ensuring unified ideas and 

visioning moving forward. The southern boundary also extends on the east side of the BOA to 

capture Frontier Field and the Kodak headquarters site. The inclusion of these properties will 

allow the community to identify opportunities to link these resources to other assets for the 

betterment of surrounding neighborhoods.  
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2 COMMUNITY PARTICIPATION PLAN & 

TECHNIQUES FOR ENLISTING PARTNERS 
 

 

2.1 Community Participation Plan 

The LYLAKS BOA community participation plan was based upon an approach aimed at fostering open 

dialogue, collaboration among various groups and interests, and identifying a unified vision for the 

future of the LYLAKS BOA. The community participation plan associated with the development of the 

Nomination Study sought to engage residents and interested stakeholders at all stages of the planning 

process. Community involvement was targeted at key intervals in the planning process to ensure the 

public had the opportunity to review, comment, and participate in each section of the Nomination 

Study. A copy of the full Community Participation Plan drafted for the LYLAKS BOA Nomination 

Study may be found in Appendix A. 
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2.2 Sharing Information 

An important aspect of the community participation process is not only the verbal presentation of 

materials that occurs during a meeting, but the complementary information provided to the public. 

This information must be clear, comprehensible and presented in a manner that is easily understood 

even by those not familiar with the LYLAKS BOA Nomination Study process. Sharing information and 

obtaining feedback was important to ensure a fair and reasonable level of community involvement. 

 

2.3 Techniques to Enlist Partners 

The Community Participation Plan included events that focused on specific individuals and 

stakeholders, as well as the broader public. Community participation events included Steering 

Committee meetings, regular liaison with City of Rochester staff, public meetings, public workshops, 

neighborhood meeting presentations, and posting of materials on a project website hosted by the City 

of Rochester.  

 

CITY OF ROCHESTER 

The City of Rochester Department of Environmental Services was responsible for the management and 

oversight of the LYLAKS BOA. Staff was assisted by the City’s Department of Neighborhood and 

Business Development, which includes Neighborhood Preservation and Planning and Zoning, and the 

Northwest Neighborhood Service Center. Representatives of each of these departments were involved 

in client group meetings, small group sessions, and participated in the LYLAKS BOA Steering 

Committee. The City of Rochester was involved in all aspects of planning and design of the Study 

Area, ensuring the plan met the goals of the local community, aligned with the long-term planning 

objectives of the City, and incorporated recent and on-going planning, design and development 

initiatives.  

 

STEERING COMMITTEE  

The LYLAKS BOA Steering Committee included representatives from the City of Rochester, 

neighborhood organizations, local businesses and residents. Numerous members of the Committee had 

also participated in the development of the Pre-Nomination Study. The role of the Steering Committee 

was to advise the project team, share information relevant to the study, provide feedback on study 

deliverables, and serve as a local, neighborhood project ambassador. Steering Committee meetings 

were held at key intervals in the planning process and assisted in the organization of public events, 

engaging residents, and sharing information on the planning process with the community-at-large.  

 

KEY STAKEHOLDERS 

Stakeholder meetings were held as a means to gather feedback from local leaders in the community, 

including key landowners, developers, business owners, civic leaders, large institutions and 



21 
 

   Section 2: Community Participation Plan and Techniques for Enlisting Partners 

   LYLAKS Study Area Revitalization Strategy 

representatives of major neighborhood associations. Opportunities to speak with these individuals 

allowed the project team to better understand their long-term ideas and vision and also provided a 

means to ensure the project stayed connected to community members.  

 

NEIGHBORHOOD REPRESENTATIVES 

Representatives from the multiple neighborhood associations in the LYLAKS BOA participated in the 

Steering Committee and at various public events. In addition, the project team participated in a number 

of additional meetings and presentations specific to sharing the project with neighborhood 

representatives and groups. These special meetings were focused on ensuring that the community was 

well-informed about the project, the process and outcomes. These meetings provided an alternative 

means to discuss the project in forums where many local residents and landowners were already 

participating, and more importantly, felt comfortable expressing their opinions.  

 

GENERAL PUBLIC 

A series of five public meetings, open houses and workshops were held over the course of the 

Nomination Study planning process. Each of the five public events was intended to appeal to a broad 

audience of residents and stakeholders from within the LYLAKS BOA. The goal of each meeting was to 

educate the public and provide information about the planning process and then to gather information 

and feedback from the audience to help advance the project to the next phase. A variety of input 

techniques were used over the course of the project, including PowerPoint presentations, small group 

discussions, interactive panel displays, and hands-on design sessions. In addition to the project-specific 

public meetings, information was regularly posted on the City’s website to provide periodic updates on 

progress and allow the public to review project materials. An online visioning survey was also offered 

so that members of the public unable to make steering Committee, neighborhood or public meetings 

would be able to provide their input on the future of the LYLAKS BOA. 

 

2.4 Community Engagement Events 

STEERING COMMITTEE MEETINGS 

Steering Committee Meeting #1 

The first Steering Committee meeting for the Nomination Study was conducted on October 3, 2011. The 

meeting was attended by representatives of the City of Rochester, representatives of several 

neighborhoods within the LYLAKS BOA and members of the project consultant team. A general 

overview of the BOA program and a summary of the scope of the Nomination Study were presented to 

the steering Committee. The Steering Committee also debated on expanded alternative boundaries to 

the BOA, before deciding on the expanded Nomination Study Area boundary. An analysis of the 

strengths, weaknesses, opportunities and threats (SWOT) within the BOA was also conducted with the 

Steering Committee in order to help the project team narrow the focus of the Nomination Study. Next 
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steps for the Nomination Study were discussed – the consultants were tasked with beginning the 

visioning phase, the inventory of existing conditions and setting up an initial neighborhood meeting 

presentation. 

 

Steering Committee Meeting #2 

The second Steering Committee meeting for the Nomination Study was conducted on February 6, 2012. 

The meeting was again attended by representatives of the City of Rochester, representatives of several 

neighborhoods within the LYLAKS BOA and members of the project consultant team. Members of 

project consultant Camoin Associates presented highlights of the LYLAKS BOA Market Analysis to the 

steering Committee. Project consultant Bergmann Associates also presented an overview of the existing 

conditions analysis performed for the Study Area, which contained a detailed inventory of 

demographics, natural resources, historic resources, infrastructure, significant buildings, major 

commercial and industrial facilities, potential brownfield sites and vacant/underutilized properties. A 

visioning exercise was also performed with the Steering Committee to build on the SWOT analysis 

performed at the first Steering Committee meeting by eliciting ideas on what the members of the 

Steering Committee envisioned for the LYLAKS BOA over the next twenty years. The overriding vision 

of improving housing stock, improved connections to the Genesee River waterfront, maintaining the 

integrity and efficacy of historic structures and economic catalysts, improving safety and attracting 

more commercial and industrial development was vocalized by the steering Committee. Next steps for 

the Nomination Study process were also discussed, including setting the date for the public 

informational meeting and distributing the draft existing conditions inventory and analysis to the 

Steering Committee for review. 

 

Steering Committee Meeting #3 

The third Steering Committee meeting was held on June 18, 2012. The meeting was attended by 

representatives from the City of Rochester, representatives of several neighborhoods within the 

LYLAKS BOA and members of the project consultant team. Project consultant Bergmann Associates 

presented a status of the project to date and provided the Committee with the results of the Public 

Informational Meeting held in March of 2012. Due to low public turnout at the Public Informational 

Meeting, Bergmann presented an alternate approach for soliciting additional public input for the 

project, focused around obtaining public input at scheduled neighborhood association meetings. The 

neighborhood association visioning sessions were conducted over the summer and fall of 2012 and are 

described below. Bergmann also discussed the preparation and publishing of an online web visioning 

survey that could be placed on the City’s project website and mailed out to residents and business 

owners. Bergmann also presented a preliminary vision statement for the LYLAKS BOA, along with a 

number of guiding principles and preliminary strategic objectives for accomplishing the vision for the 

Study Area. Next steps for the Nomination Study process include identifying and facilitating the 

neighborhood visioning meetings, the preparation and distribution of an online visioning survey, 
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preparation and distribution of flyers advertising the neighborhood visioning meetings and finalizing 

the vision, principles and objectives for the LYLAKS BOA at the completion of the neighborhood 

meetings. 

 

Steering Committee Meeting #4 

The fourth Steering Committee meeting was held on November 5, 2012. The meeting was attended by 

representatives from the City of Rochester, the Rochester City Council, representatives of several 

neighborhoods within the LYLAKS BOA, Greentopia, the Genesee Land Trust and members of the 

project consultant team. Bergmann Associates provided a project status update to the Committee and 

provided the Committee with the results of the neighborhood outreach meetings and online survey 

conducted during the summer and fall of 2012. Bergmann led the Steering Committee through a 

Community Character Survey (CCS) exercise to elicit opinions on desirable and undesirable 

neighborhood development characteristics associated with housing, neighborhoods and commercial 

establishments. Participants were asked to rank a number of representative photographs on a scale of 0 

(undesirable) to 10 (very desirable). Bergmann provided an overview of the existing environmental and 

physical considerations present within the LYLAKS Study Area that may impact future 

redevelopment, and provided a summary of previous land use planning efforts within the Study Area 

over the past 10-15 years. The Steering Committee was led through a land use planning design primer 

that portrayed elements of design critical for the creation of successful urban neighborhoods. 

Bergmann also conducted a future land use break out session, where the Steering Committee was split 

into two groups and invited to illustrate revitalization ideas on large format copies of the BOA 

boundary map. Next steps for the Nomination Study process included scheduling and facilitating the 

public design workshop for the project and the beginning of conceptual Revitalization Strategy in 

winter/spring 2013. 

 

Steering Committee Meeting #5 

The fifth Steering Committee meeting was held on June 3, 2013. The meeting was attended by 

representatives from the City of Rochester, representatives of several neighborhoods within the 

LYLAKS BOA and members of the project consultant team. Bergmann Associates provided a project 

status update and presented the results from the market analysis and the community design workshop 

held on February 19, 2013. Based on the findings of the market analysis, the design workshop and 

various previous meeting and workshops, the Revitalization Strategy options were presented to the 

steering Committee. Three Revitalization Strategy options were presented – a short-term plan to be 

implemented over the next 8 years, and two options for long range redevelopment (8-20 years). The 

short-term Revitalization Strategy illustrated the need to build on the assets already in place within the 

Study Area, including the open space network, riverfront, and stadiums. The short-term plan creates a 

strong, connected, and integrated loop between all areas of the BOA. The plan focuses on improving 

and enhancing the public realm to make the neighborhood a more desirable, safe, and aesthetically 

pleasing location. The adaptive reuse of Tent City, improvements and expansion of trail systems, new 

amenities at Campbell Street Community Center, and the interim reuse of the Orchard-Whitney site are 
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key elements of the short-term plan. Building off of the short-term plan’s emphasis on green 

infrastructure, including an enhanced trail system, and infill development, long-term Option 1 

represents a more conservative plan for the LYLAKS BOA. The Bee Bee Station on the Genesee River is 

suggested for redevelopment as is the Oak Street corridor across from Frontier Field. In addition to 

enhancing the quality of life for the residents, these improvements will entice outside visitors to spend 

additional time in the neighborhood. Long-term Option 2, is a more aggressive long-term plan for 

redevelopment of the LYLAKS BOA. The Orchard-Whitney site becomes an important center with 

ample green space and community-oriented services. Option 2 illustrates more aggressive mixed-use 

development on the waterfront and in the Oak Street corridor and proposes converting vacant lots into 

green space. As with Option 1, the proposed long-term plans serve to benefit both the community and 

visitors.  

 

Steering Committee Meeting #6 

The final Steering Committee meeting was held on August 12, 2013. The meeting was attended by 

representatives from the City of Rochester, representatives of several neighborhoods within the 

LYLAKS BOA and members of the project consultant team. Bergmann Associates provided an 

overview of the project process to date, including the finalization of the Phase 2 BOA Draft Nomination 

Study and the upcoming application for Phase 3 BOA Project Advancement. A proposed three phase 

Revitalization Strategy was presented and received feedback from the Committee. The Short Term Plan 

(0-7 years) focuses on improvements to the public realm including the enhancement of streetscapes and 

parks and the addition of the Rails to Trails. The Mid-Term Plan (8-15 years) introduces privately 

driven infill development projects including the BeeBee Station site, the Townhouse Development on 

Saratoga Street and the Neighborhood Mixed Used Development on Oak Street. The Long-Term Plan 

(15+ years) sees the expanded redevelopment of the waterfront, the establishment of Oak Street and 

Lyell Avenue as viable commercial corridors and a wider array of quality housing options for new and 

long-term residents.  

 

PUBLIC INFORMATIONAL MEETING 

The Public Informational Meeting for the Nomination Study was held on March 15, 2012 at the 

Edgerton Community Center. The meeting was attended by a representative from the City of 

Rochester, members of the project consultant team and several members of the public, although 

attendance was poor. Project consultant Bergmann Associates presented an overview of the existing 

conditions analysis performed for the Study Area, which contained a detailed inventory of 

demographics, natural resources, historic resources, infrastructure, significant buildings, major 

commercial and industrial facilities, potential brownfield sites and vacant/underutilized properties. A 

visioning exercise was also performed with the public to help the consultant team understand the 

needs, opportunities and constraints to revitalization activities within the LYLAKS Study Area. 

Common themes voiced by the participants during the visioning session included improving existing 

housing stock, increasing neighborhood safety, attracting businesses to support the stadiums, 
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eliminating vacant properties and rehabilitating dilapidated industrial buildings/sites. Next steps for 

the Nomination Study were discussed, including the preparation of a vision statement for the LYLAKS 

Study Area consistent with input received during the public informational meeting, as well as the 

development of guiding principles and strategic objectives to accomplish the vision. 

 

NEIGHBORHOOD VISIONING MEETINGS 

A series of visioning meetings were held during the summer and fall of 2012 with three neighborhood 

associations located within the LYLAKS Study Area. These meetings were added to solicit greater 

public input since attendance at the Public Meeting was poor. These meetings included: 

 

 Charles Settlement House Neighborhood Association (August 8, 2012) 

 People of Dutchtown (August 20, 2012) 

 Edgerton Neighborhood Association (October 11, 2012) 

 

During each of these meetings, project consultant Bergmann Associates provided an explanation of the 

New York State Department of State Brownfield Study Area program and gave a brief synopsis of 

existing conditions within the Study Area. Bergmann led participants through a Community Character 

Survey (CCS) exercise to elicit opinions on desirable and undesirable neighborhood development 

characteristics associated with housing, neighborhoods and commercial establishments. Participants 

were asked to rank a number of representative photographs on a scale of 0 (undesirable) to 10 (very 

desirable). Meeting participants were also led through a visioning exercise to identify what aspects of 

the community they would like to see remain the same or change over the next decade. Lastly, meeting 

participants were provided a hard copy of the project’s visioning survey in an effort to better 

understand the public’s vision for the LYLAKS BOA. 

 

PUBLIC DESIGN OPEN HOUSE 

The LYLAKS Public Design Open House, held on February 19, 2013, was intended to maximize 

flexibility in participation. The open house was organized to allow people to stop by at any time over a 

five-hour period and participate to the extent that they desired. The open house was organized around 

five primary stations, as described below: 

Station 1 | Sign-In and Project Overview 

Meeting attendees were asked to sign in and provide an email address. They were also asked to 

identify where in the City they resided or worked by placing thumbtacks on a map. A handout 

summarizing the planning process was provided to each member of the public. A large-scale 

informational board was also placed at Station 1, providing an overview of the LYLAKS project. 
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Station 2 | Community Survey 

Station 2 consisted of an iPad. The online community survey prepared for the project was available 

on the iPad for anybody interested in taking it at the open house. The survey included ten quick 

questions which took approximately five minutes to answer. 

 

Station 3 | Community Character Survey 

Ten neighborhood and ten commercial development images were presented on a large board. 

Attendees were asked to rank the appropriateness of each image for inclusion within the BOA 

Study Area. 

 

Station 4 | Design Workshop 

Two large aerial maps depicting the Study Area boundaries were rolled out on two large tables. 

Attendees were asked to mark up the maps with their ideas about future projects and development 

within the BOA. 

 

Station 5 | Strategic Sites 

Three boards were displayed highlighting key redevelopment sites identified by the Steering 

Committee – the Tent City parcel, the Orchard-Whitney site and the riverfront (including all parcels 

abutting the Genesee River). Attendees were asked to share specific ideas for the redevelopment of 

these key sites. 

 

Feedback was obtained at each station and has been incorporated into the Vision, Goals and Objectives 

section of the Nomination Study, as well as the preferred Revitalization Strategy for the LYLAKS BOA. 
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3 ANALYSIS OF THE LYLAKS BOA 

NEIGHBORHOOD REVITALIZATION AREA  
 

 

3.1 Community & Regional Setting 

The City of Rochester is located on the southern shore of Lake Ontario in the heart of Monroe County 

in Upstate New York, directly between the cities of Buffalo and Syracuse. Rochester is the third largest 

city in New York State, behind New York City and Buffalo in total population. Covering 37.1 square 

miles, the population of Rochester in 2010 was 210,565, with a regional population of over 1 million 

(refer to Figure 1, Regional Context Map).  

 

Although the region continues to face the same struggles as other Upstate New York municipalities, the 

region also continues to defy statewide trends in regards to job growth, unemployment and housing. 

The region’s ability to achieve success, even during periods of economic decline, is in large part due to 

its continued focus on the education, technology and medical fields. The region is known for its 

acclaimed research colleges and universities, its medical campuses and the home of cutting-edge 

companies including Xerox, Kodak and Bausch & Lomb. Even though the large companies that once 
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defined the employment base and economic viability of the city have downsized over the last three 

decades, the region’s economic diversification has allowed the region to continue to grow and prosper. 

Figure 1: LYLAKS BOA Study Area Regional Context Map  
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DEMOGRAPHIC CONTEXT 

The LYLAKS Study Area has experienced significant changes in many demographic categories over the 

past several decades. These trends are not only telling for what is occurring in the Study Area, but also 

how those trends compare to demographic trends occurring in the City of Rochester as a whole. 

 

Population  

According to the 2010 U.S. Census, the population of the City of Rochester is 210,565, having lost 9,208 

residents since 2000 and 21,071 residents since 1990. Conversely, Monroe County has experienced an 

increase in population over the same period. The Monroe County population is 744,344 according to 

the 2010 Census, having gained 9,001 residents since 2000 and 30,376 residents since 1990. As the 

population data suggests, residents have been leaving the City of Rochester over the past two decades, 

many of whom are relocating to the suburban areas within Monroe County around the City. 

The LYLAKS Study Area is primarily residential and comprised of several distinct neighborhood areas, 

including JOSANA, Brown Square and Dutchtown, with small portions of the Study Area located 

within the neighborhoods of Lyell-Otis, High Falls and Edgerton.  

 

A detailed breakdown of the LYLAKS Study Area’s population by age is illustrated in Table 1. The 

LYLAKS Study Area is home to a disproportionately large population of youth, 18 and under, and 

young adults between the ages of 18 and 29. More than half of the population is under the age of 29. 

Such a population distribution suggests a significant population of school age children which can help 

direct short-term future redevelopment needs and services. Although young children do grow up, it is 

likely that this trend in age distribution will continue and should be a driving factor in planning for the 

future of LYLAKS. In addition, recent census data for the BOA population indicates an even 

distribution between males and females, with females comprising 51% of the Study Area population.  

Table 1: LYLAKS Population by Age 

Age Population (BOA) % BOA 

Population 

Population (City) % City 

Population 

Total 7,204 100 210,565 100 

Under 18 2,400 32.5 52,233 24.8 

18-29 1,462 20.4 50,071 23.8 

30-39 905 12.6 28,198 13.4 

40-49 924 13.1 27,064 12.9 

50-59 802 11.4 24,678 11.7 

60-69 443 6.2 15,613 7.4 

70-79 171 2.4 7,248 3.4 

80+ 97 1.4 5,460 2.6 

Source: U.S. Census, 2010 
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Housing 

According to the 2010 Census, there are approximately 3,244 housing units within approximately 2,800 

residential structures in the LYLAKS Study Area. Of these housing units, 636 are listed as vacant, 

resulting in a vacancy rate of 19.6%; one fifth of the neighborhood’s residential units sitting empty and 

acting as a blight on the surrounding community. The vacancy rate within the Study Area is 

significantly higher than that of the City of Rochester, which is 10.4%. Interestingly, the number of 

housing units within the Study Area has decreased by 487 units since 2000, yet the percentage of vacant 

housing units has remained relatively the same.  

 

The majority of housing units within the LYLAKS Study Area are renter occupied. 2,049 housing units 

are renter occupied, accounting for 78.6% of all occupied housing units in the Study Area. 12.3% (320 

units) of owner-occupied housing units are owned with a mortgage or loan while only 9.2% (239 units) 

are owned free and clear.  

 

According to Real Property Data of the City of Rochester, nearly half of the structures (1,346) within the 

Study Area were constructed between 1901 and 1920. Only 161 structures have been constructed in the 

Study Area since 1941. The age of the building stock within the Study Area represents both 

opportunities and constraints in the redevelopment process. While some of the buildings, especially 

houses, have been left in disrepair and thus have little opportunity for renovation or reconstruction 

given financial constraints. Many buildings have historical character and, if renovated, could lead to 

significant financial and cultural benefits within LYLAKS. Table 2 provides a more detailed look at the 

age of the housing stock within the Study Area. 

 

Table 2: LYLAKS Study Area Housing Stock by Age 

Construction Date # of Residential Structures % of Total Buildings 

1800-1850 32 1.1 

1851-1900 582 20.4 

1901-1920 1,346 47.2 

1921-1940 155 5.4 

1941-1960 82 2.9 

1961-1980 43 1.5 

1981-2000 33 1.2 

Post 2000 3 0.1 

No Date on Record 577 20.2 

Total 2,853 100 

 

Vacant parcels and structures account for 20 percent of the Study Area’s parcels, reflecting the findings 

of the 2010 U.S. Census. The number of vacant housing units within the LYLAKS Study Area confirms 

the trends observed in the 2010 Census population data; that people are leaving the LYLAKS Study 
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Area and few new residents are taking their place. The lack of new construction in the Study Area 

indicates both a depressed economy and an ample building supply for potential reuse. Currently, 

however, many of the vacant buildings remain in a state of deterioration.  

 

The 2007 City-Wide Rochester Housing Market Study evaluated each of the neighborhoods within the 

City based on a series of indicators including housing assessment, vacancy rate, crime, homeownership 

and income. Each of the neighborhoods within the LYLAKS BOA was identified as either Depreciated 

or Depressed. Depreciated neighborhoods, which include Dutchtown and the small portion of Lyell-

Otis present in the BOA, are described as neighborhoods that “exhibit significant and overlapping 

issues….represent[ing] high proportions of both renters and families living in poverty.” Depressed 

neighborhoods, including JOSANA, Brown Square, and Edgerton, are characterized as neighborhoods 

that have “experienced the worst impacts of physical and socio-economic decline. The long-standing 

disinvestment trends have fostered deeply ingrained social, economic and physical issues that are 

difficult to address with new housing construction.” The median housing value for the Rochester 

Metro Area is $121,600 and the City of Rochester’s is $59,400, while the housing stock in the LYLAKS 

Study Area is significantly lower in value, closer to $46,000.  

 

The report discusses the need to prioritize and focus efforts and offers three strategies for doing so. 

Strategy 1 includes focusing on outlying transitional areas, which excludes all lands within the 

LYLAKS BOA. Strategy 2 includes focused reinvestment in neighborhoods adjacent to commercial 

corridors, including State Street/Lake Avenue and Lyell Avenue within the BOA. This strategy would 

have a considerable impact on residential neighborhoods within the LYLAKS Study Area. Strategy 3 

includes focused reinvestment adjacent to City-wide assets. With the presence of a number of regional 

destinations within the BOA, residential neighborhoods around High Falls, Frontier Field, and Sahlen’s 

Stadium would benefit from targeted investment strategies. The Housing Study recommends a 

combination of the three strategies to identify the areas with greatest opportunity. Within the LYLAKS 

BOA, the Brown Square neighborhood and areas around the intersection of Broad and Lyell, as well as 

neighborhoods directly north of Lyell and west of Dewey Avenue were identified as “Study Areas” for 

targeted residential investment.  

 

Households 

The United States Census Bureau defines a household as “all the persons who occupy a housing unit (a 

house, an apartment, a mobile home, a group of rooms, or a single room that is occupied).” In 2010, the 

number of households in LYLAKS decreased by 8.3%, losing 96 households from 2000 to 2010. When 

looking at the overall population in the Study Area against all housing units, there are approximately 

2.22 people per housing unit. Due to the high vacancy rate, however, the actual housing unit density is 

actually 2.76, which is denser compared to the City of Rochester (2.17) and Monroe County (2.32). The 

population density, adjusted for vacancy, is relatively high for the region, but the high vacancy rate 

suggests that LYLAKS could substantially increase its population while maintaining its existing urban 
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fabric. The median age of households within LYLAKS, 26 years, is lower than that of the City of 

Rochester, 31.5, and the Rochester Metropolitan Statistical Area (MSA), 38.4. 

 

THE REGIONAL ECONOMY  

General Economic Outlook 

The Rochester regional economy has experienced volatility over the past twenty years. With the 

downsizing or outsourcing of domestic operations by local industry such as Xerox and Kodak, the 

economy of the Rochester region is transforming from one based upon manufacturing and construction 

to a service-based economy focused around health care and education. The LYLAKS BOA has 

historically been more depressed than surrounding areas within the Rochester region. Due to the 

neighborhood’s current high vacancy rate, lower household income, decline in population and aging 

housing stock, economic revitalization will be difficult to realize without sustained, targeted support 

from the City of Rochester.  

 

Employment  

Today, industry sectors with the largest employment in the Rochester region are health care/social 

assistance, retail trade and manufacturing, which accounted for 35% of all jobs in the Rochester region 

in 2010. While health care is forecasted to grow as a sector over the next decade, retail trade and 

manufacturing are expected to continue experiencing a large job decrease, losing over 16,000 jobs by 

2020. An overall employment increase is expected to occur in the Rochester region, though the rate of 

increase is projected to be much slower than national or state rates. In terms of current unemployment, 

the industries with the highest unemployment rates in the Rochester region in 2010 included quarrying 

(16.94%), construction (15.63%) and accommodation/food services (11.55%). State and national 

unemployment rates are also highest in these industries. 

 

Business Growth 

As the Rochester region continues to transition to a service-based economy, new industries will be at 

the forefront of employment and income growth over the next decade. Due to the strong presence of 

educational institutions throughout the Rochester region, including the University of Rochester, RIT, 

St. John Fisher College and Nazareth College, professional, technical, scientific and educational 

industries are forecasted to experience some of the highest growth and investment over the next ten 

years. Additionally, Rochester is home to many large hospitals and health care institutions, including 

Strong Hospital, Highland Hospital and Rochester General Hospital. The presence of these institutions 

will also result in significant job growth in the Rochester health care industry over the next decade. 

Other industries forecasted for significant job growth between 2010 and 2020 include real estate, 

finance, insurance and food services. 
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Income 

“Median annual household income” represents one of the standard measures of economic health in a 

region over time. The higher the median household income, the higher the amount of “spending 

power” the residents of a community have. The household income for residents within the LYLAKS 

BOA was approximately $22,000 in 2010. This is nearly 62% lower than the median income for the 

regional Rochester economy, which registered a median household income of approximately $58,000. 

Median household income within the Study Area is forecasted to rise 17% between 2010 and 2015, on 

par with the 16% rise forecasted for the regional Rochester economy. However, the disparity between 

annual household income in the BOA and annual household income for the Rochester region is 

forecasted to grow to a difference of nearly $41,000 in 2015. 
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3.2 Inventory & Analysis 

The inventory and analysis section of the Nomination Study 

provides a detailed discussion of existing conditions 

throughout the LYLAKS BOA. These existing conditions will 

serve to guide the Steering Committee in creating this 

Nomination Study, as well as providing the basis for 

redevelopment recommendations and other opportunities for 

the Study Area that may be implemented in Step 3 of the 

BOA process. 

 

EXISTING LAND USE PATTERNS (Map 2) 

In order to understand the future potential of the LYLAKS 

Study Area, it is important to know both where it has been 

and where it is today. This portion of the Nomination Study 

inventories existing land uses within the Study Area and 

evaluates land use patterns that will ultimately help to shape 

and define future redevelopment throughout the Study Area. 

The BOA and surrounding areas are represented by a full 

range of land uses which are intermixed with a number of 

vacant and underutilized parcels. Vacant sites range from 

small residential parcels to large-scale commercial/industrial 

properties.  

 

As indicated on Map 2, the LYLAKS Study Area has a variety 

of land uses including residential, commercial, vacant, 

recreation, community services, industrial, public services 

and parks. Residential uses cover one third of the land area, 

commercial uses cover another third, industrial covers 12% of 

the land area and vacant land uses cover an additional 10%. 

The Study Area includes some of Rochester’s most 

recognizable places, including Frontier Field, the Eastman 

Kodak Headquarters, Sahlen’s Stadium and two Olmsted 

designed public spaces – Jones Square Park and Brown 

Square Park. Many of the large scale underutilized sites are 

well-known in the neighborhood as targeted redevelopment 

sites, including the Orchard-Whitney site on Lyell Avenue. 

Table 3 shows the breakdown of all land uses within the 

project Study Area by parcel data and acreage.  

Key Findings 

LAND USE 

The land use pattern in the BOA 

reflects a diversity that is often 

present in mature urban 

locations. While the diversity is 

one of its greatest assets, it can 

also represent a challenge as 

incompatible land uses are 

often situated in close 

proximity. 

Land uses along the primary 

commercial corridors, where 

thriving employment centers 

and businesses once located, 

today represent lower value 

uses that do not provide the 

range of goods and services 

needed by surrounding 

residential neighborhoods. 

In locations where residential 

uses are not predominant, small 

pockets of residential uses do 

exist. The appropriateness for 

these residential uses should be 

evaluated as the BOA moves 

forward, particularly in 

instances where residential 

abuts incompatible uses. 

Deteriorating industrial 

structures afford opportunities 

for new development and 

adaptive reuse projects. 
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The greatest concentration of residential land uses is south of Lyell Avenue and west of Broad Street in 

the Dutchtown and JOSANA neighborhoods. There is also a significant amount of residential 

development east of Dewey Avenue on the north side of Lyell Avenue in the Edgerton neighborhood. 

The majority of commercial and industrial land is concentrated along the Lyell Avenue and Lake 

Avenue corridors. The Eastman Kodak Headquarters is situated in the southeastern portion of the 

BOA, and is located adjacent to the High Falls Business District.  

 

Table 3: Existing Land Uses within the LYLAKS BOA 

Land Use No. of Parcels Area (Acres) % of Total 

Area 

Residential 1,752 186.9 31.1 

Commercial 552 171.2 28.4 

Industrial 43 73.5 12.2 

Vacant 373 61.4 10.2 

Recreation & Entertainment 28 38.5 6.4 

Public Services 16 31.8 5.3 

Community Services 33 27.5 4.6 

Conservation 3 11.2 1.9 

Total 2,800 602  

Source: City of Rochester Assessment Bureau, 2010 

 

Many of the commercial parcels not situated on major roads are located along the CSX rail lines that 

traverse the LYLAKS Study Area, just south of Lyell Avenue. Predominant commercial establishments 

within the BOA include warehouses, parking lots and detached row buildings housing retail 

businesses. Industrial parcels are scattered throughout the BOA, with the majority located on or 

directly adjacent to CSX rail lines and near the Lyell Avenue Corridor. The primary industrial land use 

within the BOA is manufacturing, which includes AAA Welding Fabrication, Pallett Express Corp. and 

Welch Machine, Inc.  

 

The LYLAKS BOA Study Area is home to two of the largest sports facilities in Monroe County as well 

as smaller parks and public open spaces. Frontier Field is home to the Minnesota Twins Triple-A 

baseball affiliate, the Rochester Red Wings, and Sahlen’s Stadium is home to the Rochester Rhinos of 

U.S.L. Professional Soccer, the Western New York Flash of the Women’s Professional Soccer League 

and the Rochester Rattlers representing Major League Lacrosse. Brown Square Park, Jones Square Park, 

the Enrico Fermi School playground, the Haloid Street Playground and J.R. Wilson Park are park and 

recreation destinations available to users in the BOA.  
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NEIGHBORHOODS IN THE BOA (Map 3) 

The LYLAKS BOA includes portions of six distinct and locally 

recognized neighborhoods. Each of these neighborhoods, 

shown on Map 3, is discussed in further detail below. 

 

Lyell-Otis Neighborhood 

The Lyell-Otis neighborhood (LONA) has the smallest 

geographic area in the LYLAKS Study, although it is a very 

significant and well-established neighborhood in the City. 

Within the BOA, Lyell-Otis includes the parcels on the north 

side of Lyell Avenue from roughly Campbell Park to Dewey 

Avenue. Efforts aimed at safety, job creation and residential 

neighborhood stabilization are led by LONA. 

 

Dutchtown Neighborhood 

The Dutchtown neighborhood, as it is commonly referred, 

often conjures images of a historical connection to Holland. 

However, this neighborhood actually has strong German 

roots, with its name stemming from the word “Deutsch”, 

which was the language spoken by early German settlers. 

Early residents worked in the mills in Brown’s Race and 

created a strong residential network. The Campbell Street 

Community Center, an important neighborhood asset within 

the LYLAKS BOA, is within this neighborhood on the north 

side of Campbell Street, between Ames Street and the 490 

Walkway. The Dutchtown Neighborhood Association actively 

strives to improve the character of the neighborhood through 

parks, public art and the redevelopment of former industrial 

properties.  

 

JOSANA Neighborhood 

The JOSANA neighborhood has been the focus of a significant 

planning effort in recent years, with the JOSANA 

Neighborhood Revitalization Strategy completed in 2010. The 

neighborhood boundary includes one of the BOA’s most 

recognizable brownfield sites, Orchard Whitney. JOSANA has 

historically been known as the “Fruit and Nut Neighborhood” 

due to the early immigrants that filled their yards with fruit trees. The neighborhood is dedicated to 

community vitality where weekly roundtable meetings between residents and key community 

Key Findings  

NEIGHBORHOODS 

The LYLAKS BOA contains a 

variety of neighborhoods, each 

with its own distinct 

composition. However, the 

neighborhoods within the 

LYLAKS BOA share the common 

goal of transforming their 

portion of the Study Area into a 

place where people want to 

live, tourists want to visit and 

businesses want to locate. 

 

Each neighborhood that 

comprises the LYLAKS BOA 

possesses its own unique 

identity tied to its residents, its 

assets and its history. 

Well-maintained LYLAKS residence 
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stakeholders and organizations allow for sharing ideas and keeping members focused on enhancing 

safety while promoting non-violence and neighborhood pride. The Charles Settlement House, School 

#17, a community health and dental center and recent residential development through Flower City 

Habitat for Humanity are changing the face of this neighborhood.  

 

Brown Square Neighborhood 

Brown Square is defined by a number of key sites and destinations, including Frontier Field, Sahlen’s 

Stadium, Brown Square Park, Eastman Kodak Headquarters building, Zweigle’s Inc. and DiPaolo’s 

bakery. The neighborhood is named after the Brown Brothers who used High Falls for business and 

industrial pursuits through the 1800s. Brown Square Park was the first public land designated as a City 

park and designed by the famous Frederick Law Olmsted. The neighborhood became a destination for 

Irish and Italian immigrants and the area soon became known for its close-knit families. Urban renewal 

in the 1960s hit the neighborhood hard, with many residential units demolished to make room for 

larger business enterprises such as the Erie Canal Industrial Park. Today, remaining residents work 

together through the Brown Square Neighborhood Association to encourage new residential 

development, plant community gardens and increase owner occupancy. The neighborhood remains 

very focused on children by offering community-wide events to engage youth in the neighborhood.  

 

Edgerton Neighborhood 

The historic Edgerton Neighborhood is most often associated with the grand residences that line Lake 

Avenue north of the BOA Study Area boundary. One of the most significant neighborhood features 

within the BOA is Jones Square Park. One of the oldest public squares in the City, like Brown Square, it 

was designed by Frederick Law Olmsted. The history of the square is significant as it was used as a 

training ground for Civil War soldiers, as well as early baseball fields. Just north and outside of the 

Study Area boundary on the north side of Bloss Street is Edgerton Park, whose campus includes 

Jefferson High School and Edgerton Recreation Center.  

 

High Falls Neighborhood 

The High Falls neighborhood located along the Genesee River in the eastern portion of the BOA is one 

of Rochester’s most historic areas, first settled in the early 1800s. Today, the neighborhood overlooking 

the landmark High Falls of the Genesee River is listed on the National Register of Historic Places, with 

many of the historic industrial buildings still standing. Over time, the industrial mill buildings of the 

High Falls neighborhood have been augmented by some of Rochester’s most iconic developments, 

including the Kodak Tower. The neighborhood also contains the developing High Falls Business 

District, which contains trendy restaurants, bars, loft apartments and commercial establishments. 
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LAND USE REGULATIONS (Map 4) 

Land use and development within the BOA are regulated by 

the City of Rochester Zoning Code, which identifies 

appropriate uses and their associated bulk and use 

requirements for individual parcels throughout the City. Map 

4 and Table 4 identify the various zoning districts captured 

within the LYLAKS Study Area. Of the approximate 602 acres 

of parcel land area, the majority of the BOA is zoned R-1 Low-

Density Residential (238 acres, or 40%), followed by M-1 

Industrial (159 acres, or 26%).  

 

The R-1 district is intended to maintain residential areas of the 

City that are predominantly owner-occupied, single-family 

detached and attached units that may be part of a larger, more 

diverse high-density residential area. The zoning seeks to 

promote pedestrian scale streetscapes and the unique character 

of these areas while protecting against undesirable conversions 

and incompatible uses. Areas zoned as R-1 are primarily 

located in two concentrated areas of the BOA: west of Broad 

Street between the rail line and I-490 and north of Lyell 

Avenue between Dewey Avenue and State Street. 

 

The M-1 district is intended to maintain and grow 

employment opportunities in the form of traditional 

manufacturing uses, as well as alternative commercial 

enterprises, including retail, office space, and restaurants. The 

district also permits residential uses when accommodated in 

former industrial space and to promote live-work 

development scenarios.  

 

The southeast corner of the BOA is included within the CCD 

Center City Zoning District. The CCD was established to foster 

a 24-hour downtown that embraces a comprehensive range of 

uses. Design districts ensure new development is consistent 

with the historic and architectural character of the downtown 

core. The Study Area falls within the Riverfront Design 

District. As such, in addition to general zoning requirements, 

development in this area is required to conform to an 

Key Findings 

LAND USE REGULATIONS 

The M-1 Industrial district allows 

for a range of uses that may 

conflict with adjacent R-1 Low 

Density Residential 

neighborhoods. 

Existing zoning in the BOA 

allows for a full range of land 

uses. However, if the strategic 

vision for a particular parcel is 

not permitted under current 

zoning regulations, it should 

not be considered a barrier or 

obstacle to achieving the 

desired redevelopment 

scenario. 

The existing regulatory 

framework in place for the City 

of Rochester may be modified 

to achieve the vision and long-

term redevelopment 

objectives identified in the 

Nomination Study. 

Although design guidelines are 

in place for the Center City 

District, they should also be 

considered for key 

commercial and mixed use 

corridors, such as Lyell Avenue 

and Lake Avenue to improve 

the aesthetic condition of 

these heavily-traveled 

corridors. 
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additional series of design criteria associated with architecture, relationships to the street and 

surrounding buildings, signage, parking, site amenities and site design.  

 

Commercial districts, including C-1 Neighborhood Center, C-2 Community Center and C-3 Regional 

Destination Center districts are concentrated along the Lyell Avenue corridor and Lake Avenue north 

of Lyell Avenue. These districts represent different scales of commercial development and are located 

throughout the Study Area as appropriate based on community character and surrounding context. 

 

The BOA includes one Planned Development district, PD#2, located at the northeast corner of Lorimer 

Street and Plymouth Avenue. A Planned Development district indicates a defined area for unified 

development that may provide greater flexibility than permitted in other established zoning districts. 

The PD#2 zoning district corresponds to the Upstate Niagara Co-Op property, which is home to 

Upstate Farms’ dairy processing and distribution facility. 

 

Table 4: Existing Zoning Districts within the LYLAKS BOA 

Zoning District Total Area 

(Acres) 

% of Total 

Area 

Average 

Parcel 

Size 

Total 

Parcels 

R-1 Low Density Residential 239 40% 0.12 2,042 

M-1 Industrial 159 26% 0.66 241 

CCD Center City 85 14% 0.60 142 

C-2 Community Center 55 9% 0.31 178 

O-S Open Space 24 4% 1.10 22 

R-2 Medium Density 

Residential 

11 2% 0.14 82 

C-1 Neighborhood Center 9 2% 0.14 66 

C-3 Regional Destination 

Center 

14 2% 0.74 19 

R-3 High Density Residential 2 <1% 0.25 7 

PD#2 Planned Development 4 <1% 3.76 1 

Totals 602   2,800 

Source: City of Rochester  
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BROWNFIELDS (Map 5) 

During the Pre-Nomination phase a comprehensive 

inventory of potential brownfield sites was completed, 

resulting in a better understanding of existing parcels and 

environmental constraints. A Preliminary Site Assessment 

was completed for 161 sites, of which 14 were publicly 

owned and 147 sites were privately owned. 

 

Due to the expanded Study Area proposed for the LYLAKS 

BOA in the Nomination phase, 45 additional sites were 

identified for Preliminary Site Assessments and Pre-

Nomination findings were reviewed, confirmed and 

modified as needed to ensure all data and information was 

up-to-date and relevant to the current planning process. 

Forty-five additional parcels were identified during the 

Nomination phase for further evaluation. 

 

Methodology 

A principal goal of the New York State Brownfield 

Opportunity Area Program is to help communities address 

areas that have been negatively impacted by the presence, 

or perceived presence, of contamination. Although 

redevelopment of brownfield properties may be 

complicated, community-led revitalization plans can 

facilitate preparation of such sites for “shovel-ready” 

redevelopment by identifying steps towards remediation, 

marketing and recommending future uses that align with 

the community’s vision for the neighborhood. The active 

reuse of brownfields acknowledges the intrinsic 

relationship between environmental sustainability and 

economic prosperity. Brownfield redevelopment benefits 

both individual property owners and the surrounding 

community. Brownfield property developers are eligible 

for tax credits and other financial and technical assistance 

that help make these redevelopment projects financially 

feasible. The surrounding community benefits from 

brownfield site investigation, cleanup and further re-

investment opportunities.  

 

Key Findings  

BROWNFIELDS 

The LYLAKS BOA contains 206 

parcels that were determined to 

be “potential brownfield sites” or 

“City-Identified Sites of Concern,” 

accounting for 28% of the land 

area within the BOA. The intensive 

industrial and commercial land 

uses that have historically located 

within the BOA have resulted in a 

high probability for site 

contamination issues that linger 

today. 

The redevelopment of vacant 

brownfield sites such as the 

BeeBee Station site and the 

Orchard-Whitney site have the 

potential to act as economic 

catalysts for future industrial and 

commercial growth. 
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In an effort to better ascertain to what level of contamination may exist on properties within the Study 

Area, a Preliminary Site Assessment was conducted for parcels within the expanded Study Area 

boundary that were not examined during the Pre-Nomination phase of the project. Three New York 

State Department of Environmental Conservation Environmental Facility databases and one 

Environmental Protection Agency (EPA) Environmental Facility Database were reviewed to identify 

preliminary property conditions. 

 
 

A field review was subsequently conducted at each of the sites identified by the environmental 

facilities databases within the expanded Study Area during the week of December 19, 2011. During the 

field review, observations were noted as to the tenancy of the property (occupied vs. vacant), the 

presence or absence of structures, the composition of present structures, presence of storage tanks, 

process lines or other industrial equipment and any observable signs of environmental stress. 

 

Information obtained during the preliminary site assessments and field reviews were incorporated into 

a Geographic Information System (GIS) database program specifically designed for the LYLAKS BOA 

project. A comprehensive site profile form was created through the database for each site of 

environmental concern identified in the expanded Study Area during the Nomination phase. Each site 

profile form contains detailed information about each site of environmental concern, including site 

location, photographs of the site, year of building construction, description of the property, potential 

Brownfield sites are classified under one or more of the following 

databases: 

 

1. EPA Hazardous Waste Generator Database – This database lists parcels where entities 

on the parcel historically produced and/or currently produce hazardous waste.  

 

2. NYSDEC Environmental Remediation Site Database - This database include sites 

investigated by NYSDEC and are known to have contained or currently contain 

hazardous contamination.  

 

3. NYSDEC Bulk Storage Database - Petroleum Bulk Storage (PBS) and Chemical Bulk 

Storage (CBS) facilities are parcels that currently possess, or possessed in the past, 

aboveground and/or underground storage tanks for the purpose of storing chemical 

and petroleum products. As the potential for leakage exists with any Aboveground 

Storage Tank (AST) or Underground Storage Tank (UST), these sites are treated as 

potential brownfields.  

 

4. NYSDEC Spills Database - Spill sites are parcels where substances that pose a hazard to 

human and environmental health have spilled and have been recorded by NYSDEC.  
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contamination issues as identified through state/federal database research and other on-site 

observations. Site profile forms for all potential brownfields within the LYLAKS BOA are included in 

Appendix B. It is important to note, however, that some sites within the Study Area not identified 

through one of the four databases may contain some level of potential contamination, and that the 

property profiles contained in Appendix B are by no means exhaustive. 

 

The majority of the potential brownfield sites were determined to be of low to moderate environmental 

concern. Properties were identified as being of low environmental concern if the properties were the 

location of an isolated, remediated spill event, or if the property is a hazardous waste generator in good 

standing with no contamination issues, or a PBS/CBS facility possessing tanks that are operating 

within state or federal guidelines and requirements. These properties were also classified as “low to 

moderate environmental concern” due to the fact that in addition to the above-listed qualities, the 

properties are either isolated, residential in nature or an actively-operated business. 

 

Sites of high environmental concern have a historic presence of one or more commercial or industrial 

entities operating on the property. Many of these sites have extensive known or perceived 

contamination issues arising from the historic presence of industry on the property. Sites of high 

environmental concern may have been a large quantity hazardous waste generator, possess PBS or CBS 

tanks that are not in compliance with regulations, are active spill sites where contamination has not 

been fully addressed or are properties listed in the NYSDEC environmental remediation site database. 

While many of these sites possess known contamination issues, it may be necessary to conduct 

additional environmental site assessment (Phase I, Phase II, Phase III, etc.) work to ascertain the extent 

to which the property is contaminated.  

 

Of the 161 sites identified during the Pre-Nomination phase and the 45 sites identified during the 

Nomination phase, seven sites, totaling approximately 44 acres, were identified as possessing a history 

of known significant environmental contamination, and as such, were determined to be sites of high 

environmental concern. While these sites may be prime locations for targeted redevelopment within 

the BOA, the community will need to supplement the inventory and analysis of these sites by 

providing critical input in order to identify which of these seven sites are the “strategic sites” that could 

play a significant role in redevelopment activities within the BOA. Once these “strategic sites” are 

identified, funding for additional environmental investigations is available through the BOA program 

to help facilitate redevelopment within the LYLAKS BOA. The seven identified brownfield sites are 

described on the following pages and illustrated on Map 5.  
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1) 415 Orchard Street / 354 Whitney Street 

The “Orchard-Whitney” site is a 3.9 acre site located between Orchard Street and Whitney Street, south 

of Lyell Avenue, in the central portion of the Study Area. The property has been home to numerous 

industrial entities since 1900, including Northeast Electric, Delco-General Motors and Sykes 

Datatronics. The operations of these entities, including the presence of bulk storage tanks, electrical 

transformers, power production, coal storage and dry cleaning, has resulted in areas of contamination 

across the property. The property is a NYSDEC Environmental Remediation Site, listed as “Class A” in 

the Environmental Remediation Program, meaning that it is continually undergoing remediation. 

Today, one multiple-story brick building, approximately 371, 600 square feet in size, is located on the 

site. Other buildings that have existed on the 

site have either been demolished or 

destroyed during a 2003 fire. The site has 

been vacant and fenced off since the mid-

1990s.  

 

In 1999, the U.S. Environmental Protection 

Agency conducted a drum removal at the 

site, with over 15 drums of waste material 

removed. A Phase I Environmental Site 

Assessment (ESA) of the site performed by 

the City of Rochester in 2000 and a targeted 

Phase II ESA performed by NYSDEC in 2006 

found that the soil and groundwater on the 

site is contaminated by volatile and semi-volatile organic compounds (PAH’s) and heavy metals. 

PCB’s, asbestos-containing materials, petroleum products, lead based paints and flammable liquids 

were all historically used at the site and may still exist in unknown quantities in site soils, groundwater 

and/or building materials  

 

In 2005, the City of Rochester was awarded an Environmental Restoration Program grant to conduct a 

Remedial Investigation (RI), perform a Remedial Alternatives Analysis (RAR) and to adopt interim 

remedial measures for the site. Demolition of the remaining structure, 415 Orchard, will be completed 

in 2014. Additional site characterization and remedial measures for the remainder of the 415 Orchard 

property is anticipated in 2015. 

 

The Orchard-Whitney site is one of the largest vacant parcels in the BOA, strategically 

located along the Lyell Avenue commercial/industrial corridor. Because of extensive 

known contamination issues on-site, future redevelopment will likely be limited to 

commercial, industrial and recreational uses. 

 

Dilapidated buildings on the Orchard-Whitney Site 
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2) 935 West Broad Street 

935 West Broad Street is a 0.58 acre property located in the central portion of the Study Area, northwest 

of Sahlen’s Stadium. Between 1929 and 1994, the site served as a retail gasoline station and auto-body 

repair shop. The operation of the site as a gas station and auto repair facility resulted in petroleum 

product contamination in on-site soils and groundwater. The property is part of the EPA Brownfield 

Cleanup Program. The site is also a listed former 

Petroleum Bulk Storage facility, an EPA-listed 

former Hazardous Waste Generator and a 

registered Spill Site. Phase I and II ESA’s were 

completed for the site in 2005. The ESA’s found 

that in areas of the site where several large 

underground storage tanks were located, soils 

and groundwater have been contaminated with 

volatile and semi-volatile organic compounds.  

 

Other areas of concern included the southwest 

portion of the property, where underground 

hydraulic oil reservoirs once existed and the 

northeast/southeast portion of the property where gasoline pumping islands once existed. An 

“Analysis of Brownfield Clean-Up Alternatives” prepared by the City of Rochester Department of 

Environmental Quality in 2006 stated that remediation activities for the site would include a 

combination of removal of contaminated on-site soils combined with oxygen injection into remaining 

soils for the purpose of biodegrading remaining organic compounds. A 32-point oxygen-injection 

system was installed on-site in 2007.  In July 2012, site remediation activities concluded and the City 

received a “No Further Action” letter from the NYSDEC. Currently, the site is used for parking for 

season ticket holders at nearby Sahlen’s Stadium.  

 

935 West Broad Street is located across the street from Sahlen’s Stadium, one of 

Rochester’s premier destinations. While the stadium utilizes the property for season 

ticket holder parking, a higher, better use of the land could be achieved by using the 

site to more directly support the activities at the stadium.  

 
 

 

 

 

 

 

Parking lot at 935 West Broad Street 
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3)Former Kleen Brite Property 

The former Kleen Brite Laboratories facility is located on a 4 acre parcel at 601 Oak Street, south of Lyell 

Avenue, in the center of the Study Area. The property was historically used for the manufacturing of 

household cleaning products, including soaps and detergents until 2001. Since then, the 41,000 square 

foot building has sat vacant, with the 

parking areas used for tractor trailer 

container storage by a nearby business. 

The site sits one block north of Sahlen’s 

Stadium and is located along the City’s 

former subway line. The property was 

considered at one time by the 

Rochester Rhinos Soccer Club for extra 

parking for events at Sahlen’s Stadium.  

 

 

 

 

The Former Kleen Brite property is located close to Sahlen’s Stadium. Due to its 

strategic location, the Former Kleen Brite property might be suited for future mixed use 

development. Uses supported by the operation of the stadium, as well as commercial 

or industrial uses taking advantage of the proximity of the site to Lyell Avenue and 

Route 490 may be attractive options for the site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial view of former Kleen Brite property  
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4) Former Raeco Products Site 

The former Raeco Products site is located on a 3 acre parcel at 24 Spencer Street in the northeastern 

portion of the Study Area. The property is located between the Volunteers of America Human Services 

complex and the Genesee River gorge. From the 1930s up until 1987, the property was owned and 

operated by John H. Rae, Inc. (Raeco) as a bulk storage, 

blending, packaging and distribution facility for 

chemicals and petroleum products, resulting in 

extensive site contamination. Since 1995, the property 

has been used for the storage and repair of construction 

vehicles and equipment.  

 

In 1997, 553 drums and 5-gallon pails were removed 

from the property by the Environmental Protection 

Agency. NYSDEC conducted a Preliminary Site 

Investigation (PSI) on the property in 2001 to determine 

the potential nature and extent of on-site contamination 

at the Raeco property. The PSI determined that volatile organic compounds, semi-volatile organic 

compounds and metals were present in excessive concentrations within the soil on the property. The 

PSI also found that groundwater and surface water was contaminated with various types of volatile 

organic compounds and metals (aluminum, barium, lead and iron).  

NYSDEC completed its Remedial Investigation and Feasibility Study for the site in 2009, with a Record 

of Decision (ROD) signed in 2010. The ROD specifies that the contamination issues on the property 

need to be remedied through removal or capping of contaminated soils on the property, the installation 

of a soil vapor extraction system and the installation of a vapor mitigation system. Further, the ROD 

prohibits consumption of groundwater by humans, gardening and farming activities and limits the 

potential future land use of the site to commercial and/or industrial. The proposed remedial design 

and remedial components outlined in the 2010 ROD are currently being implemented, with remedial 

activity slated for completion in 2012.  

 

The primary asset of the property is its location on top of a scenic bluff along the 

Genesee River gorge and its corresponding views of the City of Rochester skyline. 

Riverfront property with scenic views could be a significant asset in the overall 

redevelopment of the LYLAKS BOA, although site redevelopment is limited to 

commercial or industrial use.  

 

Former Raeco Property on Spencer Street 
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5) Former Rochester Gas & Electric BeeBee Station 

The BeeBee Station was a power generating plant owned and operated by Rochester Gas & Electric, 

located along the Genesee River in the easternmost portion of the Study Area. The 90,000 square foot 

station is located on a 13-acre property 

that runs between Mill Street and the 

Genesee River. Since its closing in 1999, 

the site has been primarily vacant. The site 

is both a listed NYSDEC Remediation Site 

and a listed EPA Small Quantity 

Hazardous Waste Generator.  

Constructed in the 1940s, Rochester Gas & 

Electric used the BeeBee Station to burn 

coal for the creation of electric power for 

the City of Rochester. Prior to 1940, 

portions of the site were used by Rochester Gas & Electric for the West Station Manufactured Gas Plant. 

Interim Remedial Measures were performed on the site between 1994 and 1997, which included the 

removal of a 20-foot layer of coal tar that existed below ground. Residual contaminated soils were 

buried on-site and capped with an 8-foot layer of clean soil. A Remedial Investigation/Feasibility Study 

Work Plan was completed for the site in 2008. Beyond existing coal tar contamination, the Remedial 

Investigation found that the soils and sub-surface groundwater has been impacted by dense non-

aqueous phase liquids (DNAPL), polycyclic aromatic hydrocarbons (PAH’s), volatile organic 

compounds and semi-volatile organic compounds. DNAPL were also observed to have leached from 

the site into the sediments of the Genesee River bottom.  

 

In December of 2013 the City received an application to demolish and remediate the Rochester 

Gas and Electric BeeBee Station Main Plant.  The scope of work includes complete structure 

decontamination (asbestos, lead based paint, etc.) and demolition of the multi-story BeeBee 

Station Main Plant, Station No. 3 office building, various sheds and small outbuildings -- 

approximately 330,000 square feet in total. Additional proposed tasks include shale rock cliff 

stabilization, removal of above and below ground utilities no longer required for site operations, 

maintenance and security and selective site restoration to a vegetated state. No redevelopment is 

proposed.  

 

 The building sits adjacent to the revitalized High Falls District and the well-preserved 

Teoronto Block Historic District, making the site desirable for development. The 

property’s location along the Genesee River affords unique and scenic views up river 

of High Falls. 

 

Rochester Gas & Electric’s BeeBee Station from Mill Street 
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6) Eastman Kodak Headquarters 

Since 1892, Eastman Kodak has been one of the most influential businesses in the Rochester area and an 

innovator in the fields of photography and technology. The Eastman Kodak Administrative Offices at 

343 State Street account for approximately 

16 acres of the Study Area. The complex 

includes a number of buildings used for 

administrative office space, production of 

photography equipment, photography 

chemicals and electronics. The 360-foot tall 

Kodak Tower, a Rochester landmark, is also 

located on the property, and primarily 

houses administrative offices.  

The property contains nine large, active 

aboveground petroleum bulk storage tanks 

associated with the production of Kodak 

products on-site. The Kodak site has been 

used for decades for heavy industrial 

purposes, utilizing many different types of chemicals for processes supporting Kodak’s main business 

of photography. As the campus is still in active use today, the extent of potential contamination is 

relatively unknown.  

 

Due to changes to Kodak’s business model, parts of the Kodak campus remain vacant 

or underutilized. With the increasing amount of vacant space coupled with 

infrastructure already in place, the Kodak campus is an ideal location to target future 

redevelopment activities within the LYLAKS BOA. Currently, Monroe Community 

College is committed to leasing space on the Kodak campus, which would bring 

increased activity to the State Street corridor / High Falls District. 

 
 

 

 

 

 

 

 

 

Kodak Headquarters on State Street 
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7) Volunteers of America  

The Volunteers of America – Rochester Post owns and operates the 65,000 square-foot Human Services 

Complex at 214 Lake Avenue, in the northeastern portion of the Study Area. Constructed in 1998, the 

Human Services Complex offers a variety of programs for residents within the LYLAKS BOA, 

including children’s literacy programs, child care, drug/alcohol recovery support, food bank, 

clothing/housewares outlet and homelessness intervention.  

 

The Volunteers of America also own a 2 acre property 

adjacent to the Human Services Complex that is listed as a 

NYSDEC Remediation Site, under the Brownfield Cleanup 

Program. The site was historically used for coal storage and 

as a landfill, including the deposition of approximately 

10,000 gallons of coal tar by Rochester Gas & Electric. Phase 

I and Phase II Environmental Site Assessments were 

completed for the site in 1997 and VOA entered the 

Brownfield Cleanup Program in 2005. Suspected on-site 

contaminants identified in the Environmental Site 

Assessments include coal tar, Polycyclic Aromatic 

Hydrocarbons (PAH’s), Poly-Chlorinated Biphenyls (PCB’s), pesticides, metals, chlorinated solvents 

and petroleum products. A Remedial Investigation work plan was approved by NYSDEC in 2007 to 

determine the nature and extent of contamination on the property. The Remedial Investigation was 

completed in 2012 and the Alternative Analysis Report is currently being prepared for commercial 

redevelopment. 

The VOA site is located adjacent to the former Raeco property and VOA Human 

Services Complex. This vacant site is owned by the VOA and is expected to undergo 

redevelopment in the near future. Because the low to moderate levels of impacted 

historic fill soils allow for feasible remediation under the New York State Brownfield 

Cleanup Program, any potential future redevelopment of the site would qualify for the 

New York State Brownfield Tax Credit. 

 

 

 

 

 

 

 NYSDEC Remediation Site - Volunteers of America 

Property 
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SIGNIFICANT BROWNFIELD SITES  
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VACANT & UNDERUTILIZED PROPERTY (Map 6) 

Vacant Properties 

A total of 375 vacant parcels are located within the 

LYLAKS BOA. Vacant parcels account for 71 acres of 

land within the Study Area, comprising approximately 

12% of parcel land area within the BOA. Most vacant 

parcels consist of former residential properties 

abandoned by their owners over time. Of the 375 vacant 

parcels in the Study Area, 112 parcels were formerly 

commercial (35 acres) and 263 parcels were formerly 

residential (21 acres). Vacant and underutilized parcels 

in the LYLAKS BOA are illustrated on Map 6. 

 

The City of Rochester assumed ownership over many of 

the vacant properties within the Study Area, while 

others remain under private ownership. The City of 

Rochester is the largest single land owner of vacant 

parcels within the Study Area. The City currently owns 

a total of 222 vacant parcels, accounting for 4% of total 

land area within the BOA (25 acres).  

 

The largest concentrations of vacant parcels can be 

found in the JOSANA and Dutchtown neighborhoods 

south of Lyell Avenue. Between Hague Street in the 

western portion of the Study Area and Broad Street in 

the eastern portion of the Study Area, the JOSANA and 

Dutchtown neighborhoods account for more than half of 

Key Findings 

VACANT & UNDERUTILIZED 

PROPERTIES 

The majority of LYLAKS’ vacant 

parcels are zoned residential 

and concentrated in the 

Dutchtown and JOSANA 

neighborhoods. In these 

residential areas, opportunities 

exist for infill residential 

development and/or the 

creation of pocket green 

spaces and community 

gardens.  

 

Approximately 15% of the 

vacant and underutilized land in 

the Study Area is publicly-

owned. The presence of 

publicly-owned vacant parcels 

may help expedite 

redevelopment initiatives. With 

the majority of vacant and 

underutilized land under private 

control, cooperation from 

landowners is essential.  

Large vacant and underutilized 

parcels include the former 

BeeBee Station, the Orchard-

Whitney Site, the former Kleen 

Brite property and the Raeco 

Site. As many of these properties 

are also potential brownfields, 

redevelopment may be 

complicated by the need for 

environmental studies and 

remediation activities. 

Vacant properties like this parcel on St. James Street mar the landscape 

of the BOA 
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the vacant parcels in LYLAKS. With 1,451 parcels in these neighborhoods, the vacancy rate 

between Hague Street and Broad Street is approximately 14%, higher than the City’s 10.4% 

average. While not as prevalent, a number of vacant parcels are also found along the Study Area’s 

commercial and industrial corridors. 

 

Underutilized Properties 

As with vacant parcels, the opportunity for the redevelopment of an underutilized parcel is greater 

than with an active, intensely-used property. An “underutilized” property was determined to have 

one or more of the following characteristics: 

• Building is vacant 

• Is improved, but with no active uses 

• Is improved, but not functioning to the highest and best use 

• Is partially developed/utilized  

 

A total of 189 underutilized parcels are located within the Study Area, accounting for a total of 96 

acres of land. Underutilized properties comprise approximately 16% of total land area within the 

BOA.  

 

A comparison of vacant and underutilized parcels and their relationship to the rest of the Study 

Area is illustrated below in Table 5. Approximately 24% of the land area in the LYLAKS BOA 

presently operates with less than optimal activity or no activity at all. The amount of vacant and 

underutilized parcels, coupled with the concentration of vacant and underutilized parcels 

throughout the Study Area helps to provide a level of insight into areas where targeted 

redevelopment initiatives can be focused. 

Table 5: LYLAKS Study Area Vacant & Underutilized Parcels 

 Private 
Ownership 

Public 
Ownership 

Total 
Parcels 

Total 
Acres 

% of 
BOA 
Area 

 Parcels Acres Parcels Acres    

Vacant Land 153 46.0 222 25.1 375 71.1 11.8% 

Underutilized 
Land 

186 94.3 3 1.3 189 95.6 12.4% 

Total 339 140.3 225 26.4 564 166.7 24.2% 
Source: City of Rochester Assessment Data (2010)  

 

The majority of the parcels identified as “underutilized” are located along the Genesee River and 

the commercial and industrial corridors within the Study Area, predominantly along Lyell 

Avenue, Lake Avenue, State Street and Broad Street. Along these corridors, parcels that were once 
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bustling industrial employment centers 

have been replaced by entities that no 

longer use the building or property to 

the extent historically used. 

A number of large former commercial 

and industrial parcels are located 

throughout the Study Area, including 

the former RG&E BeeBee Station, the 

former Kleen Brite property and the 

Orchard-Whitney site. Described in 

detail in the previous “Sites of 

Environmental Concern” section of the 

Nomination Study, these sites present 

some of the greatest opportunities for 

adaptive reuse within the LYLAKS 

Study Area. The large former industrial 

sites are in close proximity to Interstate 490 and the New York State Thruway, making them 

attractive to entities requiring access to high-capacity transportation infrastructure. 

Redevelopment focused on vacant or underutilized brownfield parcels also help to transform 

contaminated eyesore properties into vibrant commercial and industrial centers that create jobs for 

the residents of the BOA, create tax revenue for the City of Rochester and bring people back to the 

LYLAKS Study Area to live, work and shop. 

 

A notable concentration of underutilized parcels is also found along Broad Street, across from 

Sahlen’s Stadium. These unoccupied or under-occupied residential parcels are in stark contrast 

with the massive soccer stadium, parking lots and administrative office buildings located across 

Broad Street. Existing community planning documents, such as the “JOSANA Neighborhood 

Revitalization Strategy,” call for the clustering of mixed uses along Broad Street to not only create 

better integration of the stadium into the fabric of the community, but to also provide places to 

shop and recreate with the stadium as a focal point. 

 

 

 

 

 

 

 

 

 

Underutilized parcels around Sahlen’s Stadium do not benefit from the 

professional sports complex’s location in the northwestern portion of 

the City of Rochester 
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STRATEGIC SITES (Map 7) 

The LYLAKS Study Area has three primary strategies sites 

important for the area’s revitalization, as identified by members 

of the Steering Committee with additional public input 

provided at the February Design Workshop. Spread out over 

several parcels, these three strategic sites are: the Orchard-

Whitney site, the Tent City property and riverfront properties. 

The three strategic sites, as depicted on Map 7, covering 28 acres 

that, either separately or in tandem with other sites, have the 

highest potential to act as catalysts for renewal and investment 

with the Study Area. The environmental background of these 

sites has been discussed in greater detail in the previous section, 

“Sites of Environmental Concern.” Therefore, only a brief 

summary of the strategic importance and ownership of these 

sites will be described below. 

 

1. 1037 Jay Street: This large, vacant parcel is well-located for 

industrial use thanks to its proximity to the CSX rails, I-490 

and other large, active industrial businesses.  

 

2. Campbell Street Community Center: The Campbell Street 

Community Center is currently underutilized by the 

community due to its lack of connectivity to the surrounding 

neighborhood and its lack of relevant programming. With 

accessibility and programming improvements, the 

Community Center could have a greater impact on the 

surrounding community.  

 

3. Orchard/Riley Park Block: This block contains two 

industrial, underutilized buildings and parking lots that, if 

appropriately redeveloped, could have a transformative effect 

on LYLAKS. Located adjacent to the planned Rails to Trails, 

the Orchard-Whitney site and Sahlen’s Stadium, this site has 

the potential for increased visitorship and value. 

 

4. Orchard-Whitney Site: The Orchard-Whitney site, located on 

Lyell Avenue between Orchard and Whitney Streets, is the 

epicenter of the Study Area. Since 1900, this 4-acre site has 

been used for industrial purposes and contains areas of 

extensive contamination. Several factory buildings have 

occupied the site over time, but it has been vacant and fenced 

Key Findings 

STRATEGIC SITES 

The private ownership of the 

majority of parcels within 

the three strategic sites will 

require close coordination 

and a detailed land 

assembly strategy to 

facilitate redevelopment.  

Some publicly-owned 

parcels within the Study 

Area are viable economic 

engines that could help to 

stimulate future 

development opportunities. 

Examples of these successful 

publicly-owned properties 

include Sahlen’s Stadium 

and Frontier Field. 

The environmental status of 

many of the vacant parcels 

within the BOA is unknown, 

yet these sites are also a 

significant opportunity for 

new investment within 

LYLAKS.  

The concentration of 

vacant and underutilized 

parcels along the riverfront 

and around the Orchard-

Whitney site provides a 

unique opportunity for 

large-scale, transformative 

revitalization projects. 
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off since the mid-1990s, with one, soon to be demolished building remaining. The Orchard-Whitney 

site is particularly strategic for the revitalization of LYLAKS not only because of its central location, 

but also because of the considerable amount of vacant or underutilized parcels that comprise the 

site. Extending south to Riley Park and east to Oak Street there are an additional 15 acres of vacant 

or underutilized parcels that could be incorporated into large-scale, transformative redevelopment 

projects centered around the Orchard-Whitney site.  

 

5. Former Tent City Building: The Tent City building is located at the northwestern corner of Lyell 

Avenue and Dewey Avenue in the north-central portion of the Study Area. The building was 

constructed in 1890 as a warehouse, most recently used for that purpose by the Tent City Company. 

The 1-acre property is currently vacant and for sale by Winn Development. Tent City’s good 

structural condition and convenient location along major roadways makes it one of the few 

“shovel-ready” projects in LYLAKS. The successful redevelopment of Tent City could act as a 

catalyst to spur on other private-sector investments along the Lyell Avenue commercial corridor.  

 

6. Former BeeBee Station: The LYLAKS BOA waterfront consists of 23 acres along the western bank 

of the Genesee River, providing views of the downtown and the River’s unique rock-faced gorges. 

The LYLAKS waterfront corridor has the potential to become an economic catalyst for the LYLAKS 

area as a destination for entertainment and recreation due to its prime location and development 

potential of various vacant parcels and buildings suited for adaptive reuse. The waterfront’s most 

prominent site for revitalization potential is the 13-acre BeeBee Station site. The BeeBee Station site 

has the potential to be an attraction and economic catalyst for the Genesee River Gorge. Due to the 

area’s historic participation in the manufacturing industry, much of the waterfront is comprised of 

vacant, underutilized and contaminated sites.  

 

7. 18 Ambrose Street: The former 3.4 acre Raeco Products site has undergone environmental 

remediation through the Brownfield Cleanup Program and will provide potential developers with 

tax credits. From the 1930s through 1987, the Site was owned and operated by John H. Rae, Inc.  

(Raeco) as a bulk storage, blending, packaging and distribution facility for chemicals and  

petroleum products. Poor practices over the years resulted in extensive site contamination. The site 

is well-located for industrial use thanks to its proximity to other large, active industrial businesses 

and major roadways. This site, located next to the former rail corridor, could increase in value and 

potential uses if the proposed El Camino Trail Extension is implemented.  
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LAND OWNERSHIP PATTERNS (Map 8) 

An inventory of land ownership within the Study Area provides an 

accurate accounting of publicly-owned parcels within the 

LYLAKS BOA. While some publicly-owned parcels include 

parks, schools and housing complexes, publicly-owned parcels 

also include vacant and underutilized properties where the City 

of Rochester or another public entity has assumed ownership. 

Oftentimes, future redevelopment projects are more easily 

accomplished when vacant, publicly-owned parcels are used.  

 

Although the Study Area contains a large number of publicly-

owned parcels, it also contains a rich and diverse stock of 

private residential, commercial and industrial properties that 

make up the unique fabric of the LYLAKS BOA. Input from 

private-property owners within the Study Area will be integral 

in shaping the vision for the future of LYLAKS. This vision will 

also help to guide municipal entities in their path to redevelop 

the publicly-owned vacant and blighted properties.  

Currently, there are approximately 391 publicly-owned and 

2,409 privately-owned parcels in the Study Area. At a total area 

of 107 acres, publicly-owned parcels account for 18% of total 

parcel area within the Study Area. Six public entities own land 

within the Study Area. Table 6 on the following page depicts the 

land ownership by public entity. The remaining 82% of land 

area (2,409 parcels) within the Study Area is privately-owned. 

Map 8 depicts public property ownership within the LYLAKS 

BOA. 

The majority of the publicly-owned land within the BOA is 

owned by the City of Rochester, and is comprised mainly of vacant 

parcels taken over by the City. Monroe County is the second largest 

public land owner in the Study Area, owning the 12.3-acre Frontier 

Field parcel in the southeastern portion of the BOA.

Key Findings  

OWNERSHIP 

Privately-owned parcels 

make up eighty-two 

percent of the land area 

within the BOA. Private 

property owners with large 

land holdings in the BOA 

include Kodak and 

Rochester Gas & Electric. 

Larger landholding by 

private entities makes it 

more difficult to conform 

revitalization objectives to 

the vision of the BOA. 

Proactive engagement of 

these private property 

owners will be required to 

overcome these 

obstacles. 

There are 391 publicly-

owned parcels within the 

LYLAKS BOA. With an 

average parcel size of 

0.27 acres, most publicly-

owned parcels are vacant 

residential properties 

interspersed throughout 

the BOA. The abundance 

of vacant, publicly-owned 

parcels within the Study 

Area provides strategic 

opportunities for 

redevelopment and land 

assembly. 
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Table 6: Public Property Ownership within the LYLAKS BOA 

Public Entity No. of Parcels Acreage 

City of Rochester 374 83.6 

Monroe County 1 12.3 

City of Rochester School District 3 6.8 

Rochester Housing Authority 10 2.7 

Rochester Pure Waters 2 1.5 

Rochester Urban Renewal 

Agency 

1 .07 

Total 391 107 

 Source: City of Rochester Assessment Data (2010)  
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PARKS & OPEN SPACE RESOURCES (Map 9) 

The LYLAKS BOA benefits from a variety of park, open space 

and recreational assets ranging from small neighborhood 

playgrounds and public squares to community centers and 

regional sports stadiums. Many of these resources, however, are 

isolated and fragmented from one another. 

 

Map 9 identifies the locations of various parks, trails, open 

spaces, and recreational resources within and immediately 

adjacent to the LYLAKS BOA. Parks, sports facilities and formal 

open space areas total 56 of the Study Area’s 602 acres. 

 

Parks and Open Space 

Municipally recognized parks and open spaces within the BOA 

include: Jones Square, Brown Square and J.R. Wilson Park.  

 

Jones Square Park covers 6 acres in the Edgerton neighborhood 

and has historical significance as a marching ground for Civil 

War soldiers and because it was later redesigned by Frederick 

Law Olmsted. Today, the passive park offers a peaceful retreat 

for the neighborhood with paths, shade trees and benches. There 

are no formal playground amenities within the park. The park is 

flanked by residences. 

 

Brown Square Park is located adjacent to the Kodak complex and 

was originally designed by the famous firm associated with 

Frederick Law Olmsted. Similar to Jones Park, Brown Square is a 

passive park with rolling green space, paths, and a building that 

can accommodate group functions. There are no playground 

amenities or picnic facilities in the park. 

 

J.R. Wilson Park is located in the northwest portion of the Study 

Area on Burrows Street. The park includes a large, level grass 

area for impromptu recreation, as well as outdoor basketball 

courts, sports fields and a small playground. The swings and 

playground equipment are fairly small and in average condition. 

Tucked within a large residential area, this park is widely used 

by surrounding residents, and would benefit greatly from 

updates to facilities and equipment.  

Key Findings  

PARKS & OPEN SPACE 

Although there are a 

number of parks and 

recreation facilities within 

the BOA, they are not 

sufficiently programmed to 

meet all of the needs of 

residents. 

 

Playground facilities for 

casual use by neighborhood 

children are lacking in the 

BOA. Existing facilities are 

either outdated or not 

readily accessible (i.e. on 

school property and 

landlocked). 

 

The regional sports facilities, 

while key destinations and 

draws, lack a recognizable 

connection and have 

resulted in no associated 

spin-off development.  These 

facilities also provide no 

direct recreational benefit to 

residents of the BOA. 

J.R. Wilson Park  
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In addition to formal parks designated and maintained by the City, a number of other sites within the 

Study Area offer recreation amenities, including the three school sites and the Campbell Street 

Community Center. However, it is not clear that playground equipment and other recreation facilities 

on the school grounds are readily available for use by community members. A number of these sites 

appeared to be fenced, with the means of access unknown. The Verona Street Playground is located at 

the corner of Smith Street and Verona Street in the southeastern portion of the BOA. The playground 

sits opposite the public John Williams School No. 5. The playground contains a large jungle gym, 

softball diamond and paved basketball court, all connected by a simple network of paved walking 

paths. The playground is heavily used by the children of School No. 5 and the general public. 

 

The LYLAKS Study Area has nearby access to an extensive trail system. The Genesee Riverway Trail 

runs north from High Falls into the Study Area before traversing the Smith Street Bridge to the east 

side of the River and the El Camino Trail.   

 

Community Centers 

The Campbell Street Community Center is located in the southwest corner of the Study Area on the 

north side of Campbell Street between Ames and Colvin Streets. The Community Center is open in the 

afternoon and early evenings Monday through Saturday and is run by the City’s Department of 

Recreation and Youth Services. A full range of activities is offered for area youth between the ages of 6 

and 19, including various sports leagues, a game room, homework assistance, computer room, café, 

arts and crafts, cooking classes and various technology programs. Special programs and events are also 

scheduled throughout the school year. The main facility is a multi-use building, with green space, 

outdoor fields and a small playground set that appears to be in a deteriorating condition. 

 

Immediately adjacent to the northern boundary of the Study Area is Edgerton Park and Community 

Center. Although just outside the BOA boundaries, this site provides facilities and programs that are 

used by residents of the BOA. The Community Center offers programs similar to those afforded at 

Campbell Street and has expanded outdoor facilities, including a spray park, basketball court, bocce 

court, playground, tennis courts and football/soccer fields. 

 

Regional Sports Facilities 

Two regionally important sports stadiums also lie within the BOA boundary, approximately 4 blocks 

from one another. Frontier Field was constructed in 1996 between Platt Street and the Inner Loop, west 

of Plymouth Avenue. Frontier Field has a seating capacity of approximately 12,000, and is used 

primarily as the home of the Rochester Red Wings Minor League Baseball team. Sahlen’s Stadium was 

constructed in 2006 at the intersection of Broad and Smith Streets. Sahlen’s Stadium has a seating 

capacity of approximately 15,000, and is used primarily for professional soccer and lacrosse. While 

these facilities are major attractions within the Study Area, they provide no direct local recreational 

benefit to the surrounding community. 
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INVENTORY OF KEY BUILDINGS (Map 10) 

The LYLAKS BOA possesses a number of significant active and 

vacant buildings within its boundaries. In the past, these 

buildings had served as some of the main employment centers 

in the City of Rochester. The inventory of key buildings is based 

on the Pre-Nomination Study’s identification of structures with 

significant environmental value. From there, structures of 

significant size, importance and economic development value 

within the expanded BOA boundary were identified as key 

buildings. Properties included for their significant value for 

economic development potential are the Eastman Kodak 

Headquarters and BeeBee Station. Properties known to be 

existing economic drivers, such as Frontier Field and Sahlen’s 

Stadium were included to provide an additional layer of 

properties that are considered critical to the revitalization of the 

LYLAKS Study Area. Map 10 depicts each of the key buildings 

inventoried below. 

 

Eastman Kodak Headquarters 

The Kodak campus at 343 State Street accounts for 

approximately 16 acres within the BOA. The complex includes a 

number of industrial buildings used for the production of 

photography equipment, photography chemicals and electronics. 

Kodak Tower, a 360-foot tall skyscraper at the heart of the Kodak 

campus, is a Rochester landmark, visible from points across the 

City. The iconic Kodak Tower was built in 1916, and with a total of 

16 floors, was the tallest building in Rochester. The tower was 

expanded in 1930 to 19 floors. Monroe County purchased a portion 

of the Eastman Kodak building in 2013 to be the new downtown 

campus for Monroe Community College. The College hopes to 

occupy by the new campus by 2017.   

 

Frontier Field 

Frontier Field was constructed in 1996 at a cost of nearly $35 million 

and is home to the Rochester Red Wings. The stadium seats 

approximately 12,000 spectators for baseball games and concerts 

held between March and October each year.  

 

Key Findings  

BUILDINGS 

Many key buildings, 

including the Eastman 

Kodak Headquarters, 

contain a large amount 

of underutilized space. 

These underutilized 

spaces provide “shovel-

ready” opportunities for 

future redevelopment 

within existing key 

buildings. 

The Eastman Kodak 

Headquarters offers a 

number of opportunities 

for adaptive reuse within 

the LYLAKS BOA. Recent 

initiatives, including the 

proposed relocation of 

the Monroe Community 

College Damon City 

Campus, have begun to 

capitalize on available 

space and infrastructure 

within the campus. 

 

The BeeBee Station site, 

slated for demolition, is 

strategically located 

along the Genesee 

Riverfront. The site offers a 

number of opportunities 

for waterfront mixed use 

and open space 

development. 
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Sahlen’s Stadium 

Sahlen’s Stadium sits three blocks northwest of Frontier Field along Oak Street in the east-central 

portion of the Study Area. Sahlen’s Stadium was completed in 2006 at a cost of $35 million and holds 

approximately 15,000 spectators. The stadium is primarily used for professional soccer and lacrosse, 

serving as the home of the Western New York Flash of the Women’s Professional Soccer League, the 

Rochester Rhinos of Men’s Minor League Soccer, and the Rochester Rattlers of Major League Lacrosse.  

 

Former BeeBee Power Station 

BeeBee Station was a power generating plant owned and operated by Rochester Gas & Electric, located 

along the Genesee River in the easternmost portion of the Study Area. The 90,000 square foot station 

was constructed in the 1940s, burning coal to create electric power for the City of Rochester. Iberdrola, 

the company that purchased RG&E in 2008, submitted a proposal to the City in 2013 to demolish the 

existing buildings.   

 

Former Tent City Outlet  

The former Tent City building is located at the northwestern corner of Lyell Avenue and Dewey 

Avenue in the north-central portion of the Study Area. The building was constructed in 1890 as a 

warehouse, most recently used for that purpose by the Tent City Company. The property is currently 

vacant and for sale by Winn Development. 

 

Former AC-Delco Plant (Orchard-Whitney Site) 

The Orchard-Whitney site is located south of Lyell Avenue, between Orchard Street and Whitney 

Street, in the central portion of the Study Area. The site had been historically used for industrial 

purposes since 1915. Between 1915 and 1967, the site was occupied by Northeast Electric Company, 

Sykes Datatronics and DELCO Appliance. These companies utilized the buildings on site for 

production of electrical equipment, heat treating, metal plating and coal/petroleum fuel storage. 

Between 1971 and 1994, the site was used by a variety of industrial entities, including die printers, 

plastic manufacturers and warehousing. The buildings on site have been vacant since the mid-1990s, 

and a fire coupled with City-sponsored demolition activities have reduced the footprint of the original 

buildings significantly.  

 

Volunteers of America – Human Services Complex 

The Volunteers of America – Rochester Post own and operate a 65,000 square-foot Human Services 

Complex on a 3-acre site at 214 Lake Avenue, in the northeastern portion of the Study Area. 

Constructed in 1998, the Human Services Complex offers a variety of programs for residents within the 

LYLAKS BOA, including children’s literacy programs, child care, drug/alcohol recovery support, food 

bank and homelessness intervention. The flagship VOA resale store, which offers clothing and 

housewares to needy families, is also located at the Human Services Complex.  
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Pallet Express Corporation 

Pallett Express Corporation maintains its 67,000 square foot pallet production facility at 1069 Lyell 

Avenue, in the western portion of the Study Area. The building is over 50 years old, and is composed 

of brick masonry. The building is one of several large industrial buildings in the western portion of the 

Study Area. 

 

Rochester Steel & Surplus 

Rochester Steel Surplus, a subsidiary of Klein Steel, is located at 1029 Lyell Avenue in the western 

portion of the Study Area. Rochester Steel & Surplus has been an active business within the Study Area 

since 1970. The 45,000 square foot building is utilized for retail and wholesale metal sales, and is one of 

several successful businesses within the LYLAKS BOA. 

 

Lyell Business Center 

Located at 961 Lyell Avenue, the Lyell Business Center is comprised of 15 buildings containing a total 

of approximately 300,000 square feet of office, retail commercial and industrial space. Existing tenants 

include Welch Machine, Inc., Aaron’s Home Appliance Rentals and a boxing studio. 

 

Emerson Express Company 

Emerson Express Company is located at 545 Lyell Avenue, in the western portion of the Study Area. 

Emerson Oil’s warehouse is approximately 16,000 square feet in size, and houses automotive 

accessories, oils, lubricants and other petroleum products for some of the world’s largest oil companies, 

including Castrol, Shell and BP. 

Turner Bellows, Inc. 

Turner Bellows, Inc. is located at 526 Child Street in the center of the Study Area. The 121,000 square 

foot plant is used primarily for specialized non-metallic die cutting, packaging and assembly and 

fabrication of mechanical and electro-mechanical components.  

 

Former Kleen Brite Property 

Located at 601 Oak Street, the former Kleen Brite Laboratories facility was used for the manufacturing 

of household cleaning products until 2001. Since then, the 41,000 square foot building has sat vacant. 

The site sits one block north of Sahlen’s Stadium and is located along the City’s former subway line. 

 

Di Paolo Baking Company 

The Di Paolo Baking Company is located at 598 Plymouth Avenue North, in the eastern portion of the 

Study Area. Di Paolo has been an active local business since its founding in 1910. The company moved 

its facilities to Plymouth Avenue in 1920. The original bakery was razed in 1950, and replaced with the 

25,000 square foot building that exists today. The bakery continues to produce bread, rolls, bagels and 

other baked goods today. 
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Bona Via Foods 

The 38,000 square foot Bona Via Foods facility is located at 10 White Street in the northeastern portion 

of the Study Area. Bona Via Foods is operated by Goglanian Bakeries, Inc., an internationally-known 

industrial baking company based in California that produces pizza dough, crust, breadsticks, pitas and 

flat bread. 

 

Former City Incinerator 

The former City of Rochester Incinerator is located just north of BeeBee station along the Genesee 

River, in the easternmost portion of the Study Area. The 10,000 square foot incinerator building has 

been abandoned for some time. The plant also contains a large iconic smoke stack that can be seen from 

the nearby Smith Street Bridge over the Genesee River, as well as various other points around the High 

Falls District. The incinerator is in a severe state of disrepair, and would require substantial 

rehabilitation and contamination abatement to be a reusable building. 

 

Lou Fico’s Repair and Refinish Collision 

Lou Fico’s Repair and Refinish Collision is located at 435 State Street in the eastern portion of the Study 

Area. The 37,000 square foot building is used primarily for automotive repair, refinishing and 

customizing. Fico’s is currently on the same block as other automobile repair businesses, including 

Tires R Us and Michael’s Auto Tech Center. 

 

John Williams School #5 

John Williams School #5 is located at 555 Plymouth Avenue North, in the eastern portion of the Study 

Area. The three story brick building has a footprint of nearly an acre and is nestled in Rochester’s 

historic Brown Square neighborhood. School #5 contains Pre-Kindergarten through 6th grades, and 

serves children in the City’s Northwest Quadrant.  

 Teoronto-Smith Block Historic District  

The Teoronto-Smith Block Historic District is the only National Register of Historic Places designated 

site within LYLAKS. It is approximately one acre in size and consists of ten historic brick buildings that 

date back to the 1840s. The buildings within the Teoronto-Smith Block Historic District are well-

preserved representations of the commercial and industrial structures that existed along the western 

banks of the Genesee River in the middle of the 19th century. Today, the buildings of the Teoronto-

Smith Block Historic District are primarily vacant, although some mixed use commercial and 

residential development is underway in the buildings along State Street.  

 

Evangelchiesa Christiana Evangelica Church 

This locally designated landmark property remains in active use as the Christ Temple Apostolic Faith 

Church. 

 

First Assembly of God  

This locally designated landmark property remains active in its ministry today.   
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MAJOR COMMERCIAL & INDUSTRIAL FACILITIES (Map 11) 

While the Study Area contains many diverse residential 

neighborhoods, the LYLAKS BOA also serves as the home to 

some of the largest commercial and industrial entities and 

active job generators in the City of Rochester. Most of these 

major commercial and industrial entities are located along the 

main vehicular corridors within the BOA; Lyell Avenue, State 

Street and Lake Avenue. A listing of the major commercial 

and industrial facilities within the LYLAKS BOA is discussed 

below and illustrated on Map 11. 

 

Eastman Kodak Headquarters  

Regarded as one of the most renowned names in the film 

and camera business, Eastman Kodak has been a mainstay 

of the City of Rochester since its founding in 1892. Kodak’s 

complex along State Street encompasses over 16 acres in the 

BOA. The complex includes a number of industrial 

buildings used for the production of photography 

equipment, photography chemicals and electronics. The 

complex also includes the signature Kodak Tower, a 360-foot 

skyscraper that is an iconic piece of the Rochester skyline. 

Kodak’s current local workforce is approximately 3,500, 

down from its peak of 60,400 local employees in 1982. Now 

the region’s ninth largest employer, it requires much less 

space in its State Street office and has committed MCC to 

moving its Downtown Campus to a portion of this site.  

 

Upstate Niagara Cooperative, Inc. 

Upstate Niagara Cooperative, Inc. is headquartered in 

Buffalo, but maintains a Rochester milk processing and 

distribution center at 45 Fulton Avenue in the northeastern 

portion of the LYLAKS BOA. The Cooperative is made up of 

over 400 family farms across western New York with annual 

revenue of $100 million. The four acre complex sits in the 

heart of Rochester’s Edgerton neighborhood. The company 

also owns a 1.5 acre property at 14 Dewey Avenue, which 

houses a facility dedicated to the maintenance and repair of tractor trailers and other vehicles utilized 

by the Cooperative in the distribution of dairy products. The Cooperative employs approximately 165 

people at its Rochester facilities. In 2009, the Cooperative was awarded a “Manufacturing Assistance 

Key Findings 

COMMERCIAL & 

INDUSTRIAL FACILITIES 

Major regional employers and 

tourist attractions are located 

within the BOA, including Kodak, 

Frontier Field and Sahlen’s 

Stadium. 

Many major industrial and 

commercial facilities are 

surrounded by residential 

neighborhoods, with little to no 

buffer between residents and 

major facilities. 

Underutilized buildings belonging 

to several major commercial and 

industrial buildings within the 

BOA, including the Eastman 

Kodak Campus, offer significant 

opportunities for adaptive reuse. 

Upstate Niagara Cooperative, Inc.  
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Program” grant of $125,000 by New York’s Empire State Development Corporation. The grant was 

awarded in an effort to help the Cooperative expand its Rochester distribution facility and retain the 

employees working there.  

 

Turner Bellows, Inc. 

Turner Bellows, Inc. is located at 526 Child Street in the center of the Study Area. The company was 

founded in 1931 and specializes in non-metallic die cutting, packaging and assembly and fabrication of 

mechanical and electro-mechanical components. Turner Bellows, Inc. employs over 50 people at the 

Child Street plant. The company earns average annual revenues of $30 million and is a New York State 

Certified Woman-Owned Business enterprise (WBE). Turner Bellows, Inc. was named #1 in the 

Rochester Top 100 Businesses of 1998. 

 

Emerson Express Company 

Founded in 1931, Emerson Oil Company, Inc. is located at 545 Lyell Avenue, in the western portion of 

the Study Area. Emerson Oil warehouses and distributes automotive accessories, oils, lubricants and 

other petroleum products for some of the world’s largest oil companies, including Castrol, Shell and 

BP. Through its fleet of tractor trailers, Emerson distributes its products to businesses along the I-90 

corridor between Buffalo and Albany. Emerson earned over $5 million in revenue in 2011, and employs 

16 people. 

 

Klein Steel Direct 

Klein Steel Direct, also known as Rochester Steel & Surplus, is located at 1029 Lyell Avenue in the 

western portion of the BOA. Starting as a small business in 1970, Klein has expanded to four facilities 

across New York with approximately 360,000 square feet of space. Klein Steel Direct on Lyell Avenue is 

a retail and wholesale provider of various metals, including aluminum, carbon steel, stainless steel and 

brass. Klein Steel Direct also provides on-site metal processing services for customers. The Lyell 

Avenue location of Klein Steel Direct currently employs nine people and earns average annual 

revenues between $5 million and $10 million. Klein Steel is also often recognized for industrial 

excellence, consistently earning a spot on the Rochester Top 100 List and Western New York Best 

Places to Work List.  
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HISTORIC OR ARCHEOLOGICALLY SIGNIFICANT AREAS (Map 12) 

The LYLAKS BOA incorporates several 

neighborhoods with long and storied 

histories. Within the Study Area there are 

a number of historic buildings and sites 

that recognize and celebrate the area’s 

past. These include Jones Square, Brown 

Square, the Teoronto-Smith Block 

Historic District and Rochester’s Historic 

Subway. Map 12 identifies existing 

historic areas in the BOA. There are two 

buildings within the LYLAKS                                                                                                

BOA that are locally designated 

individual landmark properties. These 

are the Evangelchiesa Christiana 

Evangelica Church (now known as the 

Christ Temple Apostolic Faith Church) at 

766 Broad Street and the First Assembly 

of God Church at 43 Jones Avenue.  

 

The original Erie Canal also wound 

through the BOA between Felix Street in 

the northern portion of the BOA and 

Interstate 490 in the southern portion of 

the BOA. While most of the original Erie 

Canal has been filled to accommodate 

residential, commercial and industrial 

development, small portions of the canal 

remain. Between Jay and Brown Streets, 

a small section of the Erie Canal bed 

remains. In the early 1900s, the original 

canal was converted to a grade-separated streetcar bed. As this area is currently vacant, 

opportunities exist to recreate and historically interpret 19th century Rochester as it existed 

along the Erie Canal. 

 

Just south of Broad Street and Brown Street marked the historic entrance to Rochester’s subway, 

which served as a primary mode of transportation for residents during World War II. The West 

Entrance of the Rochester Subway was just north of Brown Street, but was filled with soil in 

2011 as part of the City’s Broad Street Tunnel Improvement Project. 

Key Findings 

HISTORICAL RESOURCES 

Existing historic resources in the BOA should 

be considered assets that the 

neighborhood can capitalize on as part of 

their redevelopment strategy. 

Historic resources should not be viewed as 

obstacles to redevelopment. In many 

instances, historic designations of resources 

can increase opportunities for funding from 

some State and Federal entities.  

There are opportunities to interpret the 

history of the LYLAKS BOA within existing 

parks and as part of redevelopment 

projects. 

Rehabilitation of the Teoronto-Smith Block Historic District 
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The BOA contains one site listed on the National Register of Historic Places -- the Teoronto-

Smith Block Historic District. The Teoronto-Smith Block Historic District is approximately one 

acre in size and is located in the southeastern corner of the BOA, bounded by State Street to the 

southwest, Factory Street to the southeast, Mill Street to the northeast and Brown Street to the 

northwest. The Teoronto-Smith Block Historic District was added to the National Register of 

Historic Places in 2010, and consists of ten historic brick buildings that date back to the 1840s. 

The buildings within the Teoronto-Smith Block Historic District are well-preserved 

representations of the commercial and industrial structures that existed along the western banks 

of the Genesee River in the middle of the 19th century. Today, the buildings of the Teoronto-

Smith Block Historic District are primarily vacant, although some mixed use commercial and 

residential development is underway in the buildings along State Street. No properties listed on 

the New York State Register of Historic Places are located within the BOA. The entire eastern 

portion of the Study Area is mapped as “archeologically-sensitive” by the New York State 

Preservation Office. Portions of the Study Area between I-490 and Orange Street are also 

mapped as “archeologically-sensitive.” 

 

Rochester as a “Certified Local Government” 

The City of Rochester is a designated Certified Local Government by the New York State 

Historic Preservation Office. The program exists as a way to assist municipalities in New York 

in actively preserving historic resources within communities. In order to become an established 

Certified Local Government, a municipality must meet the following benchmarks: 

 

 The municipality must establish a municipal historic preservation commission (Rochester 
City Preservation Board); 

 

 The municipality must act to enforce local, state and federal legislation for the designation 
and protection of historic properties and districts; 

 

 The municipality must maintain an inventory of local historic resources; and  
 

 The municipality must provide opportunities for public participation and input into the 
Certified Local Government program. 

The City of Rochester Code requires that the City’s Preservation Board be comprised of a member 

of the Greater Rochester Association of Realtors, a member of a recognized historical association, 

two registered architects, two residents from two different established preservation districts and 

one resident at large. The Rochester Historic Preservation Commission acts on applications for 

historic landmark status, develops and adopts historic preservation guidelines, provides 

advisory opinions on special use permit and zoning variance applications involving historic 

structures, provides recommendations on the designation of preservation districts and decides 

applications for Certificates of Appropriateness. 
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The City of Rochester Code contains existing design guidelines for the preservation and 

enhancement of historic buildings within the City. Generally, demolition of historic buildings is 

prohibited, and in instances where infill development is proposed in areas where historic 

buildings exist, the design of proposed new construction is required to conform to the existing 

historic facades, roofs and other architectural elements of adjacent historic structures. Design 

standards sensitive to important historical resources in the City of Rochester act to both 

preserve the unique historic nature of the City’s buildings and neighborhoods while also 

allowing for new development in historically-sensitive areas. 
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TRANSPORTATION SYSTEMS (Map 13) 

The LYLAKS BOA is an urban neighborhood with 

transportation infrastructure that supports convenient 

access to some of the region’s primary transportation 

corridors. The Study Area contains over 28 miles of roads 

and alleys, accounting for four percent of the City total. 

Map 13 identifies the primary transportation systems 

within the Study Area, and includes Annual Average 

Daily Traffic figures for the primary roadway corridors 

within and adjacent to the Study Area such as Lyell 

Avenue, State Street/Lake Avenue, Broad Street, and 

Interstate 490. 

 

Roadways 

State Street/Lake Avenue (State Route 940M) is the 

primary north-south corridor that extends from 

downtown north to the Hamlet of Charlotte and the Port 

of Rochester. The roadway is highly utilized by 

commuters residing in northern neighborhoods and 

suburbs who work downtown, with an Annual Average 

Daily Traffic of 21,700 vehicles per day. State Street 

becomes Lake Avenue north of Lyell Avenue with two 

lanes of traffic in both directions. On-street parking is also 

available at many locations along the corridor. 

 

Lyell Avenue is the primary east-west corridor for local 

traffic within the Study Area. Lyell Avenue extends from 

suburbs that lie west of the BOA to the intersection of 

Lyell and State Street/Lake Avenue. At this intersection 

Lyell Avenue ends and the continuation of the roadway 

becomes Smith Street as it crosses the Genesee River to the 

east. Lyell Avenue is a multijurisdictional Street, 

functioning as State Route 31 west of Broad Street and a 

City street east to State Street. The roadway is primarily 

used for local traffic, though it is also a means for 

commuters to access downtown from points west, 

carrying over 18,000 vehicles per day.  

 

Key Findings  

TRANSPORTATION  

The Study Area contains a 

significant amount of 

infrastructure which permits 

convenient connectivity for 

motorists, transit users and 

pedestrians. 

The Study Area is located 

adjacent to Route 490. The 

availability of easy access to 

major transportation corridors 

like Route 490 and Interstate 

90 are attractive assets to 

future commercial and 

industrial entities that rely upon 

truck transportation. 

Heavily traveled roadways 

such as State Street/Lake 

Avenue and Lyell Avenue are 

ideal locations for commercial 

and retail development. 

 

There are opportunities to 

provide rail sidings to 

properties between Hague 

and Glide Streets on the south 

side of Lyell Avenue. 

 

Pedestrian connectivity is 

strong within the residential 

neighborhoods, and there is 

the potential to convert 

former railroad corridors into 

rail-trails and provide 

connections to regional trail 

networks. 
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Interstate 490 bounds the Study Area’s southern limits and provides connectivity with downtown 

Rochester, outlying suburban areas, and the New York State Thruway System which connects to 

Buffalo, Syracuse and other regional destinations. This limited access highway carries significant 

traffic of over 100,000 cars per day between the Broad Street and Ames Street exits. There are three 

interchanges along I-490 for within the Study Area: Ames Street; Child Street; and Broad Street via 

Allen/Brown Streets. 

 

Rail 

Railroad infrastructure within the Study Area consists of low speed freight spurs which support 

area industries. The CSX Mainline travels in the east-west direction to the south of I-490 as it exits 

downtown Rochester. A spur line travels north underneath I-490 and into the Study Area crossing 

Hague Street at an acute angle, creating an at-grade crossing of several odd-shaped parcels. The 

area south of Lyell Avenue between Glide and Hague Streets has strong potential to be serviced by 

new rail sidings for commercial/industrial activities. A former siding that traveled east-west 

between Masseth Street and Lyell Avenue has been abandoned, while the spur line continues 

northward to an at-grade crossing of Lyell Avenue on its route to service Kodak Park and points 

north. The abandoned spur line may provide the opportunity for an open space system connecting 

the neighborhoods from east to west, similar to the El Camino Butterhole Trail within the 14621 

neighborhood. 

 

Waterways 

The Genesee River bounds the Study Area on the east, with the gorge providing significant vistas 

and a stunning visual backdrop for development east of Lake Avenue/State Street. The river is a 

non-navigable waterway between the Court Street Dam and the Lower Falls Dam at Avenue E, 

though it has been a historical source of power for industry. The former Erie Canal bisected the site 

approximately along the present day Broad Street and continued north parallel to Dewey Avenue. 

When combined, the readily accessible power from the Genesee River and the transportation 

access of the former Erie Canal historically made the area between these two waterways valuable 

for industry, the remnants of which can be seen today. 

 

Pedestrian and Bicycle Facilities 

The Study Area contains approximately 50 miles of sidewalk along primary and secondary 

roadways. The overwhelming majority of sidewalks are in good condition, though portions within 

the Study Area’s industrial zones are in poor to failing condition and in need of replacement. 

Nearly 100 percent of all roadways within the Study Area are paralleled by sidewalks on both 

sides, providing for a high degree of pedestrian connectivity. Many of the residential 

neighborhoods contain a tight street-grid with short blocks, typically between 600 and 400 feet in 

length. Short blocks permit pedestrians to take a more efficient route to access neighborhood 

destinations such as schools, services and recreation, which can lead to fewer vehicular trips. The 

Study Area connects with the Pont de Rennes pedestrian bridge which spans the Genesee River 
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gorge and connects the High Falls district with the eastern rim and a viewing platform for the 

High Falls and the Genesee Brewery. While there is no physical access between the Ponte de 

Rennes and the actual shoreline, pedestrian accommodations to the shoreline could be made from 

the lower portions of the BeeBee Station property. This access would likely require further 

agreements with RG&E to ensure safety and security of existing infrastructure south of the Pont de 

Rennes. 

 

Public Transportation 

The Study Area is serviced by 13 different bus routes operated by the Rochester-Genesee Regional 

Transportation Authority. These bus routes service 107 bus stops at 79 separate locations within 

the Study Area. Nearly all residential streets are within 800 feet of a bus stop, providing access to 

the entire region including suburban areas on the east and west sides of the City. 
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INFRASTRUCTURE (Map 14) 

As the LYLAKS BOA consists primarily of dense urban 

development, a significant amount of water, wastewater and 

utility infrastructure is already located within the Study Area. As 

many parcels within the Study Area are vacant, the water and 

wastewater systems are likely operating below capacity. The 

presence of a comprehensive network of water, wastewater and 

utilities, coupled with the adequate additional capacity are assets 

to future development within the Study Area. Map 14 illustrates 

the comprehensive infrastructure systems that are found 

throughout the LYLAKS Study Area. 

 

Combined Sewer Infrastructure 

The Study Area is served by a comprehensive combined sewer 

system located below nearly every public road within the BOA 

boundary. While many municipalities possess separate sanitary 

sewer and storm sewer infrastructure, the City of Rochester 

transports sanitary and storm sewage through a single combined 

sewer pipe network. The combined sewer system is generally old 

in age, including an approximately 200-foot section of 12-inch 

diameter pipe dating back to 1890 located along Murray Street. 

Pipe diameters range between 6-inch and 108-inches, with the 

largest pipe located along Morrie Silver Way, necessary to 

accommodate the large flows created by the Frontier field 

baseball stadium. While many combined sewer systems typically 

discharge directly into bodies of water during high-flow events, 

Combined Sewer Overflows (CSO’s) are captured by interceptor 

pipes that transport overflows to one of the city’s water treatment 

plants for processing. 

 

Potable Water Infrastructure 

All of the parcels within the Study Area are connected to the City 

of Rochester’s metered water system. The City’s municipal system 

draws water from Hemlock and Canadice Lakes, two of the 

Finger Lakes located approximately 23 miles south of the Study 

Area. During periods of heavy use, the City supplements its 

water supply by purchasing water drawn from Lake Ontario by 

the Monroe County Water Authority. Large potable water mains 

are located along most of the streets within the Study Area. 

Key Findings  

INFRASTRUCTURE 

The LYLAKS BOA contains a 

comprehensive network of 

public infrastructure, 

including potable water, 

wastewater and fiber optic 

infrastructure. 

 

Currently, the BOA contains 

a large amount of vacant 

parcels, resulting in water 

and wastewater 

infrastructure operating 

below capacity. As such, 

future development within 

the BOA will benefit from 

the available capacity of 

existing infrastructure. 

 

BeeBee Station site looking north 
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Sanitary Sewer Infrastructure 

The Study Area contains very little infrastructure dedicated solely for sanitary sewer service. Frontier 

Field possesses a sanitary sewer main on the northeastern portion of the stadium property, connecting 

the stadium and its facilities into the 50-inch diameter combined sewer main that runs along Morrie 

Silver Way. 

 

Storm Sewer Infrastructure 

Due to the presence of a comprehensive combined sewer network, the BOA contains only a small 

amount of pipe infrastructure dedicated solely for storm sewer conveyance. Dedicated storm sewer 

pipes range in size from 12-inches to 24-inches, and are located on the Frontier Field property and 

along Smith Street west of the bridge crossing the Genesee River.  

 

Fiber Optic Cable Infrastructure 

Fiber optic cable is a clear, flexible fiber that uses light to transmit data. Fiber optic cables can transmit 

telephone, cable television and internet signals. The LYLAKS BOA contains several fiber optic cable 

lines, most of which are located along the larger roads within the Study Area. Fiber optic cable lines 

run along Lyell Avenue, Jay Street, Broad Street and Lake Avenue within the BOA. A fiber optic cable 

also runs along an off-street City right-of-way containing sewer infrastructure just east of Lake Avenue. 
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NATURAL RESOURCES (Map 15) 

The LYLAKS BOA is located within a fully urbanized and 

developed setting, with limited natural resources that can be 

capitalized on as assets or would create obstacles to site 

redevelopment. The only major and significant natural resource 

within the BOA is the Genesee River and gorge, which creates the 

eastern boundary of the Study Area. Federal wetland areas have 

been mapped along the western bank of the Genesee River, with 

portions of the gorge also locally designated as a Critical 

Environmental Area (CEA). 

 

There are no other significant natural resource features within the 

BOA, including no State delineated wetlands; no floodplains 

beyond the Genesee River valley; no fish or wildlife habitats; no 

State or Federally designated resources; no agricultural districts; 

no threatened and endangered species; and no use of 

groundwater as a potable water supply. 

 

Topography 

The majority of the topography in the BOA is flat, with elevations 

generally ranging between 500 and 530 feet above mean sea level. 

The topography of the eastern portion of the BOA varies widely 

around the Genesee River, where the elevation drops 

precipitously from approximately 490 feet above mean sea level 

at the top of the Genesee River gorge to approximately 390 feet 

above mean sea level at the river’s edge. Steep slopes are limited 

to the areas around the Genesee River. Topography across the 

BOA is shown on Map 15. 

 

Geology 

According to New York State Museum Surficial Geology mapping, 

the LYLAKS BOA is comprised entirely of lacustrine silt and clay 

(lsc). The Lacustrine silt and clay layer is generally composed of 

laminated layers of silt and clay, deposited in lakes existing at the 

time when glaciers historically covered western New York. 

Lacustrine silt and clay contains calcareous soil with low 

permeability, resulting in the potential for land instability.  

 

Key Findings  

NATURAL 

RESOURCES 

The majority of the BOA is 

developed urban land, 

and as such, natural 

resources do not pose 

notable restrictions on 

new development. 

The LYLAKS BOA is home 

to a scenic and 

environmentally-sensitive 

portion of the Genesee 

River, a designated 

Critical Environmental 

Area. Riverfront 

development within 100’ 

of the gorge is required 

to undergo a 

comprehensive 

environmental review. 

Waterfront properties 

along the Genesee River 

are attractive locations 

for future commercial 

and mixed use 

development, but must 

be implemented in a 

manner that ensures that 

significant visual and 

environmental resources 

associated with the 

gorge are not adversely 

impacted. 
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According to New York State Museum Bedrock Geology mapping, the LYLAKS BOA is located above 

two bedrock formations. The majority of the BOA is located over Upper Silurian Ilion Shale (Sl), a dark, 

fine-grained sedimentary rock well known for containing an abundance of prehistoric fossils. A small 

portion of the BOA located primarily along the Genesee River is mapped as Lower Silurian Decew 

Dolostone and Rochester Shale (Sr), a gray-brown fine-grained sedimentary rock with portions of shale 

interspersed among dolostone deposits. Exposed bedrock can be observed within the Genesee River 

Valley gorge that forms the eastern boundary of the BOA. 

 

Soils 

The LYLAKS BOA is located entirely within the “Urban Land” (Ub) soil series. According to the 

Monroe County Soil Survey (1973), “Urban Land” is classified as a soil series that has been significantly 

disturbed by development and building construction in urban areas. Slopes are generally flat within 

the “Urban Land” series, due primarily to extensive land grading activities associated with past 

development. Because of this significant disturbance, “Urban Land” soils within the BOA may vary in 

their composition and characteristics. 

 

Surface Waters 

The Genesee River serves as the sole mapped surface water within the BOA. The Genesee River begins 

in the hills of Potter County in northern Pennsylvania, winding for 157 miles north through western 

New York. The river travels through the City of Rochester, before ultimately emptying into Lake 

Ontario near Ontario Beach State Park, approximately 7 miles north of downtown Rochester. The 

Genesee River watershed is comprised of over 2,500 square miles between Lake Ontario and the New 

York/Pennsylvania border. The BOA contains approximately ¾ of a mile of frontage on the Genesee 

River. 

 

Floodplains, Wetlands and Ground Water Classification Exception Area (CEA) 

According to Federal Emergency Management Agency (FEMA) floodplain mapping, the majority of 

the LYLAKS BOA is located within “Zone X,” which is outside of the 100-year floodplain and with 

minimal chances of flooding. A small portion of the BOA along the Genesee River is mapped as “Zone 

AE,” which is within the 100 year floodplain. Any development within flood “Zone AE” must conform 

to both federal floodplain development requirements and to the requirements set forth in Chapter 56 of 

the Rochester City Code (Flood Damage Protection). Flood Hazard Areas within the BOA are 

illustrated on Map 15. 

 

While no New York State Freshwater Wetlands of 12.4 acres or larger are mapped in the vicinity of the 

BOA, federal wetland areas are mapped along the western bank of the Genesee River. Other small 

federal wetlands not mapped by the National Wetland Inventory may be present within the BOA. All 

land within 100 feet of the wall, bank or gorge of the Genesee River is designated by the New York 

State Department of Environmental Conservation and the City of Rochester as a CEA. This designation 

implies that these areas have an exceptional character with respect to one or more defining criteria, 
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such as a unique benefit to human health, an important natural setting, agricultural, cultural, 

recreational or educational values and an inherent ecological sensitivity to change. The implications of 

this designation require that any SEQR-defined Type I or Unlisted Action on the environmental 

characteristics of the CEA be considered a relevant area of environmental concern and must be 

evaluated in the determination of significance prepared pursuant to Section 617.7 of SEQR. 

 

Groundwater Resources 

According to Environmental Protection Agency (EPA) mapping, no sole source aquifers are located 

within the LYLAKS BOA. According to NYSDEC and United State Geological Survey (USGS) mapping, 

the BOA is located just west of a primary aquifer; the Irondogenesee Aquifer. The Irondogenesee 

Aquifer is located beneath Irondequoit Bay and serves as a municipal drinking water source to the 

Villages of East Rochester, Pittsford and Webster, as well as a water source for private drinking water 

wells located outside of the City of Rochester. No principal aquifers are mapped in the vicinity of the 

BOA. Within the LYLAKS BOA, potable drinking water is provided to all parcels by the Monroe 

County Water Authority, which draws all of its water from Lake Ontario.  
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3.3 Economic & Market Trends Analysis 

Summary 

A comprehensive Market Analysis of the LYLAKS Brownfield Study Area ensures that market-based 

findings within the Study Area are considered in conjunction with physical and spatial 

recommendations. The full Economic and Market Trends Analysis can be found in Appendix C. The 

market analysis illustrates that redevelopment of properties within the LYLAKS BOA will require 

significant and sustained involvement from the City. In essence, impediments to redevelopment in the 

BOA have less to do with environmental contamination and more to do with unfavorable demographic 

and socioeconomic conditions interlaid with a steadily deteriorating, highly underutilized built 

environment. For example, the population of the BOA is relatively young and low-income, with a 

median household income that is nearly $20,000 less than the City of Rochester’s median household 

income. Market forces are insufficient in themselves to induce redevelopment and conditions within 

the BOA will not improve unless significant effort is focused in this area. Successful redevelopment 

projects in the BOA will likely necessitate that the City take a lead in a number of ways, including: 

1. Increase code enforcement and public safety services: Much of the current building stock 
in the neighborhood is not well-maintained, causing neighborhood blight and increased 
potential for crime.  
 

2. Change the zoning code to encourage and accommodate desired uses: The City 
should consider reviewing its existing zoning and land use regulations to ensure that desired 
redevelopment options within the BOA are allowable, such as high-density development and 
urban agriculture.  

 

3. Launch a program for land assembly: The City should consider land banking property in the 
BOA to entice developers to undertake projects requiring large amounts of land.  

 

4. Commit and/or identify funds to subsidize initial development proposals: Due to the 
potential for contamination on redevelopment sites and the economic conditions within the 
BOA, the City will need to first subsidize projects within the BOA to catalyze private 
investment. The City could additionally assemble state and federal funds to subsidize projects 
or potentially use a public-private partnership to catalyze a specific initial project. 

 

5. Market sites to potential developers: Private development in the neighborhood is essential to 

its economic revitalization. 
 

6. Undertake one or more substantial beautification campaigns: Beautification projects such 
as an improved Campbell Street Park and the streetscape improvements on Lyell Avenue 
would improve the visual appeal and perception of the corridor thereby building community 
support for future projects in the area.  
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General Economic Outlook 

Regional trends that shape the commercial real estate market for the 

City of Rochester and the LYLAKS Study Area provide context for 

discussing future redevelopment scenarios. Employment and 

industry trends in the five-county Rochester MSA, including 

Livingston, Monroe, Ontario, Orleans and Wayne counties, were 

examined to identify important issues and opportunities impacting 

the Study Area. 

  

As summarized in Table 7 below, overall economic growth of the 

Rochester MSA is projected to lag behind both the State of New York 

and the United States for both jobs and wages. Although the 

employment growth in the Rochester MSA is projected to lag behind 

state and national averages, its unemployment rate is slightly lower.  

 

Table 7: Employment Growth Summary: 2010-2020 

Region 2010 Jobs 2020 Jobs Change % 

Change 

Average 

Hourly 

Wage 

Rochester 

MSA 

608,891 633,195 25,104 4.13% $19.93 

Upstate 

New York 

3,257,585 3,407,290 149,705 4.60% $19.24 

New York 

State 

10,799,685 11,488,585 688,900 6.38% $24.05 

United 

States 

170,866,026 189,113,448 18,247,422 10.68% $20.22 

 Source: EMSI Complete Employment Data, 2011 

 

Within the Rochester MSA, the LYLAKS BOA has lower than 

average household median income and higher than average unemployment rates, vacancy rates and 

population decline. To overcome the local obstacles in the LYLAKS BOA, significant and sustained 

effort from the City is required and the attraction of higher income individuals and families to the area 

is necessary to support redevelopment within the Study Area.   

 

Key Findings  

ECONOMIC 

OUTLOOK 

The industry sectors with 

the largest employment 

in the Rochester MSA are 

health care and social 

assistance and 

government. These two 

industries are projected 

to account for more 

than 170,000 jobs by the 

year 2020.  

 

Manufacturing in the 

Rochester MSA is 

expected to experience 

a large workforce 

decrease, losing 13,772 

jobs by 2020.  

 

An overall employment 

increase is expected to 

occur in the Rochester 

MSA, though the rate of 

increase is projected to 

be much slower than the 

Nation or State.  
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Residential Market Analysis  

The residential market analysis compares existing conditions 

and projected trends in the housing market in the City of 

Rochester and the Rochester MSA to trends in the cities of 

Syracuse and Buffalo. This market analysis also takes into 

account findings and recommendations from the 2007 City-

Wide Rochester Housing Market Study, the 2010 JOSANA 

Neighborhood Revitalization Strategy and local real estate 

agents.  

This analysis helps to identify potential development types 

that can serve currently unmet needs in the Rochester area 

while also being feasible and marketable in the current real 

estate market. The largest trend observed in the LYLAKS 

BOA was the increase in the vacancy rate between 2000 and 

2010, accounting for an additional 145 vacant units (refer to 

Figure 2). 

Figure 2: Housing Occupancy Trends, LYLAKS BOA, 

2000-2015 

Source: ESRI, 2011 

This drastic rate change is not projected to continue through 

2015, but high vacancy levels will likely persist in the 

LYLAKS BOA with rates nearing 30%. The City’s 16% 

vacancy rate and the Rochester MSA’s 10% vacancy rate are 

both expected to remain relatively stable by increasing to a 

projected 12% rate by 2015. The disparity of the rates 

between the MSA, City and LYLAKS BOA illustrate the 

barrier to redevelopment that the vacant housing units 

represent within the Study Area. LYLAKS high renter-

occupied rate, 79%, plays a role in destabilizing the 

neighborhood and causing higher than average vacancy 

rates.   

Key Findings  

RESIDENTIAL MARKET 

ANALYSIS 

Residential vacancy rates within 

the City of Rochester are very 

high at 16% although other 

Upstate New York cities are 

facing similar trends.  

 

The housing stock in the City of 

Rochester is quite old and may 

not provide the ideal set of 

housing opportunities for existing 

and potential residents.  

 

Residential redevelopment will 

require sustained commitment 

from the City by focusing its own 

funds and/or identifying sources 

of state and federal funding. The 

City may also encourage 

private investment by 

assembling land for 

development.  

 

The community has indicated 

that workforce housing that 

provides residents with safe, 

adequate living conditions is 

needed in the BOA.  

 

There may be a potential for 

higher-end housing in the 

portion of the BOA along the 

Genesee River, as evidenced by 

the success of luxury residential 

units in the High Falls District.  
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Retail Market Analysis 

A retail market analysis identifies the supply and demand for goods 

and services within a region and highlights the unique characteristics 

that can be turned into assets. This analysis also outlines consumer 

spending habits within the region, estimates retail demand, identifies 

household characteristics of potential consumers and can help areas 

identify business opportunities or niche markets that are not being met 

by the current market.  

 

The Local Trade Area (5-minute drive time from the center of the BOA) 

was compared to the City of Rochester Trade Area (area within the 

City boundary). Reviewing data within a 5-minute drive time of the 

BOA provides insight into the local retail market and can help to 

identify whether the needs of local consumers within or in close 

proximity to the BOA are being met by existing businesses. Unmet 

demands of the Local Trade Area pose potential business development 

opportunities for the BOA that would benefit from strong support by 

the local market. Based on research and interviews with residents and 

business owners during the market analysis, the industry groups with 

the largest potential within the LYLAKS BOA are summarized in the 

table below. 

Table 8: LYLAKS BOA Local Trade Area Retail Opportunities 

Although these five industry groups were identified as the most 

economically feasible options for the LYLAKS BOA, it is important to 

note that the LYLAKS community does not see car dealerships and gas 

stations as beneficial contributors to the Study Area’s revitalization.  

Industry Group Average Sales per Business in 

Upstate NY 

Number of 

Potential 

Businesses 

Automobile Dealers $5,889,477 2.8 

Gasoline Stations $3,636,220 3.0 

Limited-Service Eating 

Places 
$731,073 4.3 

Clothing Stores $672,296 5.0 

Sporting Goods Stores $204,594 4.2 

Key Findings  

RETAIL MARKET 

ANALYSIS 

Several retail industry 

groups are 

experiencing 

significant sales 

leakage indicating 

that LYLAKS residents 

are traveling outside of 

the Study Area for 

desired goods and 

services. There is 

demand for a variety 

of goods and services 

locally, but the low 

spending power 

remains an obstacle.  

 

The proposed 

relocation of Monroe 

Community College 

(MCC) may present 

new business 

opportunities in the 

future; particularly for 

limited-service eating 

places.  

 

The soccer stadium is 

seen as an opportunity 

to drive commercial 

development yet the 

stadium and the 

surrounding 

neighborhoods need 

better integration.  

 

Source: ESRI, 2011 
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Office & Industrial Market Analysis 

Recent trends and projections within the regional office and 

industrial space-utilizing industries can impact potential 

opportunities for development within the LYLAKS BOA. The 

LYLAKS Study Area contains work space traditionally intended 

for industrial and manufacturing use while the industries 

projected to experience the most growth through 2020 are those 

industries that typically utilize office space such as professional 

services and health care assistance. Additionally, most of the 

industry sectors that typically utilize industrial or manufacturing 

space are losing jobs in the Rochester MSA, causing the market for 

industrial spaces to have already flooded. Between 2010 and 2020 

there is a projected 22% loss in manufacturing jobs in the Rochester 

MSA. Since the prospect of building new industrial space in the 

suburbs is more attractive to most companies and developers 

compared to rehabilitating outdated urban sites, LYLAKS will 

need to strategically market its industrial sites to find appropriate 

reuse options. A complete listing of projected industry growth 

rates within the Rochester MSA is included in Table 9. 

 

The local and regional economy is projected to remain relatively 

stable through 2020. Many of the largest and fastest growing 

industries in the Rochester MSA are office-utilizing industries. The 

LYLAKS Study Area is unlikely, at present, to attract office tenants and may not be an appropriate 

location for Class A office space. The revitalization of the LYLAKS BOA will require creative 

redevelopment strategies that must first focus on City-led public realm investments to improve the 

general perception and appeal of the area as a means of encouraging further private investment.  

 

 

  

Key Findings  

OFFICE & INDUSTRIAL 

MARKET ANALYSIS 

Over the next ten years the 

real estate market for 

office space within the 

Rochester MSA is projected 

to tighten, particularly for 

Class A office space, but 

the current office market is 

in oversupply. 

 

Like many cities throughout 

the northeast, the 

overabundance of 

industrial properties within 

the region has flooded the 

industrial real estate 

market.  
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Table 9: Major Industries, By Growth, Rochester MSA: 2011-2020 

Description 2010 Jobs 2020 Jobs Change % 

Change 

2011 Total EPW 

Health Care and Social Assistance 84,809 95,311 10,502 12% $43,538 

Professional, Scientific, and Technical Services 40,115 49,108 8,993 22% $57,021 

Finance and Insurance 29,385 35,192 5,807 20% $63,056 

Educational Services 32,734 36,759 4,025 12% $54,256 

Accommodation and Food Services 35,900 38,816 2,916 8% $17,253 

Administrative and Support and Waste 

Management and Remediation Services 

30,516 33,061 2,545 8% $33,205 

Real Estate and Rental and Leasing 21,130 23,659 2,529 12% $22,012 

Other Services (except Public Administration) 25,273 27,795 2,522 10% $30,906 

Arts, Entertainment, and Recreation 13,882 16,017 2,135 15% $15,895 

Wholesale Trade 18,972 20,249 1,277 7% $75,043 

Management of Companies and Enterprises 12,946 13,388 442 3% $97,929 

Mining, Quarrying, and Oil and Gas Extraction 1,446 1,864 418 29% $82,622 

Transportation and Warehousing 13,761 13,916 155 1% $46,109 

Utilities 1,819 1,728 (91) (5%) $113,170 

Agriculture, Forestry, Fishing and Hunting 7,101 6,932 (169) (2%) $27,414 

Information 11,021 10,491 (530) (5%) $65,713 

Government 75,472 74,767 (705) (1%) $61,416 

Construction 25,720 24,147 (1,573) (6%) $55,944 

Retail Trade 64,080 61,758 (2,322) (4%) $27,702 

Manufacturing 62,009 48,237 (13,772) (22%) $75,048 

Total 608,091 633,195 25,104 4% $48,885 

Source: EMSI Complete Employment Data, 4th Quarter, 2010 
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3.4 Summary Analysis & Findings  

The Summary Analysis of the LYLAKS BOA provides a concise description of existing demographic 

and physical conditions within the Study Area. The Summary Analysis also provides revitalization 

recommendations based upon trends, opportunities and limitations found within the Study Area 

during the Nomination Study process to accomplish the overarching vision, goals and objectives for the 

LYLAKS Revitalization Strategy. 

 

Demographic & Market Trends Impacting Revitalization 

The LYLAKS Study Area envisions its future as a reinvigorated community where people will seek to 

live and businesses will want to locate. Critical factors that will affect the success of future 

revitalization efforts within the LYLAKS BOA include local and regional economic and demographic 

trends, which must be carefully considered to achieve success. Key findings from the existing 

conditions analysis are summarized in the following sections. 

 

Population Trends 

 Between 2000 and 2010, the LYLAKS BOA lost 615 residents, a decline of approximately 7.3%. 

The loss in population experienced by the LYLAKS community has resulted in a number of 

vacant and blighted residential properties, affecting property values and perceptions of safety. 

Retention of existing residents and attracting new, diverse residents into the Study Area will 

continue to be important in the future. 

 The number of families (households with children) within the Study Area also decreased 

between 2000 and 2010, dropping by 10% during that time period. Reversing this trend and 

attracting families to the LYLAKS community is a central tenet in achieving the vision as a 

family-friendly community. 

 The LYLAKS Study Area has a disproportionately large population of youth, 18 and under, and 

young adults between the ages of 18 and 29. Within the neighborhood, more than half of the 

population is under the age of 29. Such a population distribution suggests a significant 

population of school age children which can help direct short-term future redevelopment needs 

and services. Although young children do grow up, it is likely that this trend in age distribution 

will continue and should be a driving factor in planning for the future of LYLAKS. 

Housing Characteristics 

 The 2007 City-Wide Rochester Housing Market Study describes the housing stock within the 

LYLAKS BOA as “depreciated” and “depressed,” with high rates of renter occupancy and 

residents living in poverty. The presence of Sahlen’s Stadium and Frontier Field as regional 

tourist destinations and employers within the Study Area act as anchor locations where 

opportunities exist for targeted residential redevelopment in the surrounding neighborhoods. 
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 Within the LYLAKS BOA, 2,049 housing units are renter-occupied, accounting for 79% of all 

housing units within the Study Area. Additionally, 43% of renters have been at their current 

place of residence for less than one year, indicating a lack of neighborhood stability and 

investment by residents. Increasing owner-occupied housing units in the Study Area is a 

strategic goal of the Nomination Study, and should be encouraged to promote reinvestment in 

the community.  

 The residential vacancy rate within the LYLAKS BOA is approximately 20%, significantly 

higher than the City of Rochester vacancy rate of 16%. Approximately 6% of the vacant housing 

units within the City of Rochester are located within the LYLAKS Study Area. Identifying 

opportunities to promote infill development, encourage property assembly and transform 

vacant properties back into active uses will be essential in achieving the vision for revitalization 

within the LYLAKS Study Area. 

Income and Employment 

 The median household income for the LYLAKS BOA is approximately $22,000, which is nearly 

$36,000 below the median income for the regional Rochester economy. Attracting businesses 

that provide jobs and better living wages for residents in the Study Area is critical in increasing 

the population and improving the quality of life within the LYLAKS BOA. 

 The primary employment sectors with forecasts for significant growth in the City of Rochester 

include Health Care and Social Assistance, Finance and Insurance, Professional, Scientific, and 

Technical Services and Educational Services. While manufacturing is the fourth highest 

employment sector in the City, it is forecasted to experience a 22% decrease in jobs between 

2011 and 2020. Efforts to increase the population within the Study Area will hinge upon not 

only attracting businesses within the sectors to the Study Area, but also attracting people 

working in the high-growth employment sectors. It will also be necessary to plan for the 

significant employment decreases that are likely to occur in the manufacturing sector. 

Residential Real Estate Market 

 The LYLAKS BOA is one of the oldest sections of the City of Rochester and contains some of the 

oldest houses. The majority of existing houses within the LYLAKS BOA were constructed more 

than 70 years ago. Many of these houses are significantly dilapidated, with residents financially 

or physically unable to maintain their homes. The age and condition of these homes deters new 

residents from moving into the Study Area. The residential real estate market of the LYLAKS 

BOA is also hampered by high vacancy rates. At 20%, the residential vacancy rate for the 

LYLAKS BOA is significantly higher than the City of Rochester, Monroe County and the State 

of New York. The vacancy rate within the LYLAKS BOA drastically increased by 46% between 

2000 and 2010. The vacancy rate is projected to increase to approximately 30% by 2015 under 

current conditions. Renewal of the Study Area’s housing stock with more diverse housing 
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options for a wider variety of uses is necessary in attracting a wider variety of potential 

residents. Addressing the current market demand for housing will be a critical component of 

future revitalization initiatives and in reducing the vacancy rate within the Study Area.  

 The LYLAKS BOA experienced a 1% (12 units) decrease in owner-occupied housing units and a 

10% (228 units) decrease in renter-occupied units between 2000 and 2010. The oversupply of 

vacant renter-occupied units indicates that the low quality of many existing rental properties 

may be warding of prospective renters. An analysis of residential market demand would 

identify if higher-quality housing would increase the occupancy of rental units within LYLAKS. 

Potential exists within the LYLAKS BOA for the development of workforce housing to meet the 

needs of prospective renters. The rehabilitation of residential properties for resale and the 

assembly of adjacent vacant residential properties for large-scale mixed use or multi-family 

housing development are two approaches to providing newer, more attractive housing options 

for existing and future residents. 

 The City of Rochester is experiencing an unmet market demand for upscale rental units that 

could be captured in part by the redevelopment of the Genesee River waterfront within the 

LYLAKS BOA. The Pre‐Nomination Study prepared for the LYLAKS BOA identified two 

strategic sites (24 Spencer Street and 100 Falls Street) that might be suitable for either mixed‐use 

or high‐end residential development along the river. Recent success of similar projects in other 

parts of the City and the extremely low vacancy rates in the adjacent High Falls District are 

good indicators that there continues to be demand for higher‐end rental units in close proximity 

to downtown and the river. 

Retail Market 

 The LYLAKS BOA appears to be well served by a number of retail offerings, including health 

care/personal service stores, auto parts stores, drinking establishments and bookstores. Several 

retail sectors within the LYLAKS Study Area are experiencing significant sales leakage, and 

demand exists for a variety of goods and services locally. Entities that provide these goods and 

services should be attracted to the Study Area. Retail sectors where demand exists include 

automobile dealers, grocery stores, sporting goods stores and limited-service restaurants. 

Although opportunities exist in these sectors, growth potential is limited by the tight incomes of 

residents. Retail ventures in the LYLAKS BOA have the greatest chance at success if they can 

attract both residents and special event visitors to their establishments.  

 Sahlen’s Soccer Stadium and Frontier Field present significant potential opportunities for 

targeted retail reinvestment within the LYLAKS Study Area. Clustering commercial 

development around the stadiums and increasing year-round events at the stadiums will 

expose these establishments to stadium traffic and increase their viability. A strong connection 
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between the stadiums and the surrounding neighborhoods has yet to be established and will 

require new tactics for engagement.  

 The success of future retail establishments within the LYLAKS BOA will partially depend on 

gateway improvements at several key intersections, namely the five-way intersection at Smith 

Street, Lyell Avenue, Lake Avenue and State Street. Improvements to traffic patterns, vacant 

buildings and active businesses at and around this intersection will be a critical catalyst for 

future development within the BOA.  

Office and Industrial Real Estate Market 

 The Rochester regional office market is generally characterized as currently having an 

oversupply of space. Over the next decade, the office market is expected to tighten, indicating 

that demand may exist for high quality, “Class A” office space within the LYLAKS BOA. 

However, a number of other successful redevelopment initiatives need to be undertaken before 

Class A office space would be a viable redevelopment option in the LYLAKS BOA. Even after 

initial revitalization initiatives are completed, Class A office space will likely be limited to 

small-scale mixed use development. 

 The industrial real estate market within the Study Area and the City of Rochester are flooded 

with industrial properties. With forecasted losses in manufacturing jobs in the Study Area over 

the next decade, the likelihood of a major industrial project succeeding within the BOA is 

unlikely. 

Physical Conditions Impacting Revitalization  

Land Use 

 The land use pattern in the BOA reflects a diversity that is often present in mature urban 

locations. The LYLAKS BOA is predominantly residential, accounting for 63% of all properties 

within the Study Area. Concentrations of residential properties are physically located in close 

proximity to commercial and industrial enterprises. While land use diversity is one of the 

greatest assets in LYLAKS, it can also represent a challenge to redevelopment with incompatible 

land uses in close proximity to one another.  

 Land uses along the primary commercial corridors, where employment centers and businesses 

once thrived, today represent lower value uses that do not provide the range of goods and 

services needed by surrounding residential neighborhoods. Opportunities exist for a mix of 

commercial and residential uses within the LYLAKS BOA to serve both residents and visitors, 

primarily in areas surrounding Sahlen’s Stadium and Frontier Field. 

 Deteriorating industrial structures afford opportunities for new development and adaptive 

reuse projects, particularly along the Genesee River. Redevelopment of these waterfront 
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properties could capitalize on successful revitalization initiatives in the adjacent High Falls 

neighborhood, carrying momentum into the LYLAKS BOA. As in High Falls, there are 

opportunities for higher-end housing options on these waterfront properties within the Study 

Area, which are geographically within walking distance of downtown Rochester. 

Brownfields 

 The LYLAKS BOA contains 206 properties that were determined to be “potential brownfield 

sites” or “City-Identified Sites of Concern, accounting for 28% (216 acres) of total BOA land 

area. Many of the lingering contamination issues are a result of intense industrial and 

commercial land uses historically located within the LYLAKS BOA. A number of vacant 

potential brownfield sites possess the potential to serve as key economic catalysts for future 

office, flex, mixed-use, commercial and industrial growth within the BOA. These properties 

include the Orchard-Whitney site, the Tent City Building, the former BeeBee Station, the former 

Kleen Brite property and the former Raeco Products property. 

 Several potential brownfield sites identified during the Nomination Study process, including 

the former BeeBee Station and the former Raeco Products property are actively being 

remediated through the NYSDEC Voluntary Cleanup and State Superfund programs. These 

properties benefit from their location along the Genesee River gorge and just north of recent 

successful revitalization efforts in the High Falls District. Projects on the BeeBee Station and 

Raeco properties that capitalize on their waterfront locations and the successful revitalization 

initiatives in High Falls will be imperative to the successful redevelopment of these properties. 

These developments would be located along the potential future El Camino/Genesee Riverfront 

Trail connection, providing residents and employees of the future development with off-street 

access into and out of the High Falls and Center City Districts.  

Vacant & Underutilized Property 

 Approximately 12% of the total land area within the LYLAKS BOA is vacant, accounting for 71 

acres over 375 properties. Approximately 12% of the total land area within the BOA, including 

189 parcels over 96 acres, was determined to be underutilized. The majority of these properties 

are former residential parcels, primarily concentrated in the Dutchtown and JOSANA 

neighborhoods. Due to the concentration of vacant and underutilized parcels in these 

neighborhoods, opportunities exist for land banking, the creation of community gardens, urban 

farms and pocket parks. 

 Approximately 40% of the vacant and underutilized parcels within the LYLAKS BOA, a total of 

225 properties covering 26 acres, are publicly-owned. Many of these publicly owned lots are 

located on residential blocks and lead to increased crime and blight in the surrounding 

neighborhood. The presence of vacant properties that are publicly-owned will help in 

expediting redevelopment initiatives within the Study Area, more so than if the parcels were 
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privately-owned. Although the majority of the parcels within the strategic sites are privately 

owned, the large number of publicly-owned parcels spread throughout the Study Area 

indicates that the City can lead transformative change within the LYLAKS BOA.  

Regulatory & Ownership Conditions 

Zoning 

 Throughout the LYLAKS BOA, properties zoned within the M-1 Industrial district are located 

adjacent to properties zoned within the R-1 Low Density Residential district. The M-1 Industrial 

district allows for a range of uses that may conflict with adjacent R-1 Low Density Residential 

neighborhoods. Zoning changes must respond to the decreased demand for traditional 

industrial use in the Study Area and the need for a more flexible zoning code to spur 

revitalization on the BOA’s ample vacant and underutilized land. Such innovative changes 

could attract residents and businesses back into the neighborhoods of LYLAKS. 

 Existing zoning in the BOA allows for a full range of land uses, but if the strategic vision for a 

particular parcel is not permitted under current zoning regulations, it should not be considered 

a barrier or obstacle in achieving the desired redevelopment scenario. The existing zoning may 

be modified to achieve the vision and long-term redevelopment objectives identified in the 

Nomination Study. 

 At present, the only portion of the Study Area where design guidelines are in place is the Center 

City District, located in the southeastern portion of the LYLAKS BOA. Residents and business 

owners have voiced concerns regarding the appearance of existing commercial development 

within the BOA. Design guidelines should be created for key commercial and mixed use 

corridors such as Lyell Avenue and Lake Avenue. Design guidelines would aid in creating 

aesthetically pleasing future development of appropriate scale and design that acts to enhance 

the LYLAKS BOA. 

Ownership 

 Privately-owned parcels comprise 82% of the parcel land area within the LYLAKS BOA, 

covering 495 acres across 2,409 parcels. Private property owners with large land holdings 

include Eastman Kodak and Rochester Gas & Electric. Since many of these privately-owned 

properties are vacant or underutilized, opportunities exist for infill development or adaptive 

reuse for commercial, educational and industrial purposes. The City of Rochester, however, 

must provide leadership and vision so as to encourage private redevelopment efforts within the 

LYLAKS BOA.  

 The City of Rochester is the largest public landholder within the LYLAKS BOA, owning 374 

parcels over 84 acres. The majority of the properties owned by the City of Rochester are vacant 

former residential properties, with an average parcel size of 0.27 acres. Public ownership can 
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help quicken the pace of redevelopment initiatives on these properties. Public ownership can 

aid in environmental investigation and remediation, land assembly and redevelopment design 

and implementation. City-led land banking is particularly appropriate for these smaller, vacant 

parcels in order to improve the physical environment and prepare these parcels for 

transformation into more productive uses.  

Environmental Features  

Parks & Open Space Resources 

 The LYLAKS BOA contains a number of public parks, including Jones Square Park, Browns 

Square Park and J.R. Wilson Park. These parks, however, are underutilized assets, due to the 

lack of sufficient amenities and programming available at these parks. Playground and 

recreational facilities that do exist are outdated or not readily accessible. Improvements to these 

parks will help boost the quality of life for residents that utilize these parks on a regular basis, 

and help to attract new residents to the Study Area that value quality park and recreation 

resources. 

 The now dormant east-west rail corridor just south of Lyell Avenue could be adapted to bolster 

the LYLAKS green infrastructure and connectivity to surrounding destinations such as the 

Riverway and El Camino Trails by transforming it into a safe, accessible pedestrian and bicycle 

rail trail. 

 The LYLAKS BOA contains two of the largest sports facilities in the greater Rochester area -- 

Frontier Field and Sahlen’s Stadium. These regional sports destinations lack a recognizable 

connection to the surrounding neighborhoods and have resulted in little to no spin-off 

development within the Study Area. In addition, these facilities provide no direct recreational 

benefit to residents of the BOA. Providing year-round programming at these facilities and 

encouraging ancillary mixed-use development around the stadiums can help spur additional 

revitalization in adjoining neighborhoods and provide quality recreational opportunities for 

residents of the Study Area. The use of Sahlen’s Stadium in the winter has been identified in 

both existing neighborhood plans and through public input gathered during the Nomination 

Study process as a potential way to capitalize on the stadium year-round. Installation of skating 

and hockey rinks and toboggan/sledding hills within and just north of the stadium were 

identified as potential winter uses for the stadium. The City of Rochester could also seek to 

capitalize on the recent popularity of outdoor professional hockey games by utilizing Sahlen’s 

Stadium as a site for the Rochester Americans of the American Hockey League to host their own 

winter outdoor hockey game. 

Natural Resources 

 While comprised primarily of developed urban land, the LYLAKS BOA contains a number of 

important scenic and natural resources. The western boundary of the Study Area is comprised 
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of an environmentally-sensitive portion of the Genesee River, designated a Critical 

Environmental Area (CEA) by NYSDEC. The importance of the Genesee River to both the BOA 

and the City of Rochester will play an integral role in future revitalization initiatives within the 

BOA, particularly for the large vacant parcels atop the Genesee River gorge. These vacant, 

riverfront parcels are attractive locations for future mixed-use development. Building and site 

design will need to include considerations of the important scenic viewshed and environmental 

resources associated with the Genesee River. Opportunities exist on these riverfront properties 

to capitalize on the scenic viewshed, including the incorporation of a riverfront/gorge-top 

boardwalk that would provide visitors, residents and employees of these future developments 

with access to the scenic vistas of the Genesee River gorge and High Falls. Incorporation of 

public gathering and event spaces and open space areas into future redevelopment initiatives 

will further expand public access to the Genesee River gorge viewshed. 

Features of the Built Environment  

Key Buildings 

 Many key buildings within the LYLAKS BOA contain a large amount of vacant or underutilized 

space. This includes the Eastman Kodak Headquarters, the BeeBee Station and the Tent City 

building. These underutilized spaces provide “shovel-ready” or “turnkey” opportunities for 

future redevelopment of existing key buildings. Adaptive reuse initiatives within key buildings 

have recently been proposed for the Eastman Kodak Headquarters by Monroe County 

Community College, providing potential for additional redevelopment within the Kodak 

Headquarters and spin-off redevelopment in the area surrounding the campus. Adaptive reuse 

of the former Tent City building as a mixed-use development with ground-floor retail and 

upper-floor loft-style residential would serve as a catalyst for revitalization along Lyell Avenue. 

Major Commercial & Industrial Facilities 

 Despite the fact that the LYLAKS BOA is primarily residential in land use composition, it boasts 

a diverse mix of successful commercial and industrial enterprises. Major regional employers 

located within the Study Area include Kodak, DiPaolo Baking Co., Upstate Niagara 

Cooperative, Turner Bellows and Klein Steel. Opportunities exist for the location of infill, 

ancillary enterprises around these major commercial, industrial and recreational facilities to 

provide support for some of Rochester’s major business entities. 

Historically Significant Areas 

 The LYLAKS BOA contains a number of historically significant resources, including some 

properties listed on the National Register of Historic Places, two parks designed by renowned 

landscape architect Frederick Law Olmsted and his firm and the original route of the historic 

Erie Canal and City of Rochester Subway. These historic resources are considered assets that 

can be capitalized on as part of the redevelopment initiative for the LYLAKS BOA. While often 
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viewed as obstacles, the historic resources of the Study Area serve as opportunities for funding 

and investment from New York State and the Federal government.  

 The City of Rochester is a “Certified Local Government” and possesses historic preservation 

regulations and design standards that are enforced and governed by the Rochester Historic 

Preservation Commission. Demolition of historic buildings is generally prohibited, and the 

design of new buildings will need to conform to the existing historic facades, roofs, setbacks 

and other architectural elements of surrounding historic structures. Future revitalization efforts 

will need to be coordinated closely with the Rochester Historic Preservation Commission and 

possibly the New York State Office of Parks, Recreation and Historic Preservation in an effort to 

ensure that historic resources are protected and enhanced. 

 LYLAKS’ tight-knit layout of walkable neighborhoods exhibits the ideals of “New Urbanism” – 

a popular urban design movement that promotes walkable neighborhoods containing a range 

of housing and job types. Contemporary New Urbanist developments are inspired by urban 

neighborhoods that were prominent before the rise of the automobile – LYLAKS still   

Transportation Systems 

 As part of the developed urban landscape of Rochester, the LYLAKS BOA provides access to an 

extensive, varied transportation network. The BOA contains a grid-based street and sidewalk 

network that is interrupted only by the Lyell Avenue, State Street, Lake Avenue and I-490 

corridors. The Study Area is served by 13 different bus routes and 107 bus stops, with a bus 

stop within at least 800 feet of every residential property in the BOA. Due to a high residential 

vacancy rate, the existing transportation network possesses excess capacity, an asset that can be 

utilized by future redevelopment projects. 

 Although heavily served by an existing sidewalk system, opportunities for expanded 

pedestrian and bicycle infrastructure exist within the LYLAKS BOA. One potential opportunity 

involves the transformation of the dormant east-west rail corridor just south of Lyell Avenue 

into a safe, accessible pedestrian and bicycle rail trail. The trail would connect residents of the 

Dutchtown, JOSANA and Brown Square neighborhoods with the stadiums, the Lake 

Avenue/State Street commercial districts and High Falls, as well as to points east of the 

Genesee River by connecting to the Pont de Rennes pedestrian bridge. A connection to the El 

Camino Trail could be accomplished through renovating the Running Track Railroad Bridge at 

the end of Cliff Street. 

Infrastructure 

 The LYLAKS BOA contains a comprehensive network of public infrastructure, including 

potable water, sanitary sewer main, stormwater sewer main and fiber optic infrastructure. The 

presence of a large amount of vacant and underutilized properties has resulted in the water and 
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wastewater infrastructure operating below capacity. As such, future redevelopment within the 

LYLAKS BOA will benefit from the available capacity of the existing infrastructure network. 
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4 THE LYLAKS BOA REVITALIZATION STRATEGY  

4.1 Where is LYLAKS in 2035? 

By 2035, LYLAKS will be a collection of residential neighborhoods with a richly diverse 

population including long-time neighborhood families, young professionals wanting an 

authentic urban lifestyle and empty-nesters downsizing into walkable neighborhoods. The 

vacant and abandoned buildings and lots that now define the neighborhood will have been 

transformed into uses that serve the existing community and attract visitors and new residents.  

 

The LYLAKS Study Area is poised to transform into a community defined by its vast open 

space network, its tight-knit residential blocks, the river and its access to fresh, local food grown 

and sold right in LYLAKS. Implementation of the Revitalization Strategy and other efforts will 

be grounded by dedicated public assistance that will eventually be followed by private 

investment and development within LYLAKS.  

 

Revitalization of LYLAKS will start with streetscape enhancements and infrastructure 

improvements to discourage further deterioration of LYLAKS. Private investors will begin to 

see the promise in LYLAKS for its proximity to the downtown, its affordability, its natural and 

scenic resources, its traditional urban neighborhood form and the potential of transforming 
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long-neglected vacant 

buildings and lots into new 

mixed-use developments.  

 

For this to happen, we need to 

start thinking about how 

LYLAKS’ land is being used 

today and how it can be better 

used to reflect the 

community’s vision for 

tomorrow. A unique and 

distinct revitalization strategy 

is needed for LYLAKS to turn 

its obstacles and barriers into 

assets and opportunities. 

 

Several major projects in 

LYLAKS will be made 

possible through collaboration 

between private investors and 

the City of Rochester. The redevelopment of the Orchard-Whitney site; the conversion of vacant 

lots into an urban farm and food hub; the redevelopment of former industrial sites along the 

River into mixed use waterfront development; and deteriorated neighborhoods that will be 

rehabbed by townhomes and mixed use development surrounding the stadiums will be 

defining projects for the LYLAKS of tomorrow.  

 

Over the coming decades, urban food production, processing and distribution has the potential 

to repurpose acres of vacant land at the epicenter of LYLAKS to make it the heart of the region’s 

local food movement. Jobs will be created as farmers, food processors, distributors, managers, 

youth coordinators and local food industry businesses locate around LYLAKS’ growing urban 

agriculture movement. The clustering of the local food industry in the heart of LYLAKS will 

draw other food and local-centric businesses including restaurants, cafes, bookstores, bike 

shops and boutiques that serve LYLAKS residents and visitors. The farm will be a destination 

for local food and urban agriculture enthusiasts – they will be able to take educational tours of 

the facility, eat at the job training café, shop at the farm stand and visit other local businesses. 

The farm will serve as a leading example of Rochester’s innovative transformation of industrial 

landscapes into the generators of a more localized, cleaner, greener economy.  

 

LYLAKS 2035 

When someone visits LYLAKS they are now 

greeted by tree-lined streets where residents 

visit businesses that meet their daily needs and 

area employees work in the offices of key 

community job creators. The streets, trails and 

abundant open spaces are well-maintained, 

reflecting the residents’ sense of community 

loyalty, pride and duty. Visitors no longer come 

just for a sporting event, but feel safe and 

welcomed to explore other areas of LYLAKS 

including the waterfront, the urban farm, 

various parks, the rails to trails and the local 

businesses along Lyell Avenue, Oak Street and 

the waterfront. 
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The opening up of the Genesee River waterfront for uses other than heavy industry will have 

transformative effects on the quality of life for LYLAKS residents and the local economy. The 

redevelopment of the BeeBee Station site from an abandoned factory to a regional destination 

that highlights the natural assets of the waterfront will serve to create jobs for LYLAKS 

residents, improve the perception of the area and encourage the establishment of nearby service 

businesses. The success of the BeeBee Station redevelopment will spur on other mixed use 

waterfront development projects and the creation of public open space amenities to further the 

LYLAKS as a destination for residents and visitors alike. The creation of public open space 

along the waterfront and the connection to the Riveryway Trail and El Camino Trail along the 

waterfront will attract trail users into the neighborhood.  

 

Intensive investment and development along the corridor between the two stadiums will act as 

a gateway welcoming visitors into LYLAKS. Although visitors now feel unsafe traveling 

beyond the parking lot of the stadium, an infusion of restaurants and shops on Oak Street will 

encourage visitors to take advantage of these services and explore the neighborhood’s nearby 

parks. The Stadium Corridor will also introduce a new kind of housing stock and resident into 

LYLAKS – the townhouses that line Saratoga Avenue and Verona Street will be filled with 

empty-nesters and young professionals who want to have an authentic urban neighborhood 

experience and live in a walkable community. The diversity of the LYLAKS population will 

help small businesses succeed here by requiring a wider range of community needs and 

providing spending power. The mixed-use commercial development and townhouses will look 

like they’ve always been here – they will help reinvigorate this once vibrant community with 

their dense, walkable streets and bustling neighborhood activity.  

 

The residential neighborhoods in LYLAKS will no longer be in the depressed state they are now 

in -- deteriorated homes will be restored or replaced with new single-family homes and vacant 

lots will be transformed into community gardens, pocket parks and new homes. As demand 

rises, new housing products will result in LYLAKS becoming a more desirable area to visit, 

work and live.  
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4.2 Key Projects to Revitalize LYLAKS 
The LYLAKS Revitalization Strategy builds on the neighborhood’s existing assets and 

opportunities including the Lyell Avenue Corridor, its open space and trails, the stadiums, 

affordable housing, walkable neighborhoods, historic resources and the waterfront. The key 

projects that will lead the redevelopment of LYLAKS include the improvement and expansion 

of the open space and trail network, better connecting these assets through streetscape 

enhancements, the active reuse of vacant and underutilized sites and buildings and developing 

the economic vitality of the neighborhood. The Revitalization Strategy’s focus on investing in 

the existing neighborhoods will instill community pride and encourage further investment in 

LYLAKS.  

 

The LYLAKS Revitalization Strategy is a long-range plan broken up into three phases: Short-

Term (0-7 years), Mid-Term (8-15 years) and Long-Term (15+years). Although plans that are 15 

or more years away from implementation seem distant, transformative projects often take many 

years of planning and study before they can be fully implemented. Many of the projects 

identified in the Short-Term will not only improve the appearance of LYLAKS, but are also 

necessary for preparing LYLAKS to be an attractive place for investment and development to 

occur. The revitalization of LYLAKS will not occur because of one project, but the combination 

of many, inter-related efforts to transform the LYLAKS of today into the LYLAKS of tomorrow.  

The following sections detail how the projects that make up the LYLAKS Revitalization Strategy 

work together to make the BOA a community with strong residential neighborhoods, well-

maintained recreational amenities and a local economy that encourages innovation and 

entrepreneurship to create commercial activity, businesses and jobs. Each project is described in 

detail along with phasing and potential responsible parties. At the end of each section there is a 

table containing cost estimates and potential funding sources for each project described in that 

section.  
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Ongoing/Proposed Development Projects in LYLAKS 
 

1. Rails to Trails Conversion: The City has funding allocated for a  feasibility 

study to convert the old rail lines running east to west through the Study Area 

into a pedestrian and cycling trail. The trail is proposed to run east from Hague 

Street towards Sahlen’s Stadium, Brown Square Park and School #5 before 

ending at the BeeBee Station’s riverfront.  

2. El Camino/Butterhole Trail Extension: The potential extension through LYLAKS 

of the El Camino Trail, a multi-use pedestrian greenway adapted from an old 

railroad line, would connect LYLAKS to a vast trail system via the El Camino Trail 

and Riverway Trail.  The Riverway Trail currently runs along the east side of the 

River and extends west across the River into the LYLAKS via the Smith Street 

Bridge. The extension of the El Camino/Butterhole Trail would connect to the 

Riverway Trail at the Smith Street Bridge and extend north along the western 

bank of the Genesee over the Running Track Bridge.  

3. Demolition at the Orchard-Whitney site: The City has funding allocated for 

the demolition and remediation of the former factory, better positioning it for 

future reuse. 

4. Flower City Habitat for Humanity Projects: Several vacant and deteriorated 

lots and houses are being converted into new homes within the JOSANA 

Neighborhood.  

5. MCC Damon City Campus: MCC plans to relocate its Downtown Campus by 

2017 to a portion of the Kodak Building, bringing an infusion of students, faculty 

and staff to LYLAKS during workdays and evenings.  
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4.3 The Revitalization Strategy: Phase 1 (Map 16) 
Phase 1 of the LYLAKS Revitalization Strategy 

focuses on improvements to the public realm and 

infrastructure. Due to the economic state of the 

LYLAKS area, private investment interest will 

remain limited until the public sector commits to 

sustained investment in the area.  

For the recommended Phase 1 projects to become 

a reality, several assumptions were identified and 

must be factored into subsequent planning, 

budgeting and construction projects.  

o Development projects currently proposed will 
happen as planned (MCC, Rails to Trails, etc);  
 

o Future investigation efforts do not identify 
unexpected redevelopment obstacles on 
potential brownfield sites; 

 
o Funding is identified and secured for public 

projects; 
 
o Existing structures targeted for redevelopment 

are suitable for adaptive reuse.  

Phase 1 of the Revitalization Strategy focuses on 

initializing the Strategy’s guiding principles of 

improving and expanding the open space and trail 

network by better connecting these assets through 

streetscape enhancements, the active reuse of 

vacant and underutilized sites and buildings and 

developing the economic vitality of the 

neighborhood. The enhanced LYLAKS open space 

and trail network loop will highlight the area’s 

abundant green space while providing residents 

and visitors with safe and easily accessible 

recreational destinations within LYLAKS and 

beyond. Streetscape enhancements and 

improvements to infrastructure will serve to make 

LYLAKS more walkable, attractive and safer while encouraging residents and visitors to 

Community Impacts of 

Brownfield 

Redevelopment 

 

 The EPA has documented 

property value improvements 

of two to three percent within 

a one-mile radius of a 

cleaned up brownfield, even 

without turning it into a park.  

 

Every $1 of public investment 

has been proven to lead to 

$7 in private investment. 

 

Brownfield development 

results in up to a 70 percent 

reduction in energy and 

infrastructure costs  

 

1 new job is created for every 

$10,000 in public investment. 

 

Redevelopment of a 

brownfield increases property 

values 5 to 15 percent.  

 

Public investment in 

brownfield sites is typically 

fully recouped within 5 to 10 

years.  
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explore the integrated and connected open space amenities within LYLAKS and adjacent 

neighborhoods. Infill development on vacant lots is an essential aspect of the LYLAKS 

Revitalization Strategy. The conversion of vacant lots will improve the aesthetics of the area, 

encourage further investment and improve the perceived safety and economic vitality of the 

neighborhood. Short-term projects are described on the following pages.  
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Streetscape Enhancements & Infill Development on Lyell Avenue 

Phase 1, Project 1 

Who: City, Lyell-Jay Merchants Association, East Lyell Business Association, Northwest Quadrant 

Service Center 

 

The Lyell Avenue Corridor was once the commercial backbone of the LYLAKS community. It 

housed many small, family-owned businesses and employment centers. Today, Lyell Avenue is 

marked by vacant and deteriorated buildings and lots. The businesses that do remain do not 

substantially contribute to the local economy and do not serve the day-to-day needs of 

residents. 

In Phase 1 the revitalization of Lyell 

Avenue is proposed to begin with public 

investment in streetscape enhancements 

and infrastructure improvements. Proposed 

improvements include façade 

improvements, sidewalk benches, 

landscaping, development of design 

guidelines, pedestrian wayfinding signs 

and improved sidewalk conditions. The 

City of Rochester must demonstrate, 

through public infrastructure investment, 

that LYLAKS is worthy of private 

investment and development. By making 

the sidewalks more appealing for foot 

traffic and streets more appealing for 

motorists, businesses and developers will 

see Lyell Avenue as a more appropriate 

place to locate and invest. Infill 

development will be an incremental 

process, but is critical in improving the 

perception of Lyell Avenue.  

In recognition of this future vision, the 

Lyell-Jay Merchants Association and the 

East Lyell Business Association should be reformed and become active in order to support 

business growth along the corridor, target key redevelopment sites, improve public perception 

of Lyell, coordinate community cleanups with the Northwest Quadrant Service Center, network 

and broaden membership.  

  

Streetscape enhancements with neighborhood banners 

Streetscape with lighting, street trees and benches 
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J.R. Wilson Park Improvements  

Phase 1, Project 2 

Who: City, Healthy Kids Healthy Communities, Lyell-Otis Neighborhood Association, Northwest 

Quadrant Service Center 

 

 
J.R. Wilson Park today 

 
Rendering of J.R. Wilson Park with improvements   

 

 

 

J.R. Wilson Park, located in the 

northwestern corner of LYLAKS, is 

underutilized due to the current lack of 

amenities. It is primarily informal open 

space with a poorly-maintained basketball 

court and play equipment. In the Fall of 

2013, the City funded the construction of a 

basketball court, baseball diamond and 

playground to better serve the surrounding 

neighborhoods. Improved amenities at this 

park will serve a substantial community 

need as this area of LYLAKS 

disproportionately lacks open space and 

recreational amenities.  

 

J.R Wilson Park is connected to Lyell 

Avenue and the nearby open space network 

loop via Ritter Street. Enhancing J.R. Wilson 

Park and Ritter Street for easier access by 

pedestrians and cyclists will increase the 

usage of this park and the open space loop.  
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Streetscape Improvements  

Phase 1, Projects 3, 5, 11, 15, 18, 19 

Who: City, Lyell-Jay Merchants Association, East Lyell Business Association, Northwest Quadrant 

Service Center, Rochester Rhinos, Rochester Red Wings 

 

Streetscape enhancements 

are a critical component of 

the first phase of the 

Revitalization Strategy 

because investment, 

regardless of the scale, has 

the ability to improve 

perceptions of a place. In 

addition to the 

enhancements along the 

Lyell Avenue streetscape, 

improvements are 

recommended for Jay, 

Oak, Hague, Orchard, 

Vincent and Brown Streets. These streets function as key roadways and currently reflect 

negatively on the area. Although their condition and character deter visitors from coming to the 

area, minor investments can transform these roadways into welcoming gateways through well-

maintained streetscaping and signage. The improvement of several key roadways in LYLAKS 

will help bolster the efforts to improve and connect the neighborhood’s open space and trail 

network.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Brown Square Neighborhood Association Streetscaping  
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Rails to Trails 

Phase 1, Project 4 

Who: City, People of Dutchtown, Charles House Neighborhood Association, Brown Square 

Neighborhood Association, Northwest Quadrant Service Center, Groundwork 

 

The conversion of the unused railroad line running through LYLAKS, into a pedestrian and 

cyclist trail embodies the transition that LYLAKS will be undergoing during its revitalization. 

By taking an existing blight in the community and creatively adapting it to be an asset is a 

characteristic that resonates throughout the LYLAKS Revitalization Strategy. 

 

The Rails to Trails will act as 

the backbone of the enhanced 

LYLAKS open space and trail 

network loop. It will better 

connect existing pieces of the 

open space network and will 

ultimately integrate LYLAKS’ 

waterfront into the rest of the 

community’s open space 

network. The trail will 

provide safe access for 

pedestrians and cyclists to 

travel west from Hague 

Street east to Sahlen’s 

Stadium where pedestrian 

and cyclist friendly streets 

connect to the El Camino 

Trail at the riverfront. The 

Rails to Trails and its linked 

open space inventory will 

attract visitors and improve 

the quality of life and 

recreational opportunities for 

residents. 

 
 

The City currently has funding from the Genesee Transportation Council to undertake a 

feasibility study for the conversion of the unused railroad line.  

 

 

Existing Rail Bridge at Broad Street 

Proposed Rails to Trails crossing at Broad Street 
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Proposed Rails to Trails 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Benefits of Greenways and Trails, from the Rails to Trails Conservancy: 

Greenways and trails are often seen only for their recreational or environmental 

aspects when they really can deliver a complete package of benefits to 

communities including public health, economic and transportation benefits and 

community pride and identity. When seen as a whole, the far-reaching benefits of 

trails and greenways are significant, especially given the minimal public investment 

involved compared to other undertakings with the same community goals. The 

connection of the LYLAKS Rails to Trails to the Riverway Trail and the El 

Camino/Butterhole Trail Extension along the Genesee River will multiply the positive 

impacts that there trails have on the community. 

 

Health: Trails helps people of all ages incorporate exercise into their daily routines by 

safely connecting them with places they want or need to go. The Indiana Trail 

Study, which surveyed trail users on six different trail in Indiana, found that in all six 

locations, over 70 percent of trail users reports that they were getting more exercise 

as a direct result of the trail.  

 

Transportation/Livability: Trails can function as viable transportation corridors and 

can contribute to a community’s livability by giving people the ability to avoid 

congested streets and highways by traveling through natural areas on foot or 

bicycle.  

 

Economy/Revitalization: The Mispillion River Greenway in Milford, Delaware, is 

credited with inspiring downtown reinvestment and a net gain in new businesses, 

with more than 250 people now working in a downtown that was nearly vacant 10 

years earlier.  

 

Community Identity: The conversion of old rail lines to a LYLAKS trail would help tell 

the story of the people of LYLAKS and the community’s transformation from a 

blighted, industrial zone to a greener, forward thinking place to live, work and play.  
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Skate Park at Campbell Street Community Center 

Phase 1, Project 6 

Who: City, People of Dutchtown, Northwest Quadrant Service Center  

The Campbell Street Community Center currently 

serves a variety of needs for youth in the 

community, but it lacks dedicated active open 

space. The addition of a skate park will serve two 

purposes – encouraging youth to spend time at 

the community center while removing 

skateboarding from neighborhoods where it is a 

less desirable activity for residents. Throughout 

the community engagement process, community 

members expressed that the neighborhood youth 

need a safe, dedicated place for skateboarding 

without disturbing other neighborhood residents. 

The Campbell Street Community Center is the 

only open space in the southwestern corner of 

LYLAKS -- the addition of a skate park will make 

it an even greater asset for the community.   

 

Currently the Community Center is accessible 

only by Campbell Street. The addition of a 

walkway from Jay Street to the Community 

Center will enable users to more conveniently 

access the Community Center. The newly 

established connection between Jay Street and the 

Community Center will also incorporate this 

community asset into the LYLAKS open space 

and trail network loop. The nearby Rails to Trails 

project and the efforts to improve streetscaping 

for safer, more accessible walking and cycling will 

bolster efforts to make the Campbell Street 

Community Center and Skate Park more of a 

community asset. 

 

 
 

 

 

Example of Community Skate 

Park 

 

Example of a Community 

Skate Park 

Example of a Community 

Skate Park 

 

Proposed Skate Park with adjacent improved 

streetscaping 

Example of a Community Skate Park 
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Urban Farm 

Phase 1, Project 7 

Who: City, Northwest Quadrant Service Center, Wegmans, FoodLink, Charles Settlement House, 

Good Food Collective/Headwater Foods, Cornell Cooperative Extension, City School District, 

Rochester Roots, Healthy Kids Healthy Communities, Groundwork, GrowGreen Rochester, 

RochesterWorks!, Lots of Food 

The conversion of vacant and underutilized land at the 

intersection of Smith and Whitney Streets into an urban 

farm will have transformative effects on the condition of 

this neighborhood. The vacant lots and abandoned 

houses stress the surrounding neighborhood as they 

draw crime and discourage neighbors from investing in 

their own properties. The reuse of 2.5 underutilized 

acres at this intersection for intensively growing 

vegetables and fruit echoes recommendations from the 

JOSANA Neighborhood Revitalization Strategy, which 

saw this intersection as a strategic site for bringing 

urban agriculture to the neighborhood. The conversion 

of this site into an urban farm not only removes blight 

from the community, but also addresses several key 

community objectives including the desire for 

affordable access to healthy, fresh food either through a 

grocery store or farmers market and the need for 

healthy living initiatives within the community.  

 

LYLAKS residents, especially those who do not have 

cars, have poor access to affordable, healthy, fresh food. 

Although the community has expressed interest in 

locating a new grocery store in LYLAKS, it is unfeasible given the current market conditions. 

An urban farm with a focus on community engagement will make affordable, fresh produce 

available on-site through a farm stand and weekly farm share. The farm will also provide 

interested residents, including youth, an opportunity to learn how to grow their own food 

thereby increasing the community’s ability to access healthy foods and save money for other 

household needs. 

 

Farming is work-intensive and will create both low-skill and high-skill jobs in LYLAKS. 

Working at the Whitney/Smith Urban Farm will prepare farm workers interested in farming on 

their own with the skills they need to grow food for themselves and others while making a 

profit. Eventually the farm could incorporate job training, educational programs and technical 

 
Example of Urban Agriculture  

 
Proposed Urban Farm at the corner of Smith 

and Whitney  
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support for food industry entrepreneurs in the community as the project progresses. There are 

many organizations in the Rochester region that share an interest in improving the health and 

well-being of the greater community. Because an urban farm project touches on so many facets 

of quality of life, there is an abundance of potential partnerships.  

 

Cleaning Contaminated Soil with Phytoremediation 

Phytoremediation is a lower-cost, natural process that uses special plants to pull 

heavy metals, like lead, out of the soil through their root systems. The plants clean 

the soil, restore nutrients for future agricultural uses and are disposed of after 

harvesting. Soil from potential growing sites must first be tested to identify the type 

of contamination and then planted with hyper-accumulators, plants that can 

remove heavy metals. Known hyper-accumulators for lead include Indian 

Mustard, Scented Geranium, Corn, Pumpkins, Sunflowers and Amaranth. Various 

hyper-accumulators should be planted throughout LYLAKS’ vacant lots to 

measure the effectiveness of different plants in restoring LYLAKS’ healthy soils. The 

City’s Department of Environmental Services’ Environmental Quality unit (DES-EQ) 

or Cornell Cooperative Extension would be a necessary partner in the testing and 

monitoring process.  

The Friends of the Garden Aerial have initiated a phytoremediation pilot program 

at School #17. The program teaches high school girls to care for the flowers 

growing at the site, harvest them and sell them at the Public Market. This program 

should expand programming and partnerships to clean up, beautify and bring 

attention to the positive changes taking place on LYLAKS’ vacant lots. 
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What Organization Could Make Urban Agriculture a Reality in 

LYLAKS? 
Groundwork USA is a national non-profit organization with local roots that engages local 

businesses, residents and government officials to revitalize neighborhoods and transform 

community liabilities into community assets. Groundwork USA supports local Groundwork 

Trusts in reclaiming vacant and derelict land for community transformation. A Groundwork 

Trust can take on a wide range of projects to accomplish this mission, but engaging local 

youth to become stewards of their physical environment by becoming paid members of the 

“Green Team” is always an integral component. Groundwork USA is affiliated with The 

Environmental Protection Agency’s Brownfields Program and The National Park Service’s 

Rivers, Trails, and Conservation Assistance Program. 

 

The formation of a Groundwork Rochester would act as an intermediary between local 

government and neighborhood residents to achieve revitalization through community 

engagement. LYLAKS is an ideal location for Groundwork Rochester to begin focused action 

by preparing and repurposing vacant and derelict land for food production and recreation. 

The Green Team program would become integral to the maintenance of the transformed 

sites through their dedication to everything from site clean-up to the harvesting and selling of 

goods from food production sites. Groundwork Rochester would benefit from the network of 

20 local Groundwork Trusts by learning from their best practices. Groundwork Hudson Valley 

has addressed food access issues by transforming vacant lots into community gardens and 

establishing a low-cost, year-round CSA and farmer’s market while Groundwork Lawrence, 

alternatively, has been dedicated to creating a greenway from formerly derelict riverfront 

properties.  
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Institutional/Commercial Development   

Phase 1, Project 8 

Who: City of Rochester, Private Developers, Lyell-Jay Merchants Association, East Lyell Business 

Association, Northwest Quadrant Service Center 

 

The Orchard-Whitney site has been a vacant and 

underutilized eyesore at the center of the community. 

The one remaining building is scheduled for demolition 

in 2014. The community has expressed a desire to see 

this site put to active use. Due to the distressed state of 

the LYLAKS economy, market analysis has shown that 

the redevelopment of the Orchard-Whitney site will 

require City intervention to identify and implement 

appropriate reuse options. 

 

A commercial use subsidized by the government or a 

government use are the most appropriate and realistic 

uses for the redevelopment of this site. An institutional or commercial use for this site would be 

attractive for potential business owners and would create positive impacts for the community. 

Most importantly, the long-vacant Orchard-Whitney site would be redeveloped, which would 

increase the area’s tax base, remove blight from the heart of LYLAKS, reactivate Lyell Avenue 

and illustrate to other potential developers that LYLAKS is a viable place to locate a business. 

 

The institutional or commercial building should be oriented towards Orchard Street. The new 

building will not disrupt the urban fabric along Lyell Avenue because it will be set behind the 

existing structures. The redevelopment of this site will allow for innovative building techniques 

such as a green roof that would help to decrease energy costs, reduce stormwater runoff, 

improve air quality and create positive attention for the new construction as investing in the 

well-being of the surrounding community. Additional parking for the businesses along Lyell 

Avenue will be constructed behind their properties and accessible via Orchard and Whitney 

Streets. The creation of off-street parking and a location next to an attractive, redevelopment 

will increase the value of these properties and encourage most desirable businesses to locate 

along Lyell Avenue.  

 

 

 

 

Proposed Orchard-Whitney Redevelopment  
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Tent City Redevelopment  

Phase 1, Project 9 

Who: Private Developers, Lyell-Jay Merchants Association, East Lyell Business Association, 

Northwest Quadrant Service Center 

Tent City has long been an underutilized 

building prominently situated at the 

intersection of Lyell and Dewey Avenues. The 

community has expressed an interest in 

preserving the building as it is an iconic 

architectural memory embedded in the 

neighborhood’s history. The community’s 

preferred reuse of the building would be to 

house services that would serve the day-to-day 

needs of the surrounding community and create 

employment opportunities for local residents.  

 

The reactivation of a major intersection within 

LYLAKS would positively impact the economic 

vitality of the area and the employment and 

commercial opportunities for residents. An 

infusion of tenants into Tent City, either as 

residents or office workers, would help drive 

demand for more commercial activity along 

Lyell Avenue. Appropriate and favorable reuse 

options for Tent City include office space, flex 

space, service businesses, housing and 

community uses. The streetscape enhancements and infill development proposed for Lyell 

Avenue should encourage private developer interest in the potential for this building, especially 

those interested in adaptive reuse projects.  

 

 

 

 

 

 

 

 

 

 

 

Proposed Tent City after Redevelopment  

Tent City Today  

 
Tent City after Redevelopment  
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Local Success with Adaptive Reuse 
Adaptive Reuse is the process of reusing old, often neglected buildings for new 

uses. Rochester has many architecturally attractive and well-built buildings that 

have become underused or vacant over time. The Culver Road Armory was 

completed in 1918 to house the Rochester unit of the 1st New York Cavalry, 

complete with an indoor horse show arena and shooting range. The New York Army 

National Guard officially vacated the building in 2008, but it had fallen into disrepair 

throughout the previous decades.  

A private developer purchased the building in 2009 and has since filled the 100,000 

square foot space with a restaurant, retail stores and various client-based offices. 

Luxury townhouses are being built nearby on the site in response to the site’s 

popularity as a 24/7 destination.  
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Improved Parking Lot  

Phase 1, Project 10 

Who: Rochester Rhinos, City, CHNA 

Sahlen’s Stadium 

currently takes up a 

significant amount of 

space in the center of 

LYLAKS, but 

remains relatively 

inactive outside of 

game days. The 

overflow stadium 

parking lot west of 

Broad Street, owned 

by the City, is usually 

vacant. 

 

The ill-kept condition 

of the parking lot 

negatively impacts 

the perception of the 

surrounding neighborhoods by conveying a sense of disrepair and neglect. When visitors to the 

stadium see the condition of this parking lot, it dissuades them from venturing into other parts 

of LYLAKS. By surrounding the parking lot with tree plantings and adding landscaping to the 

rows within the parking lot, such enhancements will illustrate the LYLAKS community’s 

commitment to updating its infrastructure, improving the site’s ability to manage stormwater 

runoff and contributing to a more positive perception of the area by visitors. The improvement 

of this parking lot will make stadium-goers feel safer in the neighborhood and will expose them 

to the positive open space enhancements taking place in LYLAKS. The northern border of the 

parking lot runs parallel to the proposed Rails to Trails which will act as an alternative non-

vehicular route to Sahlen’s Stadium.  

 

Due to the short soccer season and general lack of use of the overflow parking lot, there is 

ample opportunity to activate Sahlen’s Stadium and its parking lots for alternative, non-

permanent activities that can strengthen the connection between the stadium and the 

neighborhood. 

 

 

Aerial View of Sahlen’s Stadium and Overflow Parking Lot, at far left 

 

Improved Parking Lot adjacent to Rails to Trails  
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Using the Stadiums in the Off Season 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sahlen’s Stadium and Frontier Field are very large 

sites that have come to dominate LYLAKS’ 

landscape yet they appear closed off from the 

community. The proximity between the stadiums and 

the neighborhoods suggest that the success of the 

stadiums is tied to that of the neighborhoods and 

vice versa. Better integrating the stadiums into the 

communities can boost neighborhood revitalization 

and make LYLAKS a more welcoming place for 

stadium-goers and related businesses and services. 

The City and its partners should pursue four season 

uses for the stadiums and their adjacent parking lots 

to activate these large sites year-round.  

 

In December 2013, the Frozen Frontier event proved 

popular and should be continued and expanded in 

coming winters. Similarly, the Cleveland Indians 

Stadium hosted “Snow Days” with tubing and ice 

skating to attract visitors out of season, which 

provided activities for neighborhood residents and 

helped activate local businesses. 

 

Alternative Uses: 

 Movie Nights 

 Block Parties 

 Seasonal Outdoor 

Recreational 

Activities 

 Clean Sweeps 
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Residential Infill 

Phase 1, Project 12 

Who: City, Private Developers, Flower City Habitat for Humanity, NeighborWorks, Northwest 

Quadrant Service Center, CHNA  

 

Vacant houses and lots in 

residential neighborhoods have 

many negative impacts – they 

decrease housing values, invite 

crime and deter investment.  

 

In early phases of the 

Revitalization Strategy, the 

demand for residential infill 

development is projected to be 

low, although several 

organizations, including Flower 

City Habitat for Humanity, are 

currently taking on such projects. 

The residential infill efforts will 

most likely be a combination of 

rehabilitation and demolition as 

many of the vacant houses are 

beyond repair. The community 

has expressed an interest in 

strengthening their owner-

occupied, single-family residential 

districts. Over time, increased 

investment in single-                                                                                                                                                  

family residential neighborhoods 

and the encouragement of home 

ownership will lead to greater 

stewardship and sense of pride 

amongst residents. Demand for 

housing stock, however, is unlikely to outpace availability in the near future. The creative semi-                                                                                          

permanent reuse of key vacant lots, such as pocket parks and community gardens, should be 

promoted as a low-cost way to improve residential neighborhoods without building new homes.  

 

 

 

 

Vacant House in LYLAKS  Vacant home in LYLAKS 

Proposed Infill Development sites  
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Improved Connection to Jones Square Park 

Phase 1, Project 13 

Who: City, Northwest Quadrant Service Center 

In the LYLAKS Revitalization Strategy, Jones Square 

Park plays a vital role in connecting LYLAKS to the 

riverfront and its various recreational amenities. 

Jones Square Park is positioned as a natural 

connector between LYLAKS’ two main trails -- the 

Rails to Trails and the El Camino/Butterhole Trail 

Extension at the waterfront. A safer, more attractive 

connection between Lyell Avenue and the Park will 

improve the overall connectivity between LYLAKS 

and the riverfront by reinforcing the loop trail 

created by the integration of the open space and trail 

network.  

 

An improved connection will also make Jones 

Square Park a more desirable stopping point for 

pedestrians and cyclists enjoying the Rails to Trails 

and El Camino Trail. Jones Square Park is lined by 

well-kept homes and has received considerable 

investment from homeowners. Highlighting the strong residential neighborhood surrounding 

the park will convey a positive image of LYLAKS to trail users. The proposed improvements 

along Saratoga Avenue leading to the park include additional tree plantings, wayfinding signs 

and designated pedestrian and cyclist paths.  

 

 

 

 

 

 

 

 

 

 

Underutilized Historical Structure Located at ??? 

 

Proposed Improved Connection 
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Retain Historic Structure 

Phase 1, Project 14           

Who: City, Private Developers, Lyell-Jay Merchants Association, East Lyell Business Association 

LYLAKS has several buildings with 

architectural character worth 

preserving despite being currently 

vacant or underutilized. As the Lyell 

Avenue Corridor becomes a more 

attractive place for investment, 

creative reuses of these buildings 

should be considered instead of 

demolition. The preservation of such 

structures will retain the unique, 

historical character of LYLAKS, 

reinforce the urban fabric of the 

neighborhood and provides potential developers with a unique building stock. LYLAKS is a 

community with deep roots in the City of Rochester and it is critical that traces of this history 

are apparent and the character of LYLAKS is retained throughout the Revitalization Strategy.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Underutilized Historical Structure Located at ??? 

175 Lyell Avenue, former bank building  
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Trail Improvements at School #5 & Brown Square Park 

Phase 1, Projects 16 & 17 

Who: City, City School District, PTA, Northwest Quadrant Service Center 

Along with the improved connections 

proposed at Jones Square Park (Project 

13), trail improvements at School #5 and 

Brown Square Park are proposed to better 

connect the stadium corridor to the rest of 

LYLAKS. The proposed trail 

improvements will be a segment on the 

LYLAKS open space and trail network 

loop, linking users more safely and easily 

to nearby destinations including the Rails 

to Trails, the El Camino Trail, the 

Riverway Trail and the stadiums. 

Proposed improvements include 

wayfinding signs, landscaping, lighting 

and surfacing. The improved trails will 

provide residents, especially school 

children, with safer and more attractive passage on foot or bicycle between the southeastern 

portions of LYLAKS to other destinations along the trail loop. 

 

 
Existing Trail at School #5 Looking South, Before and After Improvements  

 

 

 

 

Proposed Trail Improvements  
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El Camino/Butterhole Trail Extension 

Phase 1, Project 20 

Who: City 

The Genesee River is an underutilized resource within the 

LYLAKS community. The River is currently lined by 

industrial or vacant parcels and there is no public access. 

The first step in taking advantage of this invaluable asset 

is to open it up to public access to allow people to see the 

potential for waterfront development in LYLAKS.  

 

The El Camino Trail, an ongoing project throughout the 

City, is a multi-use pedestrian greenway that was adapted 

from an old railroad line. The El Camino Trail currently 

runs along the east side of the River and connects to the 

west side of the River at Smith and Vincent Streets, 

thereby connecting to the Genesee Riverway Trail to the 

south in High Falls. The proposed extension of the El 

Camino/ Butterhole Trail would run from the Smith Street 

Bridge at Vincent Street north along the old railroad line 

and cross the spectacular Running Track Railroad Bridge 

to connect to the El Camino Trail to the east. Although 

pedestrians and cyclists already have access to trails on 

either side of the river, the extension of the El 

Camino/Butterhole Trail through LYLAKS would provide 

trail users with an uninterrupted trail and highlight 

LYLAKS’ often overlooked waterfront. The reuse of the 

Running Track Railroad Bridge, perched high above the 

river gorge, would offer a one-of-a-kind experience and 

provide new views and vistas of the city skyline, the river 

and the river gorge. 

 

The completion of the trail extension will expose LYLAKS to numerous recreational trail users, 

provide community members access to the riverfront trails and strengthen the local open space 

and trail network. The strength of the LYLAKS’ trail network will contribute to the economic                      

development of the riverfront and adjacent neighborhoods.  

  

Proposed Trail on LYLAKS Riverfront  
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Costs & Funding for Proposed Phase 1 Projects  

Moving the LYLAKS Revitalization Strategy forward will require various funding sources to 

make these projects a reality. Each Phase 1 project is broken down in the list below with 

potential funding sources and cost estimates. Descriptions of the funding sources are 

detailed in Section 5.  

     

Project 

Number 

Project Name Project Type  Anticipated 

Costs ($2013) 

Potential Funding Sources 

1 Streetscape 

Enhancements and 

Infill Development 

on Lyell Avenue   

Design 

Guidelines 

135,000 Private, City, BOA, Surface 

Transportation Program 

(STP), Transportation 

Alternatives Program (TAP), 

NY Main Street Program 

(MSP), Transportation 

Improvement Program (TIP) 

Public 

Construction 

Varies1 

Private 

Construction  

Varies 

2 J.R. Wilson Park 

Improvements  

Design Completed  City, EPF Parks 

(Environmental Protection 

Fund’s Parks, Recreation 

and Historic Preservation 

Program) 

Construction Completed 

3 Hague Street 

Improvements  

Schematic 

Design 

5,000 City, BOA, STP, TAP , MSP, 

TIP 

Final Design 13,000 

Construction  160,000 

4 Rails to Trails Design  To Be 

Determined by 

Feasibility 

Study 

City, STP, TAP, EPF Parks, 

TIP 

Construction To Be 

Determined by 

Feasibility 

Study 

5 Jay Street 

Improvements 

Schematic 

Design 

48,000 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 142,000 

Construction  1,800,000 

                                                      
1 Varies = Dependent on the specific development’s site, construction and use, costs will vary and cannot 
be predicted at this stage. 
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Project 

Number 

Project Name Project Type  Anticipated 

Costs ($2013) 

Potential Funding Sources 

6 Skate Park at 

Campbell Street 

Community Center 

Traffic Control 

Study Access/ 

Feasibility 

Study  

30,000 City, BOA, STP, TAP, EPF 

Parks, TIP 

Schematic 

Design 

19,000 

Final Design 71,000 

Construction  890,000 

7 Urban Farm Planning & 

Feasibility 

TBD City, Private, BOA, GIGP, 

Groundwork USA, Healthy 

Kids, Healthy Communities 

Grants (HKHC), CFP 

(Community Food Project) 

Competitive Grant Program, 

HFHC (New York Healthy 

Food & Healthy 

Communities Fund)  

 

Environmental 

Investigation & 

Remediation  

TBD Based on 

Site 

Schematic 

Design 

TBD 

Final Design TBD 

Construction TBD 

8 Institutional/ 

Commercial 

Development  

Utility Capacity 

Study 

60,000 City, If Green Roof – Green 

Innovation Grant Program 

(GIGP), US EPA Brownfield 

Program (EPA BP) 

Site Acquisition $180,000 (415 

Orchard & 354 

Whitney) 

Design 800,000 

Construction 8,500,000 

9 Tent City 

Redevelopment 

Market 

Analysis 

15,000 Private, BOA, COMIDA, 

PILOT, NMTC, NYSERDA 

New Construction Program 

(NCP) 

Environmental 

Investigation 

TBD 

Design TBD 

Construction TBD 

10 Improved Parking 

Lot 

Parking 

Analysis, 

Parking, 

Circulation and 

Access Study 

70,000 City, GIGP (?) 
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Design 22,000 

Construction 200,000 

Project 

Number 

Project Name Project Type  Anticipated 

Costs ($2013) 

Potential Funding Sources 

11 Orchard Street 

Improvements  

Schematic 

Design 

2,000 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 6,000 

Construction  45,000 

12 Residential Infill Market 

Analysis 

TBD -- 

Dependent on 

Step 3 Findings 

Neighborhood Stabilization 

Program (NSP) 

Site Acquisition Varies 

Design Varies 

Construction Varies 

13 Improved 

Connection to 

Jones Square Park 

Schematic 

Design 

1,500 City, STP, TAP, TIP 

Final Design 4,500 

Construction 55,00 

14 Retain Historic 

Structure 

Structural 

Assessment 

10,000 Private, COMIDA, PILOT, 

NMTC, EPF Parks 

Design Varies 

Construction Varies  

15 Oak Street 

Improvements 

Schematic 

Design 

3,000 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 8,500 

Construction  103,000 

16 Trail Improvements 

at School #5 

Schematic 

Design 

9,500 City, STP, TAP, HKHC, TIP 

Final Design 28,500 

Construction 330,000 

(including 

$126,000 for 

lighting) 

17 Trail Improvements 

at Brown Square 

Park 

Schematic 

Design 

18,500 City, STP, TAP, TIP 

Final Design 55,500 

Construction 646,000 

(including 
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$175,000 for 

lighting) 

18 Brown Street 

Improvements  

Schematic 

Design 

4,000 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 12,000 

Construction  150,500 

Project 

Number 

Project Name Project Type  Anticipated 

Costs ($2013) 

Potential Funding Sources 

19 Vincent Street 

Improvements 

Schematic 

Design 

1,500 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 4,500 

Construction  56,000 

20 El 

Camino/Butterhole 

Trail Extension  

Design City Identified City, STP, TAP, LWRP, EPF 

Parks, TIP Construction City Identified 
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4.4 The Revitalization Strategy: Phase 2 (Map 17) 

Phase 2 of the LYLAKS Revitalization Strategy builds off of the progress and initiatives 

established in the Short-Term Plan. The public investment in updating infrastructure, 

streetscape enhancements and improving open space and trails is intended to lay the 

framework for private investment interest.  

The successful implementation of Phase 2 is dependent on a number of factors, including:  

o All cleanup activities and projects identified in Phase 1 are completed as proposed; 

 

o Land assembly and ownership is aligned to allow for plan implementation; 

 

o Waterfront development along trail occurs early in Phase 2; 

 

o Interior developments and enhanced public space improvements occur later in Phase 2.  

 

Building on the initial investments in Phase 1, LYLAKS will be primed for more capital-

intensive, privately funded projects including neighborhood mixed use development, 

waterfront development and new residential development.  

Neighborhood mixed use development is strategically planned to encourage visitors to the 

stadiums to spend time and money at businesses in the LYLAKS community. The 

redevelopment of the Genesee River waterfront is planned to begin with the adaptive reuse of 

the now vacant BeeBee Station. The early stages of waterfront redevelopment will provide 

nearby residents with river access while exposing visitors and investors to the assets of LYLAKS 

and its waterfront. New residential development will be concentrated along the Stadium 

Corridor where vacant lots and dilapidated structures will be replaced by a dense, 

neighborhood-scale townhouse development. Within the residential neighborhoods, especially 

JOSANA, vacant and underutilized residential lots will be transformed into new housing, 

community gardens and pocket parks making LYLAKS a more attractive location for new 

residential investment. 
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Community Market Site  

Phase 2, Project 21  

Who: City, Northwest Quadrant Service Center, Wegmans, FoodLink, Charles Settlement House, 

Good Food Collective/Headwater Foods, Cornell Cooperative Extension, City School District, 

Rochester Roots, Healthy Kids Healthy Communities, Groundwork, GrowGreen Rochester, 

RochesterWorks!, Lots of Food 

Throughout Phase 1, the urban 

agriculture movement is expected to 

grow in LYLAKS. As more vacant lots 

are transformed into growing sites, a 

space dedicated to a farmer’s market will 

become necessary in order to allow the 

full benefits of urban farming to translate 

to increased access to healthy, affordable 

food for area residents. The site on 

Orchard Street, adjacent to both the 

Sahlen’s Stadium improved parking lot 

(Project 10) and the new institutional/commercial development (Project 8), is currently 

occupied by a deteriorating building that could be repurposed during Phase 2.  

 

The landscaping of the site will creatively marry LYLAKS’ growing interest in urban 

agriculture, improved food access and educational opportunities. The perimeter of the site and 

the adjacent portion of the Rails to Trail should be planted with native, perennial edible plants. 

An orchard along Orchard Street would provide additional fresh fruit to area residents while 

creating a sense of excitement and curiosity about the food-oriented changes taking place in the 

LYLAKS Study Area.  

 

 

 

 

 

 

 

 

 

 

 

Proposed Community Market Site  

An April 2012 article in the American 

Journal of Preventative 

Medicine found that children living in 

neighborhoods with healthy food 

and safe play spaces are 56 percent 

less likely to be obese than children in 

neighborhoods without these 

features. 
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Philadelphia Orchard Project 

The Philadelphia Orchard Project (POP) is dedicated to “planting orchards in the city 

of Philadelphia that grow healthy food, green spaces and community food security.” 

POP works with community-based groups and volunteers to plan and plant orchards 

filled with useful and edible plants. POP provides the plants, trees and training. 

Community organizations own, maintain and harvest the orchards, expanding 

community-based food production. Orchards are planted in formerly vacant lots, 

community gardens, schoolyards and other spaces, almost exclusively in low-wealth 

neighborhoods where people lack access to fresh fruit. 

 

A similar Rochester-based organization, Lots of Food, has recently been formed and is 

a potential partner for implementing a similar program in LYLAKS. Potential sites for 

“food forests” include the Rails to Trails adjacent to the proposed community market 

site and various vacant, publicly-owned sites.  
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Greenhouses with Parking Lots  

Phase 2, Project 22 

Who: City, Northwest Quadrant Service Center, Wegmans, FoodLink, Charles Settlement House, 

Good Food Collective/Headwater Foods, Cornell Cooperative Extension, City School District, 

Rochester Roots, Healthy Kids Healthy Communities, Groundwork, GrowGreen Rochester, 

RochesterWorks!, Lots of Food 

 

The spread of the urban 

agriculture movement 

throughout LYLAKS is 

intended to lead to the 

expansion of the 

Whitney/Smith Urban Farm 

at Whitney and Smith Streets 

into a greenhouse operation 

on the now vacant land north 

of Sahlen’s Stadium and the 

proposed Rails to Trails.  

Greenhouses will allow the farmers working at Whitney and Smith to grow high-value 

products including salad greens, tomatoes and herbs year-round. The use of greenhouses on 

former industrial land will not require costly remediation because there will be no contact 

between the ground and the growing medium. The greenhouses will have several positive 

impacts on the surrounding neighborhood – an abundance of healthy foods that can be 

purchased at the nearby community market; opportunity for low-skill jobs and job training; and 

the reuse of once blighted land.   

 

 

 

 

 

 

 

 

 

 

 

Proposed Greenhouses  

A 2008 California study found 

obesity rates are 20 percent 

higher in low-income areas 

with high densities of fast-food 

and convenience stores 

compared to low-income 

areas with lower densities of 

outlets selling primarily 

unhealthy foods. 
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Green City Growers, Cleveland 

Green City Growers is a 3.25 acre hydroponic lettuce greenhouse operation with on-

site packaging and distribution facilities situated on a 10.7 acre brownfield site in 

Cleveland, Ohio. Green City Growers is a worker-owned, for-profit cooperative that 

serves nearby institutional clients, mostly hospitals and universities, in the production, 

packaging and distribution of fresh lettuces and herbs.  

Green City Growers is a subsidiary of Evergreen Cooperatives – a Cleveland-based 

for-profit cooperatively owned company that has earned international acclaim for its 

dedication to wealth building, job creation and community stabilization. Evergreen’s 

employees principally come from surrounding low-income neighborhoods with 24 

Full-Time employees with competitive wages and health benefits working at Green 

City Growers. Evergreen has a commitment not only to economic development, but 

environmental stewardship as well through their commitment to sustainability and 

green, energy-efficient practices. Although the produce from the greenhouse is 

leaving the surrounding community for nearby institutional clients, the community 

benefits from the creation of quality jobs available to residents and the productive 

reuse of a large brownfield site.  
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Townhouse Development  

Phase 2, Project 23 

Who: Private Developers, City, Northwest Quadrant Service Center, The Housing Council, 

NeighborWorks 
LYLAKS will be a more attractive location for 

the construction of new residential 

development in Phase 2 once vacant parcels 

in residential neighborhoods are reactivated, 

as proposed in Phase 1. The community has 

voiced a need for new, high-quality, 

diversified housing options for current and 

future LYLAKS residents.  

Residential infill development in Phase 2 will 

continue to be focused in the south-central 

portion of the Study Area, whereas strategic 

high-density residential development is 

planned for the area between Verona Street, 

Smith Street and Sahlen’s Stadium. This 

location is ideal for townhouse development 

due to its proximity to the existing amenities 

of Downtown, High Falls, Brown Square Park 

and the stadiums and to developing 

amenities including Lyell Avenue, Oak Street 

and the waterfront.  

Saratoga Avenue and Verona Street are 

currently both one-ways that lead south towards Smith Street. Saratoga should become a one-

way heading north towards Lyell Avenue to simplify access. Traditional, urban neighborhood 

scale and design is most appropriate for new residential development within LYLAKS.  

Townhouse development is an appropriate housing type for this area beginning in Phase 2 as 

this sort of housing will attract a new type of resident to LYLAKS, making it a more diverse 

community. Additionally, such housing will allow older residents to downsize while remaining 

connected to their neighborhood. Building off of High Falls’ success with townhouse 

development, residents of high-quality townhouses in LYLAKS will increase spending power 

and the need for service-based businesses in the area. The initial townhouse development 

efforts will require City or non-profit sponsorship through a public-private partnership.    

 

     

Proposed Townhouse Development 

Existing Smith/Saratoga Intersection  
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Trail Connection at Sahlen’s Stadium 

Phase 2, Project 24 

Who: City, Northwest Quadrant Service Center 

 

The townhouse development between Smith Street and 

Lyell Avenue will introduce a new kind of resident into 

the LYLAKS Study Area and will likely generate more 

foot traffic between the neighborhood’s various 

destinations. A trail connector adjacent to the main 

parking lot east of Sahlen’s Stadium is part of a larger 

project to create safe access for pedestrians and cyclists 

between Frontier Field to the south and Lyell Avenue 

and Rails to Trails to the north via the trail loop. 

 

 The creation of an additional recreational amenity will 

benefit not only the townhouse residents, but visitors as 

well. First, a trail will offer safe and attractive non-

motorized access to other destinations within LYLAKS 

for residents and visitors to this area. Secondly, a trail 

beginning at Frontier Field and leading farther into 

LYLAKS will entice stadium-goers to explore other areas of LYLAKS on foot. Finally, the 

placement of a trail directly next to the Stadium emphasizes the stadium’s connectivity to the 

surrounding community. 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Trail Connection  
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Neighborhood Mixed Use  

Phase 2, Project 25 

Who: Private Developers, City, Northwest Quadrant Service Center 

Neighborhood mixed use 

commercial development is 

proposed for the Oak Street 

Corridor between Frontier Field 

and Sahlen’s Stadium. The block of 

Oak Street just north of Frontier 

Field is proposed for development. 

Oak Street’s industrial facilities 

and vacant lots currently offer no 

incentives to keep stadium-goers 

in the neighborhood, but instead 

amplify the sense of desolation in 

the area. The JOSANA 

Neighborhood Revitalization 

Strategy and other previous 

planning initiatives have 

recommended the conversion of 

this corridor to a use that is more 

compatible with and 

complemented by the nearby 

stadiums. This location provides 

LYLAKS with the opportunity to 

encourage stadium visitors to spend time and money in the surrounding community. The 

businesses should serve the needs of both visitors and neighborhood residents – including 

eateries, cafes, bars and some retail.  

 

Design guidelines should be developed to promote a scale and character fitting for the 

surrounding neighborhood – urban, walkable and traditional. Design guidelines for Oak Street 

should encourage parking in the rear, a zero setback and appropriate architecture and 

landscaping.        

 

  

 

 

 

Oak Street Corridor, After Neighborhood Mixed Use Development 

 

Existing Oak Street Corridor 
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Reduced Pavement in Existing Parking Lot  

Phase 2, Project 26 

Who: City, Property Owner   

The parking lot between Frontier Field, Kodak 

and Brown Square Park remains largely 

underutilized even during busy nearby events 

and peak work hours. The western end of the 

parking lot remains largely underutilized and 

has resulted in excessive paving in this area of 

LYLAKS. To activate this unused space and 

contribute to the greening initiative in 

LYLAKS, this parking lot will be integrated 

into the developing trail and open space 

network. The trail will be accompanied by 

green infrastructure along the trail and the 

edges of the parking lot to make the parking 

lot more attractive and more environmentally 

sensitive.  

                                                                                   

The parking lot will also act as a trailhead and 

gateway connection between Frontier Field 

and the Stadium Corridor and the rest of 

LYLAKS’ commercial, riverfront and 

residential destinations. With the coming of 

the MCC Downtown Campus to the Kodak 

Building, a well-maintained, landscaped 

parking lot will make a positive impression 

on MCC students, faculty and staff.  

 

The completion of this project in Phase 2 is 

intended to be complemented by the 

construction of the Oak Street mixed use             

development as described in Project 25. 

 

 

 

 

Currently underutilized parking lot 

Proposed Trails and Parking Lot Improvements  
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Light Industrial/Flex Development on Jay Street  

Phase 2, Project 27 

Who: Private Developer 

The southwestern corner of LYLAKS is ideally suited 

for light industrial uses such as manufacturing because 

of its proximity to an active railroad line and the 490 

Expressway. This section of LYLAKS has some 

residential blocks, but is dominated by industrial uses 

that remain active today with the exception of one large 

parcel directly next to the rail lines, which is currently 

for sale. The property is located next to the Water Tower 

Park on Jay Street. The activation of this now vacant 

space into an industrial development site would help 

create jobs for local residents and boost the LYLAKS 

economy.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Existing Vacant Land on Jay Street adjacent to the 

Railroad   
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BeeBee Station Redevelopment 

Phase 2, Project 28 

Who: Private Developers, City, Northwest Quadrant Service Center 

Redevelopment of the Genesee River Waterfront 

at the BeeBee Station site could have a 

transformative impact on LYLAKS Study Area. 

The BeeBee Station site, adjacent to High Falls, is a 

decommissioned power station that is slated for 

demolition by the property owner. The adaptive 

reuse of the buildings were considered but 

determined to be infeasible due to structural and 

environmental conditions. 

 

In December of 2013 the City received an 

application to demolish and remediate the 

Rochester Gas and Electric BeeBee Station 

Main Plant from Iberdrola through the 

NYSDEC Voluntary Cleanup program. The 

scope of work includes complete structure 

decontamination (asbestos, lead based paint, 

etc.) and demolition of the multi-story 

BeeBee Station Main Plant, Station No. 3 

office building, various sheds and small 

outbuildings -- approximately 330,000 

square feet in total. Additional proposed 

tasks include shale rock cliff stabilization, 

removal of above and below ground utilities 

no longer required for site operations, 

maintenance and security and selective site 

restoration to a vegetated state.  

Although a specific redevelopment proposal has not been presented by the property owner, 

new construction on this site creates an opportunity for a mixed use waterfront development 

that will improve access to the riverfront and contribute to the City’s comprehensive open space 

and trail network.    

 

 

  

The Genesee River waterfront as seen from the BeeBee 

Station Property  

Proposed BeeBee Station Redevelopment  
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Power Plant to Economic Catalyst  

The Glenwood Power Plant in Yonkers has a similar history to Rochester’s BeeBee 

Station -- both were major energy generators in a bygone era and the architectural 

appeal of the massive structures has been sullied by years of blight and decay. The 

redevelopment of the Glenwood Power Plant, however, is slated to begin construction 

of the $250 million project in 2013 thanks to private developer funding and 

government supported federal tax credits. This transformative development will use 

the historic Glenwood Power Plant to create a unique tourism, business and cultural 

icon on the Hudson River. The development will also include upgraded and increased 

parklands and recreational opportunities. The project benefits the local economy by 

creating as many as 1,000 permanent jobs, 2,000 short-term construction jobs and 

generating a multiplier effect for future economic development opportunities. The 

pending redevelopment of the Glenwood Power Plant can serve as an example and 

an aspiration for local stakeholders interested in the redevelopment of the BeeBee 

Station.  

 
           Glenwood Power Plant, Yonkers 
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Light Industrial/Flex Development on Ambrose Street  

Phase 2, Project 29  

Who: Private Developers, City 

The vacant property situated between Lake Avenue, 

Ambrose Street and the proposed El Camino Trail has 

been through the New York State Brownfield Cleanup 

Program and is available for commercial or light 

industrial development. Given its location, this space is 

most appropriate for use as a light industrial or flex 

space development. This space should be particularly 

attractive to developers because it has already been 

remediated and the site is eligible for tax incentives 

associated with the Brownfield Cleanup Program.  

 

If the El Camino Trail is extended through LYLAKS, 

this site may be appropriate for a temporary park that 

would draw trail users into LYLAKS for extended visits 

and showcase unique views of the river gorge.  

 

New York State Brownfield Cleanup Program Tax Credits 

Once a real property has been cleaned up via the New York State Brownfield Cleanup 

Program, it is eligible for redevelopment. To encourage developer interest in such a 

site, a taxpayer who has entered into a Brownfield Cleanup Agreement (BCA) with the 

Department of Environmental Conservation (DEC) may be eligible for tax credits 

relating to the cleanup and redevelopment of a brownfield site. Many resources are 

available on the New York State Department of Environmental Conservation website to 

explain how the credits work and how to apply for them. 

 

“Brownfield projects have successfully redeveloped properties, neighborhoods and 

communities better than any other single program in the state, all while returning a 

direct capital investment over $1.2 billion. The data is undeniable – New York 

taxpayers have seen $6.80 in capital investment for every $1 of tax incentives. This is 

only direct investment and does not include the other benefits to the economy 

including jobs, wage taxes, sales taxes, corporate taxes, property taxes, infrastructure 

savings (roads, power lines, sewer, etc.), or the environmental benefits.” 

 

 

Vacant BCP site on Ambrose Street  
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Square-About with Townhomes 

Phase 2, Project 30 

Who: City, Charles House Neighbors in Action, Northwest Quadrant Service Center, Groundwork, 

The Housing Council, NeighborWorks 
The area of LYLAKS identified as 

most in need of residential infill 

development, JOSANA, has a 

particularly high concentration of 

vacant lots surrounding the 

intersection of Orchard and Smith 

Streets.  

 

This area of LYLAKS also lacks 

usable open space and high-quality 

housing. To make better use of this 

vacant and underutilized 

intersection, a Square-About 

surrounded by townhouses is 

proposed. This proposed project 

will create a maintained and usable 

open space and add new housing 

product that fits in well within the 

existing neighborhood.  

 

Although square-abouts are usually 

used to calm traffic in congested 

areas, a square-about at this 

location would draw neighborhood activity to it and other destinations along Orchard Street 

including the Rails to Trails, the Urban Farm and School #17 via the enhanced pedestrian 

walkway along Orchard Street. The infusion of new housing along the square-about would also 

positively impact investment and perception of this formerly bighted neighborhood.    

 

 

 

 

 

   Proposed Square-About with Townhouses    

  Existing Intersection of Orchard and Smith Streets  
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Turning Underutilized Sites into Parks  

The demise of an urban factory usually results in a fenced property that sits vacant 

for decades before maybe one day being rebuilt as some other structure, usually 

for industrial or commercial use. Recently, however, turning brownfields into parks 

has gained popularity. Many brownfield sites have a hold on prime real estate 

along waterfronts and major transportation corridors that have great 

redevelopment potential. Additionally, the public investment into projects that have 

converted brownfields into parks has already paid off for some projects by spurring 

further private and public economic development opportunities.  

 

Minneapolis residents and visitors have long been deprived of the riverfront. It was 

first a site for the milling and shipping industries and subsequently too contaminated 

from earlier uses for safe enjoyment. The City has recently cleaned up the riverfront 

to create Mill Ruins Park. The Minneapolis Park & Recreation Board has calculated 

that its $55 million investment in parks in the brownfield-laden area, along with $150 

million in other public improvements, has leveraged $1.2 billion in private 

investment. As a result, 8,300 jobs were preserved while 1,300 additional jobs were 

created. The riverfront now boasts 3,000 new residential units as well as expanded 

commercial and entertainment space.  

 

 

 

 

 

 Mill Ruins Park, Minneapolis  
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Smith Street Streetscape Improvements 

Phase 2, Project 31 

Who: City, Northwest Quadrant Service Center, Rochester Rhinos  

The portion of LYLAKS east of the 

stadiums will undergo several 

improvements in Phase 2 – most 

notably a townhouse development 

along Saratoga Avenue and 

redevelopment of the BeeBee Station 

site. City-led streetscape 

improvements of Smith Street east 

from Broad Street towards the 

waterfront will establish safer, more 

welcoming connections between the 

Stadium Corridor and the waterfront 

while also encouraging private 

sector development. Streetscape                                  

enhancements along Smith Street, 

including landscaping, wayfinding signs and improved sidewalks, will entice stadium goers 

and visitors to the Stadium Corridor to venture to the newly reclaimed waterfront. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Smith Street Improvements  
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Broad Street Streetscape Improvements 

Phase 2, Project 32 

Who: City, Northwest Quadrant Service Center, Rochester Rhinos  

The continued strengthening of the 

Stadium Corridor for commercial 

uses and foot traffic will require 

safer and more attractive 

connections between LYLAKS’ 

existing and developing assets. 

Broad Street, located directly off of 

the 490 expressway, is the gateway 

that now greets most visitors 

coming to LYLAKS for events at 

Sahlen’s Stadium and Frontier 

Field. As investment continues to 

grow in LYLAKS, Broad Street will 

play a critical role in greeting 

visitors not just to the stadiums, 

but to the other destinations, such 

as Lyell Avenue. 

    

Broad Street currently portrays the area as disinvested and blighted. A well-maintained 

thoroughfare with plantings, banners and an active street life would let visitors know that the 

City, area residents and business owners are invested in improving this area. Although the 

speed limit is 30 MPH, Broad Street is wide with few stop lights and thus encourages high car 

speeds that create an unsafe and unattractive experience for pedestrians and cyclists. By 

transforming Broad Street into a safer, more welcoming place to drive, bike or walk to reach a 

destination, activity along Lyell Avenue and Oak Street will continue to grow.  

 

The successful transformation of the Stadium Corridor along Oak Street will also help attract 

visitors and residents to the newly redeveloped waterfront, requiring safe and welcoming 

passage via Smith Street. The City is also studying the feasibility of realigning Broad Street at 

Lyell Avenue to more seamlessly connect to Dewey Avenue to the north. Although such a 

change would make passage through this area more efficient for motorists, it would likely 

increase car speeds and decrease opportunities for motorists to notice neighborhood amenities. 

The existing, quirky intersections within LYLAKS create a unique experience that encourages 

motorists and pedestrians alike to take their time navigating the intersection and take notice of 

the built environment.  

 Proposed Streetscape Improvements  
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What Would a Realigned Broad Street Look Like? 

The LYLAKS Revitalization Strategy recommends improving the existing Broad Street 

route. Anecdotal feedback, however, suggests that the community would support 

the realignment of Broad Street to connect directly with Dewey Avenue for a safer, 

more easily maneuvered intersection. 

 

Broad Street south of Lyell Avenue was the historical route of the Erie Canal, providing 

a unique opportunity to highlight the LYLAKS’ connection to the Canal. A park with a 

water feature following the Canal’s route and a walking trail would replace the 

existing Broad Street. Such a park would provide public open space along Lyell 

Avenue, expose visitors to the nearby urban agriculture projects and give historical 

context for the Erie Canal in LYLAKS.  

 

 

Greenhouse 

Growing Site 

Canal 

Interpretation 

Community 

Gathering 

Space  

Realigned 

Broad Street 

Food Hub 
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Costs & Funding for Proposed Phase 2 Projects  

Moving the LYLAKS Revitalization Strategy forward will require various funding sources to 

make these projects a reality. Each Phase 2 project is broken down in the list below with 

potential funding sources and cost estimates. Descriptions of the funding sources are 

detailed in Section 5 

Project 

Number 

Project Name Project Phasing Anticipated 

Costs ($2013) 

Potential Funding Resources 

21 Community 

Market Site  

Feasibility Study 20,000 City, BOA, HKHC, CFP, 

HFHC Environmental 

Investigation 

TBD 

Site Acquisition  205,000 (349 & 

367 Orchard) 

Remedy 

Selection & 

Remediation 

TBD 

Design TBD 

Public 

Construction 

TBD 

22 Greenhouses 

with Parking 

Lots 

Planning & 

Feasibility  

20,000 Private, City, BOA, COMIDA, 

PILOT, NMTC, GIGP, 

Groundwork USA, HKHC, 

CFP, HFHC 

Schematic 

Design 

83,000 

Final Design 312,000 

Construction  4,250,000 

23 Townhouse 

Development  

Feasibility 25,000  Private, BOA, COMIDA, 

PILOT, NMTC, LIHTC, 

HOME, HWF  

Schematic 

Design 

TBD 

Final Design TBD 

Construction TBD 

24 Trail 

Connection at 

Sahlen’s 

Stadium 

Schematic 

Design  

5,500 City, STP, TAP, TIP 

Final Design  16,500 

Construction 206,000 
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Project 

Number 

Project Name Project Phasing Anticipated 

Costs ($2013) 

Potential Funding Resources 

25 Neighborhood 

Mixed Use  

 

Planning & 

Feasibility 

50,000 

(Market 

Analysis & 

Infrastructure 

Investigation) 

Private, BOA, COMIDA, 

PILOT, NMTC, NYSERDA 

NCP 

Environmental 

Assessment 

TBD -- Based 

on Site 

Selection 

Design 

Guidelines 

30,000 

Schematic 

Design 

TBD 

Final Design TBD 

Construction  TBD 

26 Reduced 

Pavement in 

Existing 

Parking Lot  

Schematic 

Design 

20,000 City, STP, TAP 

Final Design 50,000 

Construction  735,000 

27 Light 

Industrial/Flex 

Development 

on Jay Street 

Marketing 10,000 COMIDA, PILOT, NMTC, 

ERP, NYSERDA NCP, EJP Design 500,000 

Construction  6,750,000 

28 BeeBee Station 

Site 

Redevelopment 

Schematic 

Design 

TBD  City, Private, BOA, COMIDA, 

PILOT, NMTC, ERP, LWRP, 

EPF Parks, LWRP, EPA BP Final Design TBD 

Construction  TBD 

29 Light 

Industrial/Flex 

Development 

on Ambrose 

Street 

Marketing  10,000 BCP, COMIDA, PILOT, 

NMTC, ERP, NYSERDA NCP, 

EJP 

Design 

Construction  TBD 
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Project 

Number 

Project Name Project Phasing Anticipated 

Costs ($2013) 

Potential Funding Resources 

30 Square-About 

with 

Townhomes 

Feasibility Study 40,000 City, Private, BOA, COMIDA, 

PILOT, NMTC, LIHTC, EPF 

Parks, HOME, HWF, TIP 
Land 

Acquisition  

  

TBD 

Schematic 

Design 

TBD 

Final Design TBD 

Construction  TBD 

31 Smith Street 

Improvements 

Schematic 

Design 

20,000 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 62,000 

Construction  785,000 

32 Broad Street 

Improvements  

Schematic 

Design 

4,500 City, BOA, STP, TAP, MSP, 

TIP 

Final Design 13,500 

Construction  167,000 
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4.5 The Revitalization Strategy: Phase 3 (Map 18) 

The Long-Term Plan (15+ years) of the LYLAKS Revitalization Strategy builds off of the 

progress and initiatives established in the Short-Term and Mid-Term Plans. The areas of 

strategic investment – The Orchard-Whitney site and surrounding vacant and underutilized 

sites, the waterfront, creative redevelopment of vacant JOSANA residential neighborhoods, the 

Lyell Avenue Corridor and the Stadiums Corridor will continue to be the focus of 

redevelopment efforts. Beyond these sites there will be continued efforts to better connect the 

LYLAKS community to its various assets through an enhanced open space and trail network. 

The effort to transition vacant lots into active uses will continue to increase as LYLAKS becomes 

more attractive to private investment while several key waterfront parcels will be transformed 

into sites that highlight the waterfront as a major community asset.  
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Lyell Avenue Mixed Use Development 

Phase 3, Project 33 

Who: Private Developers, City, Northwest Quadrant Service Center, Lyell Avenue Business 

Association  

 

 
 
 

The trajectory of Lyell Avenue will change with the infusion of public and private funds into 

the redevelopment of the area surrounding Lyell Avenue throughout Phases 1 and 2 of the 

Revitalization Strategy. The streetscape enhancements along Lyell Avenue will show that the 

City is willing to invest in LYLAKS becoming a more walkable, commercially active 

neighborhood. The redevelopment of nearby vacant lands will also convey that LYLAKS is 

prepared to embrace new, economic vitality.  

 

Private property owners will be encouraged to improve their sites to attract higher value 

tenants while a wider variety of businesses will find Lyell Avenue to be a worthwhile location. 

The traffic created by the institutional/commercial use building constructed in Phase 1 (Project 

8) and the greenhouses constructed in Phase 2 (Project 22) will bring a greater diversity of 

employees and visitors to LYLAKS. The new and rehabilitated buildings along Lyell Avenue 

will be held to Design Guidelines that will buildings to seamlessly fit into the existing urban 

fabric by being multi-story with the storefront adjacent to the sidewalk and parking accessible 

behind the buildings. The type of businesses that locate on Lyell Avenue should serve the daily 

needs of area residents, visitors and commuters.  

 

 

 

 

 

 

 

 

Proposed Lyell Avenue Mixed Use Development  
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Food Hub with Processing, Packaging & Distribution Center  

Phase 3, Project 34 

Who: City, Northwest Quadrant Service Center, Wegmans, FoodLink, Charles Settlement House, 

Good Food Collective/Headwater Foods, Cornell Cooperative Extension, City School District, 

Rochester Roots, Healthy Kids Healthy Communities, Groundwork, GrowGreen Rochester, 

RochesterWorks!, Lots of Food 

The high level of food production occurring on the 
Whitney/Smith site, at the greenhouse growing site and other 
surrounding vacant lots will create momentum for a 
burgeoning local food industry within LYLAKS. Growers and 
local food processors will find value in processing, packaging 
and distributing their fresh produce and value-added goods 
on site to serve a growing customer base. The food hub will be 
work-intensive and will provide year-round employment 
opportunities for a range of skills. 
 

A community gathering space between the food hub and Lyell 

Avenue will provide a space for visitors and workers at the 

food hub to gather and reach out to the surrounding 

community while also buffering the activities of the food hub 

and the Lyell Avenue Corridor.  

 

 

Food Access Related Projects Addressed in the JOSANA 

Neighborhood Revitalization Strategy: 
o Initiate a Farm to School program at School 17, modeled on the Philly Farm to School 

Program. A joint effort between the School District of Philadelphia and several community 

health organizations, the program connects schools with farm produce and educational 

opportunities including farm tours and workshops for cafeteria staff. 

 

o To increase access to healthy, affordable food, the coordinated weekly trips to the Public 

Market for community members should be expanded to include a pro-rated Community 

Supported Agriculture program. 

 

o The City’s Healthy Corner Store Initiative pilot program should be expanded into LYLAKS. In 

Philadelphia a similar program, Healthy Corner Stores Network, provide stores with technical 

assistance and training to connect store owners with suppliers of fresh, wholesome snacks. 

The Philadelphia program aims to reduce incidences of diet-related disease and childhood 

obesity in low-income communities. Participating stores near schools in Philadelphia report 

selling out of $1 pre-cut fresh fruit daily. Corner stores in LYLAKS located near school grounds 

should be targeted as sites for selling fresh cut fruit.

 

 Proposed Food Hub with Gathering 

Space  
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What is a Food Hub? 

 
A food hub is a centrally located facility with a business management structure that 

facilitates the aggregation, storage, processing, distribution and marketing of locally 

produced food products. By actively coordinating these activities along the value 

chain, food hubs are providing wider access to institutional and retail markets for 

small to mid-sized producers and increasing access to fresh healthy food for 

consumers, including underserved areas and food deserts. Food hubs have become 

increasingly common throughout the United States as communities begin to confront 

the challenges to establishing and supporting a local food system that benefits both 

producers and consumers. 
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Neighborhood Mixed Use  

Phase 3, Project 35 

Who: Private Developers, City, Northwest Quadrant Service Center 

The success of the mixed use 

development on Oak Street in Phase 2 

will encourage other developers and 

business owners to capitalize on this 

burgeoning commercial district’s success. 

This project is an expansion of Project 25 

 

The Oak Street neighborhood mixed use 

development highlights some of 

LYLAKS’ nearby assets – its open space 

(Project 36), trail network loop and tight-

knit residential neighborhoods. The 

expansion of the Stadium Corridor 

further into LYLAKS will also encourage 

development interest and commercial 

foot traffic in the nearby Lyell Avenue 

Corridor.  

 

 

 

 

 

 

 

 

 

 

 

 

 Proposed Neighborhood Mixed Use 

Example of Neighborhood Mixed Use  
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Canal Park Interpretation  

Phase 3, Project 36 

Who: City, Groundwork, Northwest Quadrant Service Center  

Adjacent to the neighborhood mixed use development 

on Oak Street (Phase 2 Project 25 and Phase 3 Project 

35) there is a City-owned vacant parcel of land that is a 

remnant of the Historic Erie Canal before it was 

diverted outside of the city. This site provides an 

opportunity to celebrate the heritage of the Erie Canal 

in LYLAKS. A park with Canal interpretation is 

planned for this space to provide visitors and residents 

walking along the newly redeveloped Oak Street 

corridor with the opportunity to learn about the history 

of the Erie Canal in LYLAKS and enjoy well-landscaped 

open space in an urban environment. 
 

The Erie Canal was central in bringing commerce                                             

and prosperity to the City of Rochester in the mid to 

late 1800s. Before the Canal was rerouted outside of 

Downtown in 1918, it followed a route along what is 

now Broad Street and community members have 

expressed an interest in paying tribute to this heritage.  

 

The proximity of the historic Erie Canal site to other 

open space and recreational amenities in LYLAKS, 

including Brown Square Park, School #5 and the 

stadiums, creates an opportunity for an easily 

accessible open space that provides historical context 

for the Erie Canal in LYLAKS. The proposed Canal 

Interpretation includes a walking path that traces the 

route of the former Canal surrounded by landscaping, 

historical information and wayfinding signs.  

 
 

 

 

 

Site of Historic Erie Canal Route 

 Proposed Small Scale Mixed Use and Canal Park 

Interpretation  

 

Example of an Interpretive Park  



194 
 

   Section 4: The LYLAKS BOA Revitalization Strategy   

   LYLAKS Study Area Revitalization Strategy 

Mixed Use Waterfront Development 

Phase 3, Project 37  

Who: City, Private Developers, Groundwork, Northwest Quadrant Service Center  

Extending north from the BeeBee Station is a series of 

underutilized and vacant waterfront properties that are 

recommended to be converted into light industrial, 

commercial and flex space uses. Due to the high elevation 

above the river and the steep drop-off behind Cliff Street, 

this portion of the riverfront may not be appropriate for 

mixed-use, service-based waterfront development.  

 

The elevated riverfront property between Spencer Street 

and the decommissioned railroad bridge is particularly 

narrow and would be difficult to develop. This area 

should be acquired and dedicated as open space to 

provide views of the river and cliff. The types of 

businesses that locate in this manufacturing and industry-

oriented cluster should be businesses that focus on job 

generation and community economic development. 

 
 

 

 

 

 

Proposed Mixed Use Waterfront Development  
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Costs & Funding for Proposed Phase 3 Projects  

Moving the LYLAKS Revitalization Strategy forward will require various funding sources to 

make these projects a reality. Each Phase 3 project is broken down in the list below with 

potential funding sources and cost estimates. Descriptions of the funding sources are 

detailed in Section 5 

Project 

Number 

Project Name Project Phasing  Anticipated 

Costs ($2013) 

Potential Funding Resources 

33 Lyell Avenue 

Mixed Use 

Development  

Individual 

Properties 

Varies Private, City, BOA, COMIDA, 

PILOT, NMTC, NYSERDA 

NCP 

34 Food Hub with 

Processing, 

Packaging and 

Distribution Center 

Planning & 

Feasibility  

TBD BOA, COMIDA, PILOT, 

NMTC, EJP, NYSERDA NCP, 

Groundwork USA, HKHC, 

CFP, HFHC 

Environmental 

Investigation & 

Remedy Selection   

TBD Based on 

Site 

Schematic Design TBD 

Final Design TBD 

Construction  TBD 

35 Neighborhood 

Mixed Use      

Planning & 

Feasibility 

50,000 Private, BOA, COMIDA, 

PILOT, NMTC, NYSERDA 

NCP Environmental 

Assessment 

As 

Determined 

Necessary 

Based on Site 

Selection 

Design 

Guidelines 

 No Cost, See 

Project #25 

Schematic Design TBD 

Final Design TBD 

Construction  TBD 

36 Canal Park 

Interpretation 

Planning & 

Feasibility 

30,000 City, STP, TAP, EPF Parks, 

TIP 

Schematic Design TBD 

Final Design TBD 

Construction TBD 
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Project 

Number 

Project Name Project Phasing  Anticipated 

Costs ($2013) 

Potential Funding Resources 

37 Mixed Use 

Waterfront 

Development  

Planning & 

Feasibility  

40,000 

(Market 

Analysis) 

Private, City, BOA, ERP, 

COMIDA, PILOT, NMTC, 

LWRP, EPF Parks, NYSERDA 

NCP Environmental 

Assessment   

TBD 

Remedy Selection 

& Remediation 

TBD 

Schematic Design TBD 

Final Design TBD 

Construction  TBD 
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4.6 How Do We Get There? 

The LYLAKS Revitalization Strategy provides a comprehensive approach to achieving the 

stabilization and revitalization of the neighborhood over the coming decades. The 

recommended projects have been broken up into three phases, but many strategic partnerships 

and themes are present throughout multiple phases of the Revitalization Strategy. Many of the 

following recommendations can be accomplished through the initiative of community 

stakeholders and their engagement with policymakers and local leaders. 

 

Non-Capital Projects: Policy & Regulatory Recommendations  

New Zoning Districts  

The City’s existing zoning districts do not support all of the projects that are proposed in the 

LYLAKS Study Area. In order to realize full implementation of the Revitalization Strategy, 

modifications and additions to the City’s existing zoning is required. Several new districts must 

be created to allow for creative and more appropriate uses of LYLAKS’ natural, cultural and 

social assets. Zoning modifications will be further explored and implemented as part of Step 3 

of the BOA Program. 

 

Urban Agriculture 

Currently the City permits urban agriculture as a permitted use in the Public Market Village 

District. Community gardens are allowed throughout the City on City-owned parcels as a 

temporary use. To allow for the implementation of the proposed urban agriculture projects, 

some zoning changes should be considered, as noted below: 

 The City’s Department of Environmental Services should pursue its urban agriculture 

pilot program, with the potential to enact a citywide urban agriculture zoning ordinance 

for the use of vacant lots by right as food production sites. LYLAKS should be a key site 

for the pilot program due to the neighborhood’s interest in urban agriculture and 

wealth of vacant land.  

 An amendment to the code is necessary if urban agriculture were to be allowed as a 

permanent use.  

 The City should determine its stance on the use of private land for urban agriculture. 

  Urban Agriculture Overlay Districts could be applied to large parcels converting to 

food production sites. LYLAKS has numerous vacant, residential lots and large former 

industrial sites that could be suitable for farming.  

 

Zoning Modifications  

A component of project advancement in Step 3 should be modifications to the current zoning 

code to allow for the highest and best uses of LYLAKS’ opportunities and barriers. 

Recommended zoning modifications include: 
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 Zoning Map modifications.  

 

 Oak Street Village Center: The Neighborhood Mixed Use Development on Oak Street 

requires a zoning district change from M-1 and CCD to one cohesive Village Center 

District (V-C). The Village Center District recognizes and encourages the development 

of lively, pedestrian-friendly, mixed use neighborhoods. The Oak Street V-C should run 

from Morrie Silver Way north to Jay Street. To ensure that development is appropriate 

in its use of design, scale and public spaces, design guidelines should be drafted for Oak 

Street.   

 

 Open Space and Recreational Amenities: Public lands used as open space and 

parks that are not currently classified as Conservation and Parks, such as J.R. Wilson 

Park and Jones Square Park should be formally re-classified to ensure their future use as 

parkland.  

 

 Design Guidelines for Lyell Ave: To reclaim Lyell Avenue as the neighborhood’s main 

commercial corridor, it should have Design Guidelines drafted that are tailored to the 

historic uses and future needs of the Lyell Avenue Corridor and its surrounding 

neighborhoods.  

 

 Manufacturing: The amount of land dedicated to Manufacturing Districts should 

decrease as the LYLAKS economy diversifies and the land becomes more valuable. East 

of Broad Street all manufacturing zoning districts should be replaced with more 

appropriate land uses with the exception of the cluster of manufacturing businesses 

around the intersection of Smith and Oak Streets. West of Broad Street, the 

manufacturing zoning districts will be replaced by commercial uses and some open 

space north of the Rails to Trails while the manufacturing uses west of Hague Street will 

be preserved and fostered. Due to the abundance of vacant land surrounding the 

existing industrial sites west of Hague Street, existing industries will have the 

opportunity to expand their operations without having to relocate. 

 

The addition of one Manufacturing District is proposed for the currently zoned C-2 area 

along the riverfront between Smith Street and the Running Track Railroad Bridge. Due 

to the existing, surrounding uses and the lack of direct access to the riverfront, 

manufacturing uses are most appropriate along this portion of the riverfront.  

 

Design Guidelines   

The drafting of Design Guidelines for the Lyell Avenue Corridor and the Neighborhood Mixed 

Use Development on Oak Street will require Step 3 funding to properly reflect the current needs 
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of LYLAKS and to plan for its future trajectory. Design Guidelines will be particularly 

important in restoring Lyell Avenue’s former character as a dense, urban commercial corridor 

and creating an authentic, walkable urban district along Oak Street. Design Guidelines will 

include, but not be limited to: 

 Lighting 

 Facades 

 Landscaping/Streetscaping 

 Building Placement/Height 

 Architectural Style/Materials 

 Parking 

 Site Design 

 Lot Coverage/Setbacks  

Community Action 

Enforcement of Property & Building Code 

LYLAKS has been impacted by from a lack of investment in both its commercial and residential 

properties. Much of the effort to hold property owners accountable for the condition of their 

buildings will need to be initiated by concerned neighbors and carried out by the City. The 

development of a code violation and crime reporting system with a follow up tool would 

encourage citizens to take ownership of their neighborhood and become involved in mitigating 

obstacles.  

Increase Police Patrols 

An increased police presence in LYLAKS would make residents feel safer in their own 

neighborhoods. As recommended in the JOSANA Neighborhood Revitalization Strategy, 

having officers use bicycles instead of cars while on patrol, officers will appear more 

approachable and more integrated into the community thereby encouraging residents to 

develop a working relationship with the officers on patrol.  

 

“A Partnership for Positive Change” District Council Collaborative 

Board in Camden, New Jersey 
 

An independent community organization of community members, law 

enforcement and city government work together to improve public safety and quality 

of life through a collaborative that utilizes problem solving strategies.  
 

Residents can go online to report issues and to use an interactive map to flag 

problems in their community. Once an issue on the map is addressed by the City, the 

flag color changes, the action taken is described and residents are able to provide a 

rebuttal.  

http://camdendccb.org/ 

 

 

 

http://camdendccb.org/
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Maintain & Update a Demolition Wish List 

In addition to the need to monitor and enforce building code violations, LYLAKS must develop 

a singular voice when advocating to the City and the Northwest Quadrant Service Center for 

the demolition of buildings that are beyond repair and create blight and safety issues within the 

neighborhood. The City of Rochester regularly demolishes unfit buildings and welcomes input 

from residents via the Quadrant Service Center about which buildings in their neighborhoods 

are most in need of demolition. The JOSANA Neighborhood Master Plan also identified the 

need for such action. Criteria for demolition should include, but is not limited to: 

 Is it vacant? 

 Is it distressed or failing? 

 Is it City-owned? 

 Is it a substandard rental property? 

 Does it have citations for lead or 

structural hazards?  

 

 Is it adjacent to vacant land? 

 Does American Tax Funding own 

the tax lien? 

 Is it historic? 

 Is it posing an immediate or pending 

safety threat? 

 

Residential Strategies 

Before LYLAKS is prepared to successfully absorb new housing stock, residents need support 

and assistance to preserve existing housing stock, address negligent landlords and improve the 

community. A tenants’ advocacy Committee should be formed to report on landlord 

delinquency. Various organizations within Rochester could be engaged to be a part of this 

project, which could eventually serve neighborhoods outside of LYLAKS facing similar 

challenges. Organizations include Charles House Neighbors in Action (CHNA), Northwest 

Quadrant Service Center, the City, Monroe County Department of Public Health, The Housing 

Council and The Legal Aid Society of Rochester. 

 

Flower City Habitat has identified the JOSANA neighborhood as in need of quality new 

housing and is currently undertaking various redevelopment projects in the neighborhood. As 

new housing stock comes into LYLAKS, a homeowners association should be formed to 

welcome new neighbors and mentor new homeowners. Local organizations that should be 

sought out to form the association include CHNA, The Housing Council, The Legal Aid Society 

of Rochester, NeighborWorks, the City, Flower City Habitat, HomeStore, Lowes and The Home 

Depot. 

 

The City can help expedite the redevelopment of vacant parcels in residential neighborhoods by 

land banking various City-owned vacant parcels to be more attractive for potential developers. 

This action will be particularly important for the development of diverse housing products to 

accommodate the changing demographics of current and prospective residents.  
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Improve the Image of the Community     

The LYLAKS Study Area receives substantial visibility when people from other communities 

visit the Stadiums, High Falls, Kodak and pass by on 490. Improving the image of the LYLAKS 

community would make it seem more welcoming to visitors and would instill a sense of pride 

in residents. Wayfinding, signage and streetscape enhancements are proposed throughout the 

three phases of the project and will require sustained effort to realize the benefits.  

 

As people enter LYLAKS, they should know that they have driven into a neighborhood that has 

a sense of identity and pride – signage and well-maintained streetscaping are key. The 

Quadrant Service Centers lead annual Clean Sweep initiatives that beautify neighborhoods and 

strengthen a sense of community. LYLAKS can capitalize on this momentum by hosting Mini 

Clean Sweeps throughout the year. Once residents are accustomed to their neighborhoods 

being kept to a higher standard, gardening tools should be made easily accessible so that people 

can maintain their own yards. A community tool and gardening shed would provide residents 

with tools for use in community gardens and to combat tall weeds and overgrown trees. Well-

maintained landscaping improves sight lines and can decrease the potential for crime while also 

instilling a sense of ownership for residents in the neighborhood. 

 

Community Engagement 

Engaging with the community is crucial for all of the projects described in the LYLAKS 

Revitalization Strategy. In addition to reaching out to community members to improve the 

stability of the residential neighborhoods and strengthen community ties, local employers and 

youth should be targeted for specific engagement to give momentum to revitalization efforts.  

 

Community members have voiced concern about the lack of opportunities for children and 

teens in the neighborhood, specifically programs, activities, and events to keep them engaged, 

safe and out of trouble. The Charles Settlement House has several youth development 

initiatives, including a Teen Club that is very popular, but phases members out after age 21. To 

keep these community members engaged, a role should be created for them to be trained as 

assistants or eventual leaders in the Charles Settlement House organization.  

 

CHNA should lead an initiative to reach out to and engage with existing local employers to 

inquire about hiring needs. Such conversations will signal to employers that there are willing 

workers in LYLAKS and will lay the groundwork for skill building opportunities and 

employment contacts for potential employees.  

 

Marketing & Branding 

LYLAKS currently suffers from a negative perception based on what visitors see when driving 

on 490 and visiting the stadiums. An essential component in improving its perception is to 
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proactively market LYLAKS as a diverse neighborhood with walkable commercial centers and 

ample connections to its open space loop, which ranges from traditional sidewalked, tree-lined, 

walkable neighborhoods to dramatic waterfront neighborhoods with views of the natural and 

rugged river gorge. A branding strategy will guide the community to identify the vision for its 

future so that potential business owners and residents who share that vision can begin investing 

in the LYLAKS of tomorrow.  

 

Partnerships & Collaboration 

LYLAKS benefits from having various active community groups working to improve their 

neighborhoods including the Charles Settlement House, Charles House Neighbors in Action 

(CHNA), Lyell-Otis Neighborhood Association, People of Dutchtown and Brown Square 

Neighborhood Association. The City is also dedicated to strengthening the residential 

neighborhoods and activating the commercial corridors through its policies in City Hall and 

more actively through the Northwest Quadrant Service Center. In order for LYLAKS to fully 

implement its Revitalization Strategy, new partnerships and collaborations must be forged. To 

keep the momentum going from the Revitalization Strategy planning process, representatives 

from the various community organizations and the City should continue to hold regular 

meetings to ensure that the plan is being advocated for and implemented. Potential partners 

within the community that could offer collaborative opportunities include the Rochester 

Rhinos, the Rochester Red Wings, School #5 and School #17 administration and their Parent 

Teacher Associations, Garden Aerial, Flower City Habitat for Humanity and various local 

employers including, but not limited to DiPaolo Bakery, Petrillo’s Bakery, Upstate Niagra 

Cooperative and Klein Steel.  

 

Stabilizing Residential Neighborhoods  

The LYLAKS Revitalization Strategy also calls for partnerships to be established with 

organizations that are not currently active within the neighborhood in order to increase the 

likelihood of successful implementation. Stabilizing LYLAKS’ residential neighborhoods with 

better quality homes and increased rates of homeownership is a necessary first step in bringing 

new residents and business to LYLAKS. Neighborworks Rochester is part of the national 

Neighborworks network that assists families looking to purchase their first home through a 

number of initiatives, loans and grants. The Housing Council, a HUD-approved comprehensive 

housing counseling agency, provides property management tools and strategies to landlords in 

order to enhance their business skills and familiarize them with their rights and responsibilities. 

The Housing Council also assists tenants in stabilizing their housing and making good 

decisions as consumers. In a neighborhood struggling with absentee landlords and poorly 

maintained rental housing, landlords and tenants would benefit from the Housing Council’s 

efforts in stabilizing LYLAKS’ residential neighborhoods.  
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Workforce & Business Development 

A strong local workforce is an essential foundation in attracting new businesses, increasing 

neighborhood employment rates and thereby stabilizing the residential neighborhoods. 

RochesterWorks! is an employment and training initiative dedicated to developing the region’s 

strong workforce. This organization connects businesses to federally-funded employment and 

training programs while assisting job seekers to find jobs and gain training and skills. The Lyell-

Jay Merchants Association and the East Lyell Business Association should join forces and 

collaborate with RochesterWorks! to strengthen their own local hiring practices and help attract 

complementary businesses to the neighborhood that will benefit their own businesses and local 

job seekers.  

 

Healthy Living & Urban Agriculture  

The LYLAKS community has expressed an interest in healthy living initiatives and increasing 

community access to healthy, affordable foods. Partnering with organizations specializing in 

these causes is essential to ensure the implementation and longevity of these initiatives. Due to 

their interconnections, many organizations are dedicated to addressing healthy living issues, 

especially for children, concurrently with addressing food access issues. Healthy Kids, Healthy 

Communities (HKHC) is a national organization with a Rochester chapter dedicated to 

supporting community action to prevent childhood obesity in the Crescent of Rochester. HKHC 

Rochester could combat childhood obesity while improving access to healthy food through an 

urban agriculture project. Groundwork USA, as described in Project 7, is a national organization 

with local chapters dedicated to engaging local businesses, residents and government officials 

to revitalize neighborhoods and transform community liabilities, like abandoned lots, into 

community assets. In addition to improving a community’s landscape, Groundwork affects 

such changes through youth-led programs that provide young residents with jobs and training. 

The founding of a Groundwork Rochester could be focused on transforming vacant and 

underutilized lots into public open space and preparing and managing food production sites.  

 

A local Rochester non-profit, Lots of Food, is committed to planting edible landscapes 

throughout the city’s neighborhoods on underutilized plots of land for the free enjoyment of all. 

Within LYLAKS there are ample locations for the creation of edible landscapes including the 

proposed community market site, the rails to trails, the proposed Square-About and the various 

existing parks and vacant lots. Edible landscaping would increase food access while creating an 

educational and interactive experience for residents and visitors.  

 

Thanks to the Rochester region’s rich agricultural history, there is an interest in connecting 

Rochester residents with their food sources and even growing food within the city. Cornell 

Cooperative Extension, Rochester Roots and GrowGreen Rochester all have experience growing 

food in the City of Rochester and could serve as partners in urban agriculture efforts. Wegmans, 
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FoodLink, and the Good Food Collective/Headwater Foods have local experience in large-scale 

food distribution, CSAs and farmer’s market and could serve as partners in improving 

community food access and finding markets for the goods produced at the urban agriculture 

sites.  

 

The Need for Further Study 

The LYLAKS Revitalization Strategy proposes 37 projects for implementation, many of which 

will first require additional study and investigation. The following proposed projects are 

considered for inclusion in the City’s Step 3 BOA Funding Application. 

 

Steetscape Enhancements & Infill Development on Lyell Avenue: Project 1 

Design guidelines for the Lyell Avenue Corridor should be drafted in Step 3 to ensure that 

rehabilitation and development projects perpetuate Lyell Avenue as a dense, urban and 

walkable commercial corridor.  

 

Streetscape Improvements: Projects 3, 5, 11, 15, 18, 19, 31 & 32 

The improvements to many of LYLAKS’ thoroughfares will require schematic designs. 

 

Skate Park at Campbell Street Community Center: Project 6 

The enhancements to the Campbell Street Community Center will require further investigation 

into the feasibility of the improvements, including potential costs and connectivity concerns, 

and the drafting of conceptual designs.  

 

Urban Agriculture & Food-Related Initiatives: Projects 7, 21, 22 & 34  

An urban farm within LYLAKS would be the first of its kind in Rochester and require 

investigation on many fronts before implementation could be possible. In addition to the City 

modifying the zoning code to allow urban agriculture, investigation specific to the 

Whitney/Smith Street site is necessary. The management and ownership structures and the 

purpose of the project must be established. Once potential participants’ interest in the project 

has been gauged, the soil must be tested, a growing plan established and a market strategy 

developed. The investigation into the feasibility of the Whitney/Smith Urban Farm will also 

provide information for gauging the interest of local organizations and citizens for converting 

individual vacant lots into growing sites, the feasibility of greenhouse growing operations and a 

Food Hub and the cultivation of a local food movement in LYLAKS.      

 

The Community Market Site will require a feasibility study to gauge community demand for an 

open-air market and environmental investigation into the site.  
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Tent City Redevelopment: Project 9  

The adaptive reuse of the Tent City building will require investigations into the structural 

integrity of the building, potential contamination and a market analysis to determine the most 

appropriate and feasible reuse options. Coordinating with the current owner, Winn 

Development, is a necessary next step to better understand their vision for the project, aid them 

in implementing their development plans or transferring the project to another developer to 

expedite the redevelopment of this catalytic site.   

 

Residential Infill: Project 12 

Infill development within LYLAKS’ residential neighborhoods will require a market analysis to 

determine the types of housing most in demand for current LYLAKS residents and those likely 

to relocate to LYLAKS in the future.  

 

Improved Connection to Jones Square Park: Project 13 

An improved connection will require schematic designs. 

 

Trail Improvements at School #5 & Brown Square Park: Projects 16 & 17 

Trail improvements at School #5 and Brown Square Park will first require schematic designs. 

 

Townhouse Development: Project 23 

The development of high-density townhouses along Saratoga Avenue will require a feasibility 

study to determine construction costs and residential demand. 

 

Trail Connection at Sahlen’s Stadium: Project 24 

A trail connection between Sahlen’s Stadium and the new townhouse development will require 

schematic designs.  

 

Neighborhood Mixed Use: Project 25 & 35  

The Neighborhood Mixed Use Development along Oak Street will require planning, a 

feasibility study, schematic designs and the drafting of design guidelines.  

 

Reduced Pavement in Existing Parking Lot: Project 26 

Reducing the pavement in the parking lot between Frontier Field and Kodak to establish a trail 

with heavy landscaping will require schematic designs and a feasibility study. 

 

Light Industrial/Flex Development: Projects 27 & 29 

Identifying potential developers and businesses to acquire and activate these two sites will 

require targeted marketing efforts.  
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Square-About with Townhomes: Project 30 

The proposed Square-About with surrounding townhouses will require a feasibility study of 

the transportation impacts of re-routing the road and the market feasibility of the townhouse 

construction, including the demand for this type of housing and the profile of the potential 

resident. Schematic designs of the project will be also be required.  

 

Canal Park Interpretation: Project 36 

The Canal Park interpretation will require schematic designs.  

 

Mixed Use Waterfront Development: Project 37 

The proposed Waterfront Mixed Use Development will require an environmental investigation, 

potential remediation and schematic designs. The site should be marketed towards commercial 

and manufacturing businesses seeking a location to build new and take advantage of various 

tax credits. 
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5 FUNDING 
Funding for the LYLAKS BOA Revitalization Strategy initiatives will come from a host of public and 

private resources. Timing and levels of public investment will be predicated on numerous issues 

including the disposition of State and Federal budgets and the regional, State and national economic 

outlook. The overwhelming majority of investment within the BOA, however, will need to be provided 

by the private sector. The availability and costs of financing are major factors that dictate the extent and 

timing of private sector involvement. In addition, the perception of the Study Area and potential costs 

associated with environmental contamination are also deterring private sector interest. Although near-

term public involvement will be required to kickstart investment, the long-term sustainability and 

financial viability of development within the Study Area will require projects to persist absent of public 

subsidies.  

A consistent level of public dollars will be required in the beginning stages of implementation to lure 

investment and reduce private sector risk. As a result, the City should investigate the establishment of 

an Urban Renewal District or Municipal Redevelopment Project Area within the BOA. In addition, 

opportunities to leverage funding strategies such as tax increment financing (TIF) pursuant to General 

Municipal Law Article 18-C §970 should be explored to find major public sector infrastructure 

investments such as along Oak Street (Project 25) or the Square-About (Project 30). A brief summary 

regarding the utilization of the TIF mechanism is included below.  

Maintaining momentum developed during the Nomination process is critical to ensuring that 

revitalization efforts take hold. The various neighborhood associations in LYLAKS have been key 

players in developing the Revitalization Strategy through representation on the Steering Committee 

and in Public Workshops. The ability of the City to bring about meaningful and visible investments 

and action within the neighborhood will send a strong signal to the community regarding the City’s 

intent to revitalize LYLAKS. Therefore, the City should identify ‘low-hanging fruit’ - short-term 

projects and initiatives that can be accomplished quickly and with limited funding to provide 

maximum impact. The implementation of a few highly visible quick-wins, such as enhancing 

streetscapes along Jay and Orchard Streets and expanding the open space network via the Rails to 

Trails will signal interest, commitment, activity and momentum that should translate into continued 

public and private investment. 

Funding for lower cost, high impact projects can come from more traditional sources, such as the New 

York State Environmental Protection Fund, New York Main Street Program and Community 

Development Block Grants. The following provides an overview of available New York State funding 

resources and the recently enacted regional economic development policy approach promoted by the 

NYS Governor’s Office. 
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5.1 Economic Development Funding in New York State  

NYS REGIONAL ECONOMIC DEVELOPMENT COUNCILS  

In 2011, New York State created ten regional economic development councils (REDC) and mandated 

that each develop a five-year strategy which identifies an overall economic development approach for 

the region. Each regional strategy is updated annually to promote priority public sector investments 

and compete for access to a pool of State funding and development support. The use of State economic 

development funding for public or private sector projects is now directly tied to the advancement and 

implementation of regional economic development strategies. Funding priority will be given to projects 

which meet or advance the strategies and goals identified by the corresponding regional economic 

development council.  

The Finger Lakes Regional Economic Development Council (FLREDC) identified four ‘umbrella’ 

strategies to promote a unified approach to public and private investment in the nine-county region. 

Each of the four strategic areas further outlines a series of specific projects that will enhance economic 

development and competitiveness within the Finger Lakes Region. In particular, the FLREDC 

identified the investment in communities, industrial development and infrastructure as a priority 

regional strategy. The revitalization of the LYLAKS Study Area and its various vacant and 

underutilized sites directly aligns with the goals of the FLREDC strategy to reinforce the sense of place 

of existing neighborhoods, promote the adaptive reuse of existing buildings, increase access to 

affordable housing and invest in projects that enhance access to water resources.   

Each Regional Economic Development Council has a Capital Fund for catalytic projects within the 

region.  The alignment of the LYLAKS BOA Revitalization Strategy with the regional economic 

development strategy will be critical to accessing these and other funds for implementation projects. 

Further, the ability of the City of Rochester to obtain priority project status for the LYLAKS BOA will 

greatly increase the likelihood of receiving large, potentially ‘game-changing’ infusions of seed funding 

for critical activities, such as obtaining comprehensive site control and preparation of lands for 

development. 

CONSOLIDATED FUNDING APPLICATION PROCESS  

A significant amount of State funding is now procured through the Consolidated Funding Application 

(CFA) process, an initiative begun in 2011 in concert with the establishment of the regional economic 

development councils. The CFA process functions as a funding clearinghouse, whereby applicants can 

apply for multiple sources of traditional funding via a single application. Applications for CFA 

resources must be reviewed by both the funding agency and the REDC to be scored for compliance 

with agency and regional goals. The LYLAKS BOA Revitalization Strategy will require a broad range of 

capital projects, including waterfront and roadway infrastructure, environmental remediation, building 

demolition, housing rehabilitation, park and recreational amenities and the construction of multi-story 

mixed use structures. These projects have several components which may be eligible for funding via 

the CFA process. 



209 
 

   Section 4: The LYLAKS BOA Revitalization Strategy   

   LYLAKS Study Area Revitalization Strategy 

For 2013, the Governor’s Office announced a pool of funding from several sources, such as the 

Environmental Protection Fund (EPF), the Environmental Facilities Corporation (EFC), and the New 

York State Energy Research and Development Authority (NYSERDA), among others.   Funding 

availability is typically announced once per year in late spring, with application deadlines in July or 

August. 

5.2 State Funding & Incentive Programs  

The following is a brief overview of key funding and incentive programs in existence as of 2013 

organized by agency and important factors for consideration during the application process. 

NYS DEPARTMENT OF STATE  

Environmental Protection Fund 

The NYS Environmental Protection Fund (EPF) was created in 1996 as part of a statewide bonding 

initiative. This fund is utilized by two primary grant programs: the Local Waterfront Revitalization 

Program (LWRP); and the Parks, Recreation and Historic Preservation Program (OPRHP). Each of 

these programs will fund improvements up to $400,000, requiring at least a 1:1 match, and state funds 

cannot equate to greater than 50 percent of the total project cost. Therefore, a project requesting the 

maximum of $400,000 will be required to have additional resources committed equivalent to $400,000 

or more. Funding priority is given to projects within an approved BOA. 

Local Waterfront Revitalization Program: 

The NYSDOS administers LWRP funding which can be utilized for waterfront improvement projects in 

conjunction with an approved LWRP document.  The ongoing update to the City of Rochester’s LWRP 

should place the City in a strong position to compete for these funds upon an approved document. 

Funds can be utilized to finalize the design and construction of infrastructure and shoreline 

improvements and other capital projects such as trails and parks. LYLAKS BOA capital projects, as 

discussed in Section 4, which should be competitive for this funding program include the El Camino 

Trail Extension (Project 20) and the Vincent Street streetscape enhancements (Project 19). 

  

Parks, Recreation and Historic Preservation Program: 

The Office of Parks, Recreation and Historic Preservation (OPRHP) administers a separate EPF grant 

program focusing on the acquisition, preservation and construction of park and historic preservation 

projects. This funding program supports the purchase of property and easements, the construction of 

public parks, and the preservation of historic resources and structures.  

Several projects within the BOA should fulfill the requirements for this funding program, including: 

development of the J.R. Wilson Park Improvements (Project 2); the Rails to Trails conversion (Project 4); 

the Skate Park at Campbell Street Community Center (Project 6); and the Canal Park interpretation 

(Project 36). 
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Funding programs associated with the EPF are extremely flexible. Applicants can utilize other local, 

state and in-kind funds towards their dollar for dollar match, and must be capable of funding the entire 

project prior to requesting reimbursement.  

 

NYS OFFICE OF COMMUNITY RENEWAL 

New York Main Street Program 

The New York Main Street Program is funded by the NYS Housing Trust Fund and administered by 

the Office of Community Renewal. The Main Street Program primarily supports investment in private 

property. The Charles Settlement House and the Tent City owner would be logical applicants for Main 

Street funding for façade renovations, tenant space improvements, signage, and wayfinding 

improvements. The revitalization and reinvestment in the Lyell Avenue Commercial Corridor (Project 

1) would be an appropriate target area for this funding source. Main Street funding is also flexible, yet 

requires proof of committed investment by other state, federal or private sources. Similar to EPF 

programs, Main Street is also a reimbursement program, with varying levels of match dependent upon 

project type. 

Low Income Housing Tax Credits and NYS HOME 

The New York State Department of Housing and Community Renewal provides State Low Income 

Housing Tax Credits similar to federal HUD tax credits for qualified low to moderate income housing 

projects. In addition, the NYS HOME program further leverages private investments for the 

rehabilitation and construction of modern, affordable housing. Such funding could be appropriately 

allocated to the Townhouse Development on Saratoga Avenue (Project 23) and the Square-About with 

Townhouses (Project 30). 

 

Homes for Working Families 

The Homes for Working Families Program (HWF) provides gap financing through low-interest loans 

for capital costs and related acquisition and soft costs associated with the new construction or 

rehabilitation of affordable housing. The primary financing sources for HWF projects must be tax-

exempt bonds which are allocated from the State's Private Activity Bond Volume Cap and 4% Low-

Income Housing Tax Credit issued in conjunction with the bonds. Proposed projects that may be 

eligible for this program include Townhouse Development (Project 23) and Square-About with 

Townhouses (Project 30) 

NYS ENVIRONMENTAL FACILITIES CORPORATION  

Green Innovation Grant Program 

The Green Innovation Grant Program (GIGP) is funded and administered by the New York State 

Environmental Facilities Corporation and funded through the NYS Clean Water Revolving Loan Fund 

which is capitalized largely through federal support. The GIGP supports projects that incorporate 

unique ideas for stormwater management, innovative green infrastructure design, and cutting-edge 

green technologies. GIGP-funded projects range from simple rain gardens to large-scale wastewater 
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treatment sites. Uncontrolled stormwater runoff can overwhelm separate or combined-sewer systems 

in aging neighborhoods such as LYLAKS, leading to overflows into streets and homes and pollutants in 

the Genesee River.  

Green infrastructure is used to manage rain where it falls, reducing runoff volume and the need to treat 

it through conventional piped drainage and water treatment infrastructure, much of which is already at 

or near capacity. Green infrastructure is a cost-effective and efficient tool that can be utilized along 

public streets, in parking lots and in small undeveloped portions of lots. There are several 

opportunities for green infrastructure in the LYLAKS BOA, including the proposed green roof on the 

Institutional/Commercial Redevelopment (Project 8), the Urban Farm (Project 7); the improved 

parking lot next to Sahlen’s Stadium (Project 10); the Greenhouses (Project 22). The use of green 

infrastructure is also encouraged on all streetscape and public realm improvements within the Study 

Area.  

The GIGP program funds up to 90 percent of project costs with no defined maximum yet will only fund 

the green infrastructure portions of the project. Non-sustainable components will require coverage via 

other project funding. 

 

NYS DEPARTMENT OF ENVIRONMENTAL CONSERVATION  

Brownfield Cleanup Program  

The Brownfield Cleanup Program (BCP) provides tax credits for the remediation and redevelopment of 

brownfield sites in New York State. These tax credits are further enhanced within Brownfield Study 

Areas and areas the Empire State Development Corporation has designated as Environmental Zones 

(EN Zone) which includes the majority of the Study Area. The BCP establishes four separate levels of 

remediation based on final permissible uses and the need for continued engineering controls to protect 

the public health, safety and welfare -- projects that pursue more extensive levels of remediation are 

eligible for greater tax benefits. Credits cannot be issued prior to the issuance of a Certificate of 

Completion (COC) which certifies remediation activities have been completed per agreement with the 

NYSDEC. As of January 2013, funding for the BCP will expire in December of 2015. The extensive 

timeline anticipated for projects entering the BCP to achieve a COC will require the City of Rochester 

and project partners to move quickly to take advantage of this important source of project financing. 

There are three separate tax credits available in the BCP Program which may be eligible for 

consideration on several properties identified on Map 5. 

Brownfield Redevelopment Tax Credit: 

The brownfield redevelopment tax credit consists of the sum of three separate credit components: (1) 

site cleanup, (2) groundwater cleanup and (3) development on a brownfield site. The brownfield 

redevelopment tax credit is available to taxpayers who incur costs for the remediation or 

redevelopment of a brownfield site in New York State that is, or will become, a qualified site. Upon 

completion of the required remediation, the DEC will issue a written Certificate of Completion (COC) 

to the remedial party. The COC will include the applicable percentages used to determine the amount 
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of the credit. The amount of the brownfield redevelopment tax credit is a percentage of the eligible 

costs paid or incurred to clean up and redevelop a qualified site. A greater percentage is allowed for 

sites that are cleaned up to a level that requires no restrictions on use, sites located in a designated EN 

Zone, and sites located in a BOA. Within the LYLAKS BOA, this equates to an additional 10 percent 

credit. 

Remediated Brownfield Credit for Real Property Taxes: 

A developer who has been issued a COC for a brownfield site, or who has purchased or acquired all or 

part of a qualified site is allowed a remediated brownfield credit for real property taxes paid. The 

amount of the credit is 25 percent of the product of the taxpayer’s employment factor (a percentage 

based on the number of persons employed on a qualified site) and the taxpayer’s “eligible real property 

taxes.”  If the Site is located in an EN Zone the credit is 100 percent of the product of the 

employment factor and the real property taxes paid. 

Environmental Restoration Program  

Under the Environmental Restoration Program (ERP), the State provides grants to municipalities to 

reimburse up to 90 percent of on-site eligible costs and 100 percent of off-site eligible costs for site 

investigation and remediation activities. Once remediated, the property may then be reused for 

commercial, industrial, residential or public use. Applications for this program have not been accepted 

since 2008 due to a lack of funding, but the 2013-2014 NYS Budget includes approximately $40 million 

in unencumbered funding from previous years. The ERP is a significant potential source of funding for 

the City of Rochester to remediate City-owned property within LYLAKS such as the Orchard-Whitney 

Site. The State has indicated that funding priority will be given to projects within an approved BOA. 

 

NYS EMPIRE STATE DEVELOPMENT CORPORATION  

New York State has established several brownfield and economic development programs that 

incentivize private investment, including the remediation and redevelopment of contaminated 

properties. The NYS Department of Environmental Conservation’s (NYSDEC) Brownfield Cleanup 

Program (BCP) and Environmental Restoration Program (ERP) provide tax incentives for private 

development and funding assistance to municipalities for the remediation of contaminated property as 

long as the entity was not a responsible party to the contamination.  

In addition, the NY Empire State Development Corporation has developed the Environmental Zone 

program, which enhances tax credits available to private development in designated census tracts 

based on poverty and unemployment levels. The Excelsior Jobs Program (EJP) contains three relevant 

components which package tax credits for job creation, capital investments and research and 

development activities.  

  

Environmental Zone Program 

The Empire State Development Corporation established Environmental Zones (EN Zone) as designated 

areas in which tax credits acquired through the BCP program could be further enhanced as an 
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incentive for developers to remediate property in areas challenged by high poverty and 

unemployment. All land within the LYLAKS BOA is designated as an EN Zone and is available for up 

to an additional eight percent in credits under the Brownfield Redevelopment Tax Credit. 

 

Excelsior Jobs Program  

Business investment within the LYLAKS BOA may qualify for fully refundable tax credits via the 

Excelsior Jobs Program (EJP). Businesses within the BOA may be eligible for three of the four EJP 

credits, which can be claimed over a 10-year period. To earn any of the following credits, firms must 

first meet and maintain the established job and investment thresholds as outlined by the New York 

Empire State Development Corporation, which include minimum eligibility criteria for jobs, overall 

investment and benefit-cost ratios. Proposed projects that may be eligible for the Excelsior Jobs 

Program include the Food Hub (Project 34); Light Industrial/Flex Development on Jay Street (Project 

27); and Light Industrial/Flex Development on Ambrose Street (Project 29). In addition, existing 

businesses such as Upstate Niagara Cooperative, Inc. and Klein Steel Direct may be eligible for this 

program if they are not currently enrolled in the Empire Zone Program.  

The Excelsior Jobs Tax Credit: 

A credit of 6.85 percent of wages per net new job to cover a portion of the associated payroll cost.  

The Excelsior Investment Tax Credit: 

The Investment Tax Credit is valued at two percent of qualified investments in tangible property, such 

as buildings or structural components of buildings located within New York State that have a useful 

life in excess of four years. This credit may be taken in tandem with the Investment Tax Credit for 

investments in research and development property or with brownfield tangible property credit, but not 

both.  

The Excelsior Research and Development Tax Credit: 

The Research and Development Tax Credit is valued at 50 percent of the Federal Research and 

Development Credit, up to three percent of total qualified research and development activities 

conducted in New York State.  

To be eligible for inclusion in the EJP, firms must operate in one of seven key industries: 

 Financial services data center or back office operation; 

 Manufacturing; 

 Software development and new media; 

 Scientific research and development; 

 Agriculture; 

 Creation or expansion of back office operations; 

 Distribution center, or  

 An industry with significant potential for private sector growth and development. 
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Other Empire State Development Corporation Programs  

Empire State Development Corporation maintains discretionary capital funds in support of statewide 

economic development initiatives and business investments. This includes development bonds to 

support significant private sector investments, the Urban and Community Development Program for 

feasibility and pre-development activities, and the Build Now-NY/Shovel Ready Program, among 

others. 

 

NYS ENERGY RESEARCH & DEVELOPMENT AUTHORITY (NYSERDA) 

Cleaner, Greener Communities Program  

The New York Cleaner, Greener Communities Program empowers regions to create more sustainable 

communities by funding smart growth practices. The Finger Lakes Regional Sustainability Plan 

(FLRSP) was developed through a partnership among public and private experts across a wide range 

of fields. The FLRSP recommends implementation projects that significantly improve the economic and 

environmental health of the region. These projects will be funded in three rounds of $30 million in 

2013, 2014 and 2015 as part of the annual CFA process. The City should consider applying for funding 

for Projects 7, 22 and 34 to establish LYLAKS as a model for sustainable neighborhood and brownfield 

redevelopment. 

 

New Construction Program 

The New Construction Program (NCP) for commercial/industrial businesses can provide assistance 

when incorporating energy-efficiency measures into the design, construction and operation of new and 

substantially renovated buildings. Incentives are available for the purchase and installation of energy-

efficient equipment that reduces electric energy consumption in new and substantially renovated 

buildings. Proposed projects that could qualify for this assistance program include, but are not limited 

to, the Tent City Redevelopment (Project 9); the Neighborhood Mixed Use Development (Projects 25 

and 35) and the Mixed Use Waterfront Development (Project 37). 

 

5.3 Transportation Funding  

The most likely means of implementing transportation improvement recommendations identified in 

the BOA Revitalization Strategy will be to seek multiple funding sources, including a combination of 

public funding from various governmental levels.  

FEDERAL SOURCES 

Federal transportation funding for projects associated with road reconstruction or trail development 

are typically available via the formalized Transportation Improvement Program (TIP) process 

coordinated by the Genesee Transportation Council (GTC). The majority of the Master Plan projects 

could be eligible for several transportation sources due to the Revitalization Strategy’s emphasis on 

public realm improvements. 
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The Federal Government provides funds for transportation projects through various funding programs 

contained within multi-year federal transportation legislation, with the current appropriations bill 

referred to as MAP-21, or Moving Ahead for Progress in the 21st Century. MAP-21 is a new two-year 

federal transportation act that was signed in July 2012 after the expiration of SAFETEA-LU in March 

2012. The new act created the Transportation Alternatives Program (TAP) which combines several 

SAFETEA-LU programs under a single heading, continuing funding support for programs and projects 

defined as transportation alternatives, including:  

 On- and off-road pedestrian and bicycle facilities;  

 Community improvement projects;  

 Recreational trail program projects; and 

 Safe routes to school projects.  

 

MAP-21 also continues the Surface Transportation Program (STP) and the Highway Safety 

Improvement Program (HSIP) which supply potential federal funding sources for roadway and trail 

improvements.  

 

Surface Transportation Program (STP) 

The Surface Transportation Program is a primary core Federal-aid program within MAP-21 utilized for 

local highway and trail improvement projects. The STP provides flexible funding that may be used for 

a variety of projects through numerous sub-programs, including all project types eligible for funding 

under the Transportation Alternatives Program. STP funds can also be ‘Flexed’ or transferred to fund 

multi-modal and transit projects, as approved by GTC.  

Transportation Alternatives Program (TAP) 

The Transportation Alternatives Program functions as an umbrella for three separate programs 

formerly functioning separately under SAFETEA-LU. With some minor exceptions within the 

Recreational Trails program, all TAP funding requires a 20 percent local match that may be cash or in-

kind services.  

 

Transportation Enhancements (TE): 

Transportation Enhancements (TE) funds are now included under the Transportation Alternatives 

Program, and administered by the New York State Department of Transportation (NYSDOT) with 

assistance in project solicitation and selection being provided by GTC. In order to maximize the use of 

the available TE funding, this program provides innovative financing alternatives for local matching 

requirements of 20 percent.  

 

Safe Routes to School (SRTS): 

Similar to TE funds, SRTS funds are now included under the TAP umbrella. The SRTS Program 

provides funding to enable and encourage children, including those with disabilities, to walk and 
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bicycle to school; to make walking and bicycling to school safe and more appealing; and to facilitate the 

planning, development and implementation of projects that will improve safety, and reduce traffic, fuel 

consumption, and air pollution in the vicinity of schools. 

 

Recreational Trails (RT): 

The Recreational Trails Program provides funding to construct and maintain recreational trails. Each 

state must establish a State Recreational Trails Advisory Committee that represents both motorized and 

non-motorized recreational trail users to distribute funds. Of funds distributed to a state, 30 percent 

must be used for motorized trails, 30 percent must be used for non-motorized trails, and the remaining 

40 percent can be used for either type of trail. A typical RT award is $50,000 to $100,000.  

Highway Safety Improvement Program (HSIP) 

The Highway Safety Improvement Program (HSIP) is a core Federal-aid program with an overall 

purpose to achieve a significant reduction in traffic fatalities and serious injuries on all public roads 

through the implementation of infrastructure-related highway safety improvements. HSIP funds must 

be consistent with the State Strategic Highway Safety Plan. The Lyell Avenue streetscape 

improvements (Project 1) may be eligible for HSIP funds. 

5.4 Other Funding Sources  

Several other local and federal funding and financing programs will likely be required to facilitate 

additional implementation projects. The following is a brief overview of other relevant funding sources 

to be considered for the revitalization of the BOA Study Area. 

• The Monroe County Industrial Development Agency (COMIDA) has a suite of tools to assist private 

development, including tax exempt bond financing, sales/mortgage tax exemptions, and payment-

in-lieu-of-tax (PILOT) exemptions for property taxes. In addition, COMIDA can assist projects 

through the purchase and sale/leaseback of land, existing facilities and new equipment. Private 

development projects within the BOA may potentially be eligible for assistance from COMIDA. 

• The US EPA’s Brownfields Program provides direct funding for brownfields assessment, cleanup, 

revolving loans, and environmental job training. In addition to direct brownfields funding, EPA also 

provides technical information on brownfields financing matters. The remediation of the Orchard-

Whitney site and BeeBee Station site, among others, may be eligible for EPA assistance. 

• The City’s HUD Community Development Block Grant funding could also be leveraged through 

the use of the Section 108 Loan Guarantee Program, which provides communities with a source of 

financing for economic development, housing rehabilitation, public facilities, and large-scale physical 

development projects. Section 108 loan commitments are often paired with Economic Development 

Initiative (EDI) or Brownfield Economic Development Initiative (BEDI) grants, which can be used to 

pay predevelopment costs of a Section 108-funded project. They can also be used as a loan loss reserve 

(in lieu of CDBG funds), to write-down interest rates, or to establish a debt service reserve. 
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• The New Markets Tax Credit Program (NMTC) was established by Congress in 2000 to spur new or 

increased investments into operating businesses and real estate projects located in low-income 

communities. The NMTC Program attracts investment capital to low-income communities by 

permitting individual and corporate investors to receive a tax credit against their Federal income tax 

return in exchange for making equity investments in specialized financial institutions called 

Community Development Entities (CDEs). The credit totals 39 percent of the original investment 

amount and is claimed over a period of seven years. Projects 9, 14, 22, 23, 25, 27, 28, 29, 30, 33, 34, 35 

and 37 may be capable of obtaining credits through this program. 

• Neighborhood Stabilization Program (NSP) Grants, administered by the U.S. Department of 

Housing and Urban Development, was established in 2008 for the purpose of stabilizing communities 

that have suffered from foreclosures and abandonment. Through the purchase and redevelopment 

of foreclosed and abandoned homes and residential properties. Residential Infill efforts (Project 12) 

could be eligible for such funding. With NSP continually developing, it is possible that is will gain 

greater flexibility and fund projects beyond residential uses such as commercial, urban agriculture 

and parks to support community-strengthening development efforts. 

• Groundwork USA, primarily funded through the EPA Brownfields Program and the National Park 

Service Rivers, Trails & Conservation Assistance Program, is a national non-profit organization with 

local roots that engages local businesses, residents and government officials to revitalize 

neighborhoods and transform community liabilities into community assets. Groundwork USA 

supports local Groundwork Trusts in reclaiming vacant and derelict land for community 

transformation. The formation of a Groundwork Rochester could focus efforts on transforming the 

brownfields in LYLAKS, an area of the city disproportionally blighted by vacancy and contamination.  

• Healthy Kids, Healthy Communities (HKHC) is a national organization with a Rochester chapter 

dedicated to supporting community action to prevent childhood obesity in the Crescent of Rochester. 

HKHC Rochester could expand its current programming to combat childhood obesity while 

improving access to healthy food through an urban agriculture project. The LYLAKS Study Area is 

both in need of healthy living initiatives, has ample space for food production sites and has several 

nearby public schools that could act as partners. In other cities HKHC has worked to train families 

to grow their own food, make residents more active and adopt healthy living habits.  

• New York Healthy Food & Healthy Communities Fund (HFHC) is an innovative financing 

program, established to facilitate the development of healthy food markets in underserved 

communities throughout New York. The $30 million fund is part of a statewide initiative to promote 

healthy communities. Main administrator is Low Income Investment Fund (LIIF) through the Capital 

for Healthy Families & Communities Program. HFHC funding could help facilitate increased 

community food access through several proposed projects including the Urban Farm (Project 7); the 

Community Market Site (Project 21); Greenhouses (Project 22); and the Food Hub (Project 34).  

• The Community Food Projects Competitive Grant Program (CFP) from USDA’s National Institute 

of Food and Agriculture (NIFA) is intended to help eligible private non-profit entities that need a 
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one-time infusion of federal assistance to establish and carry out multipurpose community food 

projects. Projects are funded from $10,000-$300,000 and from 1 to 3 years. They are one-time grants 

that require a dollar-for-dollar match in resources except for training and capacity building projects. 

In LYLAKS, this funding could be used to address high land vacancy issues through conversion into 

growing spaces and to engage youth through growing and feeding the surrounding community. CFP 

funding could help facilitate increasing community food access through several proposed projects 

including the Urban Farm (Project 7); the Community Market Site (Project 21); Greenhouses (Project 

22); and the Food Hub (Project 34).  

 

5.5 Tax & Payment in Lieu of Taxes Increment Financing  

TAX INCREMENT FINANCING 

As part of Municipal Redevelopment Law (MRL) GMU-Article 18-C,  the State of New York has 

approved the use of Tax Increment Financing (TIF), which enables municipalities and private entities to 

borrow capital for significant investments and allocate the proceeds from resultant increases in 

property tax revenues to cover debt service. Tax increment financing has two primary variations: 

Project TIFs and Area TIFs. Project TIFs are organized around financing for a single project, utilizing a 

small TIF district that may coincide with a few properties or even just a few buildings. Area TIFs 

designate a larger district within the City, and divert the resultant increased tax revenues into district-

wide improvements such as infrastructure, parks, museums, and other public or quasi-public 

amenities.  

New York State, through the MRL, permits the establishment of large TIF districts which contain an 

area suffering from blight or a preponderance of abandoned structures; the LYLAKS BOA and in 

particular the former Orchard-Whitney site and riverfront properties inflict a significant amount of 

blight on the community. To take advantage of the potential for TIF to fund a portion of public 

improvements within the LYLAKS BOA, a subarea within the BOA that includes the Orchard-Whitney 

site or the riverfront should be established as a Redevelopment Project Area. Potential TIF districts 

within the BOA include the Orchard-Whitney Site, the BeeBee Station site and the Oak Street Mixed 

Use Development. 

 

PILOT INCREMENT FINANCING  

TIF utilization within New York State remains low due to legal concerns regarding the constitutionality 

of revenue diversion to repay TIF debt. These concerns have led municipalities and their bond counsels 

to shy away from the use of TIF as a redevelopment financing mechanism. In many instances, this 

uncertainty has led municipalities to utilize PILOT (Payment in Lieu of Taxes) Increment Financing, or 

PIFs, to finance property acquisition, demolition, infrastructure and construction. 

 

The most significant difference between TIF and PIF financing is that PIFs establish a fixed dollar 

payment to taxing jurisdictions, which eliminates uncertainty for bond underwriting. In addition, a 
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fixed tax payment schedule also provides a greater level of comfort for taxing jurisdictions and 

developers to project future revenues and expenditures. PIFs also allow for taxing jurisdictions to 

receive full base year taxes plus an annual increment to partially offset inflationary costs. After the 

diversion of the fixed ‘increment’ portion of the taxes to cover debt service, the remaining tax revenue, 

if any, continues to flow to the taxing jurisdiction. Similar to TIF, PIF can utilize the BOA study area to 

formulate the PIF District, therefore accelerating the process.  

 

Finally, a significant benefit of PIF over TIF financing within BOA redevelopment projects is the 

inclusion of a private party to the transaction. Private entities may be eligible for tax credits, which can 

be utilized as a partial or full reimbursement for PILOT payments. In the LYLAKS BOA, the ability for 

a private party to access Brownfield Cleanup Program tax credits would be very beneficial to 

redevelopment.  
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EXECUTIVE SUMMARY 
Camoin Associates completed a comprehensive market analysis of the Lyell‐Lake‐State Street Brownfield 
Opportunity Area (referred to as the ‘LYLAKS BOA’ or the ‘BOA’) located in the City of Rochester, NY. 
This study consisted of a demographic and socioeconomic analysis, general economic outlook, 
residential market analysis, retail market analysis, and an office and industrial market analysis. What 
follows is a summary of the main findings of the analysis and our recommendations on how the City can 
approach redevelopment of the BOA. 

City’s Role 
The market analysis clearly shows that redevelopment of properties in the BOA will require significant 
sustained involvement on the City’s part. In essence, impediments to redevelopment in the BOA have 
less to do with environmental contamination and more to do with unfavorable demographic and 
socioeconomic conditions interlaid with a steadily deteriorating, highly underutilized built environment. 
For example, the population of the BOA is relatively young and low‐income, with a median household 
income that is nearly $20,000 less than the City of Rochester’s median household income. Market forces 
are insufficient in themselves to induce redevelopment and conditions within the BOA will not improve 
unless significant effort is focused in this area. Successful redevelopment projects in the BOA will likely 
necessitate that the City take a lead in a number of ways, including: 

1. Increase code enforcement and public safety services: 

One of the first things the City could begin doing immediately is stepping up code enforcement 
throughout the BOA. One cost‐effective method to accomplish this would be to engage local community 
groups, which can mobilize volunteers to identify code violations and report them to City officials in a 
systematic way. This would free up City staff to focus on issuance of violation notices and associated 
follow up. We believe that this would allow the City to make an impact in the short‐term with only a 
minimal investment.  

2. Change the zoning code to encourage and accommodate desired uses: 

For mid‐term impact, the City should consider reviewing its existing zoning and land use regulations 
within the BOA to ensure that desired redevelopment options are allowable, amending the code to 
include certain uses as‐of‐right (i.e. not requiring special use permits or variance requests). For example, 
high‐density development should be encouraged in areas sited for new multi‐unit residential 
development projects. Mixed‐use development should be allowed for a wide range of uses in the 
waterfront areas of the BOA. Additionally, expanded commercial uses should be permitted in the vicinity 
of the soccer stadium, particularly along the Broad Street corridor, to encourage spinoff development in 
this area. Other elements of the zoning code (and other policy/regulatory items) related to set‐backs, 
parking, entrance/egress, etc. may require some amendments. 

3. Launch a program for land assembly: 

The market analysis identified potential redevelopment opportunities including a flagged automotive 
dealership (see the retail analysis), workforce housing (see the residential market analysis) and some 
infill‐related development. Some of the suggested redevelopment ideas will require large amounts of 
land that will need to be assembled. It is unlikely a developer would undertake land assembly on a 
speculative basis, so the City should consider land banking property in the BOA (particularly along the 
main corridor). Once the City has assembled land for a development, it can RFP for a developer to take 
on the project.  
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4. Commit and/or identify funds to subsidize initial development proposals: 

Development projects in the BOA will be costly due to environmental contamination and/or presence of 
existing buildings that need to be demolished. Costs associated with cleaning up the BOA properties will 
be identified during a future site assessment; however, due to the economic conditions in the BOA, it is 
clear that the City will either need to focus their own funds and/or assemble state and federal funds to 
subsidize projects in the BOA. We believe that the City might be able to use a public‐private partnership 
to catalyze a specific initial project or projects and then step back and allow the private sector to 
continue the redevelopment process. 

5. Market the site to potential developers: 

Part of handing off redevelopment (after one or more catalyst‐type projects) will require getting the 
development community on board with the general redevelopment of the BOA. This will require 
marketing the redevelopment plan itself, in addition to individual projects/properties, to the 
development community. 

6. Undertake one or more substantial beautification campaigns in the BOA:  

A beautification campaign lead by the City is another measure to consider for the long‐term 
redevelopment of the BOA. The BOA’s gateway, the 5‐way intersection of Lyell Avenue, Lake Avenue, 
Smith Street, and State Street, is unattractive and unpleasant to travel through. We recommend that the 
City consider promoting the removal of the irregular intersection and development of a traffic circle to 
ease traffic flow and improve the areas visual appeal. Improvements to the intersection and its adjacent 
properties will be seen by every vehicle that passes through, hopefully impacting negative perceptions 
of the BOA. Local residents, commuters, and visitors will begin to notice the changes, which can help 
build community support for future projects in the area. As such, improvements along the intersection 
should be a top priority.  

Redevelopment Opportunities 
Several redevelopment opportunities were identified during the research and analysis completed for the 
following market study. Many of these opportunities are summarized below and fully explained within 
the report.  

Affordable workforce housing that provides residents with safe, adequate living conditions is needed 
throughout the BOA. As discussed above, it is our recommendation that the City begin a land assembly 
program. Over time, once enough land is assembled, the City could go out to RFP to identify a developer 
to undertake a significant new housing project (perhaps supported through a tax credit and/or property 
tax abatement program). Acquisition of adjacent properties would allow for a large apartment‐style 
residential development on a single site, creating a new type of housing product that is not currently 
available in the BOA. A larger development project will offer an economy of scale that a development 
would need to counterbalance the current lower‐rent structure of the surrounding market. Another 
option would be to acquire individual properties located throughout the BOA and assemble a significant 
number of them into an RFP for a multi‐property redevelopment. This would, again, hopefully allow for 
certain economies of scale while also allowing a developer to make a large positive impact on the 
neighborhood. 

Modern workforce housing is not the only type of residential development opportunity in the BOA. 
There may also be some potential for higher‐end housing in the east end of the BOA along the Genesee 
River. The recent success of other riverside redevelopment projects and low vacancy rates in other 
upper‐end housing in the vicinity of the BOA (in the High Falls Neighborhood) suggest that there is a 
growing trend of residents ‘returning to the City’, which is causing demand for higher‐end rental units in 
close proximity to downtown. This trend is identified in the 2007 comprehensive housing study 
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completed by Zimmerman/Volk Associates, Inc. There are two aspects of this part of the BOA that may 
lend it to a higher‐end development: (1) the water amenity and view‐shed provided by the river, and (2) 
the physical “barrier” of the north‐south route (Lake Avenue) differentiating it from the much more 
modest offerings of the rest of the BOA. As mentioned above, redevelopment of the Lyell‐Lake 
intersection would be important to promoting such a development in the area as it currently does not 
lend itself to a higher‐end market. 

As far as business development, most of the retail and service related industries are experiencing large 
retail gaps, suggesting that there is an opportunity for new or expanded businesses to recapture some 
of these sales. This region of the City is severely underserved regarding retail options and there are 
many amenities and retail needs not being met that may be suitable for placement within the BOA, as 
appropriate to the scale and design of the land use. Some industries that demonstrate a high potential 
for new businesses are: Automobile Dealers, Gasoline Stations, Clothing Stores, Sporting 
Goods/Hobby/Musical Instrument Stores, Limited‐Service Eating Places, and Grocery Stores.  

A ‘flagged’ or ‘name brand’ automotive dealership would be a feasible development. An establishment 
of this sort could potentially recapture some of the sales that are currently ‘leaking’ from both the Local 
and City Trade Areas while also complimenting the auto‐related businesses in the area. Additionally, 
according to comments from interviewees, many in the local community seem to be in support of this 
type of use in the BOA. In general, an automotive dealership is a good fit for redevelopment of a 
brownfield site because most of the site can be capped with pavement and used as parking space for 
inventory (i.e. cars for sale). Furthermore, given their relative size, one or two automotive dealers could 
make a very significant difference to the appearance of the Lyell Avenue corridor – their installation 
would require the removal of a number of substandard/deteriorated buildings and would potentially 
“open up” some of the space. It may also allow for a sense of vibrancy that does not currently exist in 
the area.  

The proposed relocation of the Monroe Community College (MCC) downtown campus to the Kodak site, 
near the eastern edge of the BOA, would essentially bring a new market ‐ the college community ‐ to the 
BOA. If this project happens, there might be an opportunity for limited‐service eating places that offer 
Wi‐Fi, lots of spaces for students to work on laptops (preferably near electric outlets), spaces for small 
groups of students to congregate, and quick service with affordable, healthy food options that are 
within walking distance to the new campus. It is important to note that this project is in the very 
preliminary planning stages and several hurdles must be crossed before it can become a reality. The 
current goal is to have a new downtown MCC campus by the fall of 2015.  

Based on the retail market data and interviews with local stakeholders, another recommendation for a 
business that could likely succeed in the BOA is a co‐op style grocery store. This type of business would 
assist the underserved population of the BOA and, by recruiting volunteer labor in exchange for 
discounts on groceries, would also help to stimulate the local economy and can serve as a catalyst for 
other redevelopment projects in the area. Please note that Camoin also suggested a co‐op style grocery 
store in a simultaneous market analysis of the Vacuum Oil BOA. It is unlikely that the City’s market can 
support two new co‐ops at the same time; however, this recommendation is valid for either of the 
BOA’s.  

The presence of a high‐quality soccer stadium could be an opportunity to spur other types of 
commercial development, particularly small businesses that could cater to soccer fans and other 
visitors such as limited‐service eating places, sporting goods shops, etc. However, the stadium and 
community need to be better connected and the stadium needs a higher level of use to support that 
development. The City’s JOSANA Neighborhood Plan (described in the sections that follow) makes a 
number of quality recommendations about how to better integrate the soccer stadium with the 
community and increase its year‐round use. These recommendations should be implemented to the 
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fullest extent possible. Specifically, it is strongly recommended that the City encourage commercial 
development in the vicinity of the stadium along the high‐traffic corridors by easing zoning codes to 
allow commercial uses.  

In the past, the City tried to assemble lands in the BOA for industrial development. Like so many cities 
throughout the Northeast, the overabundance of industrial properties within the region has flooded the 
industrial real estate market and there is little opportunity for new industrial development in the BOA. 
Additionally, the office market is current in oversupply. The market for Class A space is expected to 
tighten over time; however, this style of high‐end office space would not do well in the BOA. 
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INTRODUCTION 
As a sub consultant to Bergmann Associates, Camoin Associates completed a comprehensive market 
analysis of the Lyell‐Lake‐State Street Brownfield Opportunity Area (referred to as the ‘LYLAKS BOA’ or 
the ‘BOA’). The following market analysis consists of five interrelated studies:  

• Demographic & Socioeconomics Analysis 

• General Economic Outlook 

• Residential Market Analysis 

• Retail Market Analysis 

• Office & Industrial Space Market Analysis 

Each section is introduced with a brief description of the methodology employed and the geographies 
analyzed. Following the Introduction, a section entitled Takeaway Findings lists the key findings of the 
analysis that will guide the project team during the next phase of this study, which will involve the 
development of site‐specific scenarios and alternatives.  

Data Sources 
Much of the data in this report were purchased from ESRI Business Analyst Online (ESRI) and Economic 
Modeling Specialists, Inc. (EMSI). ESRI’s base data is the 2000 and 2010 Census. It uses proprietary 
statistical models and updated data from the U.S. Census Bureau, the U.S. Postal Service, and various 
other sources to project future trends. ESRI data is often used for economic development, marketing, 
site selection, and strategic decision making. For more information, visit www.esri.com. 

EMSI data are compiled from several sources, including the U.S. Census Bureau and U.S. Departments of 
Health and Labor using specialized proprietary processes and models to estimate current statistics and 
predict future trends. Visit www.economicmodeling.com for additional information. 

In addition to gathering statistical data, Camoin Associates spoke with local business owners, economic 
development officials, City officials, local realtors, and other stakeholders to gain information on the 
economic and market trends occurring within the Rochester MSA, City of Rochester, and the BOA. A list 
of the individuals interviewed can be found at the end of this report.  

Geographies Studied 
Data for the market analysis were analyzed for the following geographies:  

• LYLAKS BOA ‐ Delineated by Census Block Groups that best correspond with the BOA boundary 

• Local Trade Area ‐ 5‐minute drive time from the intersection of Orchard Street and Lime Street 

• City of Rochester ‐ Municipal boundary 

• Rochester Metropolitan Statistical Area (MSA) ‐ Livingston, Monroe, Ontario, Orleans, and 
Wayne Counties 

Looking at data at different geographic scales allowed an analysis of current trends within the region as 
well as those that are specific to the BOA. Demographic, economic, and market data were all examined 
to illustrate how these factors may impact the local and regional economy and potential development 
opportunities within the BOA. The following maps depict the Local Trade Area and the Rochester 
Metropolitan Statistical Area.  



City of Rochester ‐ LYLAKS BOA 
Market Analysis    INTRODUCTION 

 
Camoin Associates      Page 8 

 

LYLAKS BOA Local Trade Area: 5‐Minute Drive Time 

 

 

Rochester Metropolitan Statistical Area (MSA)



City of Rochester ‐ LYLAKS BOA 
Market Analysis    DEMOGRAPHIC & SOCIOECONOMIC ANALYSIS 

 
Camoin Associates      Page 9 

 

DEMOGRAPHIC & SOCIOECONOMIC ANALYSIS 
General demographic and socioeconomic data were reviewed to gain an understanding of past trends, 
existing conditions, and future projections for the LYLAKS BOA, Local Trade Area, City of Rochester, and 
the Rochester MSA.  

Takeaway Findings 
Important findings of the demographic and socioeconomic analysis include:  

• Trends in the LYLAKS BOA are not conducive to market‐driven development; redevelopment 
projects will require significant sustained involvement by the City.  

• Within each of the geographies evaluated, the population is projected to decrease through 
2015. Population loss is particularly acute in the BOA.  

• Residents of the BOA are mostly young and low‐income, with a median household income that 
is nearly $20,000 less than the City of Rochester’s median household income.  

• Though lower than New York State and the United States, median household income levels in 
the City of Rochester, Local Trade Area, and BOA are expected to increase at a faster rate than 
the larger comparative geographies.  

• Over the past 10 years, there has been a significant decrease (10%) in the number of renter 
occupied units in the BOA. In comparison, owner occupied units only dropped a few percentage 
points.  

Basic Demographic Trends 
The following table summarizes typical demographic and socioeconomic indicators for the LYLAKS BOA, 
Local Trade Area, the City of Rochester, and the Rochester MSA.  

Of these four geographies, the Rochester MSA was the only region to experience an increase in 
population from 2000 to 2010 (0.43%). During this time period, the City of Rochester and the Local 
Trade Area decreased by 3.86% and 4.43% respectively. The LYLAKS BOA experienced the greatest 
population decline, losing 615 residents through 2010 at a rate of 7.29%. Population in the LYLAKS BOA 
is expected to continue to decrease, losing another 173 people (2.21%) by 2015. The other geographies 
are projected to lose population through 2015 as well, just at a slower rate of decline (1.58% to 0.34%).  

As with the decrease in population, households appear to be declining in the LYLAKS BOA. The number 
of occupied households in the LYLAKS BOA decreased by 8.02% (240 households) from 2000 to 2010 and 
is projected to decrease an additional 2.29% (63 households) by 2015. Both the Local Trade Area and the 
City lost just under 4.75% of their households from 2000 to 2010 and are expected to lose over 1.45% of 
their households through 2015. The number of households in the MSA increased slightly from 2000 to 
2010 and will decrease by a small percentage (0.08%) from 2010 to 2015. 

The number of families (i.e. households with children) in the LYLAKS BOA has also decreased. Almost 
10% of families left the BOA from 2000 to 2010 and the area is expected to experience an additional 
2.82% decrease from 2010 to 2015. During this time period, the Local Trade Area and City also 
experienced a significant decrease in the number of families with a loss of around 7% in both areas. 
Through to 2015 these geographies are projected to lose an additional 2%. The Rochester MSA lost only 
about 0.10% of its families from 2000 to 2010 and another 0.45% is projected to be lost by 2015. These 
trends indicate that there is an increasing portion of the population that is young and without children.  
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Overall, there has been little fluctuation in the average household size within the geographies examined 
from 2000 to 2010 and household size is expected to remain stable through 2015. In 2010, the LYLAKS 
BOA had the largest average household size of 2.82. The other geographies range from 2.48 to 2.35.  

In 2010, the LYLAKS BOA had 746 owner occupied housing units and 2,007 renter occupied units. The 
number of occupied housing units in the LYLAKS BOA decreased substantially from 2000 to 2010. 
However, the majority of this decrease occurred within renter occupied, not owner occupied housing 
units. The LYLAKS BOA experienced a decrease of fewer than 2% for owner occupied housing units and a 
decrease of over 10% for renter occupied units. From 2010 to 2015 the owner occupied housing units 
are expected to decrease by 5.23% (39 units) and the renter occupied housing is expected to decrease 
by only 1.20% (24 units).  

Renter occupied housing units in the Local Trade Area and City also experienced a decrease from 2000 
through 2010, though at a slower rate (around 6.6%). Owner occupied housing units in the Local Trade 
Area are projected to decrease by 2.95% and owner occupied housing units in the City are projected to 
decrease by 3.60% during that time frame. In the MSA, an increase occurred in both owner and renter 
occupied housing units from 2000 to 2010. The MSA will likely experience a slight increase (0.12%) in 
owner occupied housing units from 2010 to 2015 and a small decrease (0.51%) in renter occupied 
housing units during that time. 

Median age in the LYLAKS BOA is substantially lower than in the other areas examined. With a median 
age of just 25.5 in 2010, residents of the LYLAKS BOA are much younger than the comparative 
geographies, which range from a median age of 30 in the Local Trade Area to 38.4 in the MSA. At 31.5, 
the City’s median age was comparable to that of the Local Trade Area in 2010.  
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2000 2010 2015 # Change 
2000-2010

% Change 
2000-2010

# Change 
2010-2015

% Change 
2010-2015

Population 8,432     7,817     7,644     -615 -7.29% -173 -2.21%
Households 2,993     2,753     2,690     -240 -8.02% -63 -2.29%
Families 1,922     1,735     1,686     -187 -9.73% -49 -2.82%
Average Household Size 2.80       2.82       2.82       0.02 0.71% 0.00 0.00%
Owner Occupied Housing Units 758        746        707        -12 -1.58% -39 -5.23%
Renter Occupied Housing Units 2,235     2,007     1,983     -228 -10.20% -24 -1.20%
Median Age 25.1       25.5       25.8       0.4 1.59% 0.3 1.18%

2000 2010 2015 # Change 
2000-2010

% Change 
2000-2010

# Change 
2010-2015

% Change 
2010-2015

Population 99,223 94,832 93,330 -4,391 -4.43% -1,502 -1.58%
Households 40,040 38,146 37,584 -1,894 -4.73% -562 -1.47%
Families 20,799 19,282 18,844 -1,517 -7.29% -438 -2.27%
Average Household Size 2.40 2.39 2.38 -0.01 -0.42% -0.01 -0.42%
Owner Occupied Housing Units 12,558 12,471 12,187 -87 -0.69% -284 -2.28%
Renter Occupied Housing Units 27,482 25,675 25,397 -1,807 -6.58% -278 -1.08%
Median Age 29.5 30.0 30.1 0.5 1.69% 0.1 0.33%

2000 2010 2015 # Change 
2000-2010

% Change 
2000-2010

# Change 
2010-2015

% Change 
2010-2015

Population 219,773 211,999 208,151 -8,474 -3.86% -3,148 -1.49%
Households 88,999 84,902 83,666 -4,097 -4.60% -1,236 -1.46%
Families 47,165 43,910 42,955 -3,255 -6.90% -955 -2.17%
Average Household Size 2.36 2.35 2.35 -0.01 -0.42% 0.00 0.00%
Owner Occupied Housing Units 35,747 35,189 34,459 -558 -1.56% -730 -2.07%
Renter Occupied Housing Units 53,252 49,713 49,207 -3,539 -6.65% -506 -1.02%
Median Age 30.8 31.5 31.4 0.7 2.27% -0.1 -0.32%

2000 2010 2015 # Change 
2000-2010

% Change 
2000-2010

# Change 
2010-2015

% Change 
2010-2015

Population 1,037,831 1,042,248 1,038,737 4,417 0.43% -3,511 -0.34%
Households 397,303 401,073 400,735 3,770 0.95% -338 -0.08%
Families 262,084 261,829 260,650 -255 -0.10% -1,179 -0.45%
Average Household Size 2.51 2.48 2.48 0.03 -1.20% 0.00 0.00%
Owner Occupied Housing Units 269,879 270,810 270,810 931 0.34% 322 0.12%
Renter Occupied Housing Units 127,424 130,263 130,263 2,839 2.23% -660 -0.51%
Median Age 36.2 38.4 38.4 2.2 6.08% 0.0 0.00%
Source:  ESRI

Rochester MSA

Basic Demographics
LYLAKS BOA (Census Tracts)

Local Trade Area

City of Rochester
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Median household income projections for 2010 and 2015 for the LYLAKS BOA, the Local Trade Area, the 
City of Rochester, the Rochester MSA, New York State, and the U.S. are shown in the table below. 
Median household income for the LYLAKS BOA is relatively low at $22,012 and is the lowest of any of the 
geographies studied. With a projected increase of $3,699 (16.80%) from 2010 to 2015, median 
household income in the LYLAKS BOA is expected to increase at a faster rate than in the MSA, the State, 
and the U.S. At $30,872, the Local Trade Area has a higher median household income than the LYLAKS 
BOA and is projected to grow at a faster rate from 2010 to 2015 with a projected increase of 23.23% 
ending at $38,043.  

The City of Rochester’s median household income is higher than that of both the LYLAKS BOA and the 
Local Trade Area and this will likely continue through 2015. In fact, median household income in the City 
of Rochester is projected to grow at the fastest rate (over 25%) of any of the areas studied. Median 
household income was the highest in New York State in 2010 at $58,128 and this will continue to be the 
case in 2015 as it is projected to rise to $67,526. Median household income in the Rochester MSA is just 
slightly below New York State and is projected to experience a similar rate of increase through 2015. 
Residents of the MSA and State have a higher median household income than in the Nation as a whole. 

 

 

Annual growth rate projections for the above indicators are summarized in the following table. 
Population levels and the number of households, families, and owner occupied households in the 
LYLAKS BOA are all projected to decrease at a faster rate than the other geographies. Owner occupied 
households in particular are projected to decrease by a rate of 1.19% annually in the BOA; the Local 
Trade Area and City are expected to decrease by less than 0.50%. The number of owner occupied 
households in the City, the State, and the Nation are expected to experience modest increases. Median 
household income is the only indicator projected to increase in the BOA from 2010 to 2015. At a rate of 
3.16% annually, the median household income growth rate in the BOA is expected to be greater than 
the growth rate for median household income in the MSA, the State, and the Nation. As shown above, 
however, median household income in the LYLAKS BOA will continue to be less than the other 
geographies.  

 

 

2010 2015 # Change % Change 
LYLAKS BOA $22,012 $25,711 $3,699 17%
Local Trade Area $30,872 $38,043 $7,171 23%
City of Rochester $36,343 $45,637 $9,294 26%
MSA $57,650 $66,684 $9,034 16%
NYS $58,128 $67,526 $9,398 16%
USA $54,442 $61,189 $6,747 12%
Source:  ESRI

Median Household Income

Population Households Families Owner HHs
Median HH 

Income
LYLAKS BOA -0.49% -0.49% -0.65% -1.19% 3.16%
Local Trade Area -0.32% -0.30% -0.46% -0.46% 4.27%
City of Rochester -0.30% -0.29% -0.44% -0.42% 4.66%
MSA -0.07% -0.02% -0.09% 0.02% 2.95%
NYS 0.20% 0.20% 0.12% 0.19% 3.04%
USA 0.76% 0.78% 0.64% 0.82% 2.36%
Source:  ESRI

Annual Projected Growth Rates from 2010 to 2015
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Age Distribution 
In addition to overall population growth, a population’s age distribution is an indicator for current and 
future demands for goods and services that are specific to individual age cohorts. The graph below 
shows the current age distribution in the City of Rochester. The largest age groups in the City are young 
adults aged 15‐24 years old and adults aged 45‐54 years old. The high level of 45‐54 year olds reflects 
the national ‘Baby Boom’ trend, which is typically defined as a high number of individuals born between 
1946 and 1964. The high level of young adults in the City is likely due to the cumulative effect of Baby 
Boomers having children and a high number of colleges and universities located in the City. 

 

Source:  EMSI 

Location Quotients (LQ) compare the percentage of an area’s population in each age group to the 
percentage of the statewide population within each group. If an age range has an LQ of 1, highlighted by 
the horizontal black line on the following chart, it would mean that the age range in question has the 
same relative concentration in the City as in New York State. The blue bars represent the population of 
the City of Rochester and how closely the percentage of each age group in the City resembles the 
statewide distribution.   

As shown, there is a significantly larger portion of the City’s population that older than 75, relative to the 
75+ population in New York State, particularly the population over the age of 85 years. Possible reasons 
for this may be that older Rochester City residents tend to stay in one place while the younger 
population is leaving or perhaps people may move into the Rochester area after retirement to be closer 
to services and assistance available in the City (public transportation, assisted‐living housing, medical 
services, etc.).  

Additionally, there is a slightly lower percentage of the population in the age groups from 30 to 74 years 
old in the City of Rochester compared to New York State, and a slightly higher percentage in the age 
group 10 to 24 years.  
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Source:  EMSI 

Household Income Distribution 
The graphs below show the projected change in household income distribution in the Local Trade Area 
and the City of Rochester between 2010 and 2015. In general, the data for both geographies show a 
projected increase in average household income from 2010 through 2015.  

The $50‐75,000 income bracket is expected to experience the largest increase for both geographies. In 
2015 it is projected to include almost 20% of the households in the Local Trade Area and about 22% of 
the households in the City of Rochester. The $50‐75,000 income bracket is the largest in the City of 
Rochester; however, in the Local Trade Area the largest income bracket is households with incomes less 
than $15,000. This reinforces the notion of the financial disparity between the Local Trade Area and the 
City of Rochester as a whole. Residents in the Local Trade Area have much less disposable income and, 
in turn, less spending power than their counterparts that live in other regions of the City. It is also 
important to note that the changes in household income shown on the graphs are likely largely the 
result of inflation and not actual growth in “real” household income levels.  
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Source:  ESRI 

 

Demographics by Census Tract 
To aid the City in identifying sections of the BOA that are better off than others, the following tables 
provide demographic and socioeconomic information at the census tract level. The map below 
illustrates the boundaries of the four census tracts examined.  

 

LYLAKS BOA Census Tracts 
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Tract 1, which makes up the western portion of the BOA, appears to be the strongest in terms of 
socioeconomic conditions as it has the highest median household income and median age. Tract 4, the 
easternmost portion of the BOA, has the greatest population of the four census tracts, yet the lowest 
median household income.  

 

 
 

The following table categorizes the population within each census tract by life‐stage. Tract 4 appears to 
have the largest workforce population. Also of note is that Tract 3 has a higher concentration of pre‐
school and school‐age children compared to the other parts of the BOA.  

 

 
 

Observations 
Based on the demographic data analysis above, it is clear that the LYLAKS BOA area is facing 
considerable issues including extremely low residential income levels, housing inadequacy and 
affordability, high vacancy rates, population decline, etc. These significant issues make it unlikely that 
redevelopment will result from market forces alone; rather, it is clear from this preliminary analysis of 
local demographics that revitalization in the LYLAKS BOA will require significant sustained effort on the 
part of the City to aid the region in overcoming these issues. Specifically, the attraction of families, 
households, and individuals of higher income into the BOA will be necessary to promote and sustain 
redevelopment. 

Tract 1 Tract 2 Tract 3 Tract 4 All Tracts
Population 2,196        1,183        1,073        2,644        7,096        
Owner Occupied Housing Units 204           109           69             138           520           
Renter Occupied Housing Units 566           300           306           883           2,055        
Median Age 29.5          28.7          25.2          27.3          27.8          
Median HH Income $26,487 $22,883 $21,011 $17,955 $20,948
Source: ESRI

Demographic Information

Tract 1 Tract 2 Tract 3 Tract 4
0-4 - Pre-School 10% 10% 11% 9%
5-19 - School-Age 27% 26% 31% 27%
20-64 - Workforce 55% 58% 52% 59%
65+ - Retired 8% 9% 6% 4%
Source: ESRI

Population Distribution by Age
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GENERAL ECONOMIC OUTLOOK 
The General Economic Outlook provides context for discussion of redevelopment scenarios within the 
BOA by illustrating regional trends that shape the commercial real estate market for the City of 
Rochester and, more specifically, the BOA. In order to identify important issues and opportunities 
impacting the BOA, employment and industry trends in the five‐county Rochester MSA were examined. 
As discussed in the previous section, the Rochester MSA includes the following counties:  Livingston, 
Monroe, Ontario, Orleans, and Wayne. 

EMSI data includes all employment covered by unemployment insurance – only the self‐employed, 
student workers, unpaid family workers, and some agricultural workers are excluded. This data is 
collected by the Quarterly Census of Employment and Wages (QCEW). Unlike the decennial Census, 
QCEW measures jobs by place of work, not place of residence, so it is a strong measure of economic 
activity taking place in a particular region. 

Most of the data presented below are broken down into industry sectors, organized using the North 
American Industrial Classification System (NAICS). The analysis was performed primarily at the two‐digit 
NAICS code level, which is the highest aggregated level available. A listing of the 2‐digit NAICS codes 
used for this analysis is provided in the table below.  

 

For comparative purposes, data from the Rochester MSA is compared to industry data from Upstate 
New York. The ‘Upstate New York Region’ (shown on the following map) includes all New York State 
counties except: Bronx, Dutchess, Kings, Nassau, New York, Orange, Putnam, Queens, Richmond, 
Rockland, Suffolk, and Westchester. The data for Upstate New York are provided for comparison to the 
Rochester MSA without the data being skewed by statistics from the New York City metropolitan region, 
which tend to be much different than the rest of New York State. 

NAICS Code Description
11 Agriculture, forestry, fishing and hunting
21 Mining
22 Utilities
23 Construction

31-33 Manufacturing
42 Wholesale trade

44-45 Retail trade
48-49 Transportation and warehousing

51 Information
52 Finance and insurance
53 Real estate and rental and leasing
54 Professional and technical services
55 Management of companies and enterprises
56 Administrative and waste services
61 Educational services
62 Health care and social assistance
71 Arts, entertainment, and recreation
72 Accommodation and food services
81 Other Services, Except Public Administration
90 Government

Source: EMSI Complete Employment 

List of 2-Digit NAICS Codes
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Upstate New York Region 

 

Takeaway Findings 
Notable findings of the General Economic Outlook analysis include:  

• Industry sectors with the largest employment in the Rochester MSA are health care and social 
assistance and government. These two industries are projected to account for more than 
170,000 jobs by the year 2020.  

• Manufacturing is expected to experience a large workforce decrease, losing 13,772 jobs by 
2020.   

• An overall employment increase is expected to occur in the Rochester MSA, though the rate of 
increase is projected to be much slower than the Nation or State.  

Employment Growth 
The following table shows the projected change in total private sector employment in the Rochester 
MSA, Upstate New York, New York State, and the U.S. for 2010 through 2020. As shown, employment in 
the Rochester MSA is projected to increase by over 25,000 jobs (4%) over the next ten years. The 
Rochester MSA is adding jobs at a slightly slower rate than Upstate New York and New York State. With 
a growth rate of almost 11% from 2010 to 2020, the U.S. is projected to add jobs at a much faster pace 
than the other geographies. The average hourly wage rates are fairly similar in the Rochester MSA 
compared to Upstate New York and the Nation. At $24.05 an hour, New York State as a whole has a 
much higher wage rate than the other geographies, mostly as a result of high wages in New York City 
driving up the average.  

 
 

Region 2010 Jobs 2020 Jobs Change % Change Average Hourly Wage
Rochester MSA 608,091 633,195 25,104 4.13% $19.93
Upstate NY 3,257,585 3,407,290 149,705 4.60% $19.24
NYS 10,799,685 11,488,585 688,900 6.38% $24.05
US 170,866,026 189,113,448 18,247,422 10.68% $20.22
Source: EMSI Complete Employment - 2011.2

Employment Growth Summary
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Employment by Industry 
Existing employment levels and projections for individual industry sectors are evaluated to identify the 
relative size of the industries that make up an area’s economy and to identify expected job growth or 
loss within specific industries. The table below shows the projected employment change by industry 
from 2010 to 2020 and average annual earnings per worker (EPW) for 2011. The industries are listed in 
order by the anticipated number of jobs to be gained from 2010 to 2020. 

The data below reflect positive projected growth in the regional economy at an overall increase of 4% 
from 2010 to 2020. Health Care and Social Assistance and Government are the largest industries by 
employment in 2010. Filling out the top five industry sectors are Retail Trade; Manufacturing; and 
Professional, Scientific and Technical Services industries. These five industries are expected to remain 
the sectors with the greatest number of jobs through 2020. Manufacturing will likely slip to the fifth 
largest sector and Professional, Scientific, and Technical Services is expected to move ahead to be the 
fourth largest sector.  

A number of sectors are projected to experience significant growth from 2010 to 2020. The Health Care 
and Social Assistance industry, for example, is expected to add more than 10,500 jobs by 2020. Similarly, 
the Professional, Scientific and Technical Services industry is expected to add nearly 9,000 jobs. 
However, a significant loss of Manufacturing jobs is anticipated during this time period.  

 

 NAICS 
Code 

 Description  2010 
Jobs 

 2020 
Jobs 

 Change  % 
Change 

 2011 Total 
EPW 

62 Health Care and Social Assistance 84,809 95,311 10,502 12% $43,538

54 Professional, Scientific, and Technical 
Services

40,115 49,108 8,993 22% $57,021

52 Finance and Insurance 29,385 35,192 5,807 20% $63,056
61 Educational Services 32,734 36,759 4,025 12% $54,256
72 Accommodation and Food Services 35,900 38,816 2,916 8% $17,253

56 Administrative and Support and Waste 
Management and Remediation Services

30,516 33,061 2,545 8% $33,205

53 Real Estate and Rental and Leasing 21,130 23,659 2,529 12% $22,012

81 Other Services (except Public 
Administration)

25,273 27,795 2,522 10% $30,906

71 Arts, Entertainment, and Recreation 13,882 16,017 2,135 15% $15,895
42 Wholesale Trade 18,972 20,249 1,277 7% $75,043

55 Management of Companies and 
Enterprises

12,946 13,388 442 3% $97,929

21 Mining, Quarrying, and Oil and Gas 
Extraction

1,446 1,864 418 29% $82,622

48-49 Transportation and Warehousing 13,761 13,916 155 1% $46,109
22 Utilities 1,819 1,728  (91)  (5%) $113,170

11 Agriculture, Forestry, Fishing and 
Hunting

7,101 6,932  (169)  (2%) $27,414

51 Information 11,021 10,491  (530)  (5%) $65,713
90 Government 75,472 74,767  (705)  (1%) $61,416
23 Construction 25,720 24,147  (1,573)  (6%) $55,944

44-45 Retail Trade 64,080 61,758  (2,322)  (4%) $27,702
31-33 Manufacturing 62,009 48,237  (13,772)  (22%) $75,048

Total 608,091 633,195 25,104 4% $48,885
Source: EMSI Complete Employment

Rochester MSA Projected Employment Change by Industry
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Unemployment by Industry 
The table below shows total 2010 jobs and unemployment numbers in the Rochester MSA for the 
second quarter of 2011 by two‐digit NAICS code. The unemployment rate is shown as a percentage of 
total jobs in that category for the Rochester MSA, New York State, and the U.S. as a whole. The 
unemployment rate is especially high in the following industries:  

• Mining 

• Construction 

• Accommodation and Food Services 

• Arts, Entertainment, and Recreation 

• Government 

The unemployment rate is relatively low in the following industries: 

• Management of Companies and Enterprises 

• Real Estate and Rental and Leasing 

• Finance and Insurance 

• Utilities 

• Health Care and Social Assistance 

 

MSA NYS US
90 Government 75,472 4,622 6.12% 5.33% 4.60%

44-45 Retail Trade 64,080 4,293 6.70% 8.44% 9.13%
31-33 Manufacturing 62,009 4,174 6.73% 7.38% 7.60%

72 Accommodation and Food Services 35,900 4,145 11.55% 12.23% 12.85%
23 Construction 25,720 4,021 15.63% 19.90% 19.95%
56 Administrative and Support and Waste 

Management and Remediation Services
30,516 3,072 10.07% 9.55% 9.27%

62 Health Care and Social Assistance 84,809 2,603 3.07% 4.24% 5.46%
71 Arts, Entertainment, and Recreation 13,882 1,600 11.53% 10.32% 10.09%
54 Professional, Scientific, and Technical Services 40,115 1,396 3.48% 3.27% 4.02%
61 Educational Services 32,734 1,318 4.03% 4.31% 6.50%
81 Other Services (except Public Administration) 25,273 1,243 4.92% 5.75% 5.60%
52 Finance and Insurance 29,385 823 2.80% 2.82% 3.46%
51 Information 11,021 702 6.37% 5.32% 8.92%
42 Wholesale Trade 18,972 667 3.52% 3.32% 2.88%

48-49 Transportation and Warehousing 13,761 529 3.84% 4.96% 5.88%
53 Real Estate and Rental and Leasing 21,130 472 2.23% 2.73% 2.75%
11 Agriculture, Forestry, Fishing and Hunting 7,101 321 4.52% 3.48% 8.87%
21 Mining, Quarrying, and Oil and Gas Extraction 1,446 245 16.94% 11.87% 3.85%
55 Management of Companies and Enterprises 12,946 129 1.00% 0.92% 0.94%
22 Utilities 1,819 54 2.97% 3.76% 9.56%

Total 608,091 36,430 5.99% 6.30% 7.18%
Source: EMSI Complete Employment - 2011.2, Camoin Associates

Rochester MSA Unemployment
NAICS 
Code

Description 2010 
Jobs

March 
Unemployment

% of Total Jobs
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Economic Base 
Another way of examining the regional economy is to look at which sectors and industries are 
responsible for bringing income to the region. Industries generally do this by exporting products and 
services to purchasers located outside the study region. This approach attempts to show which groups 
of industries really drive a region’s economy; that is, which sectors bring the most dollars into a region, 
rather than circulating dollars that are already present.  

Economic base sectors are groupings of broadly related industries with no claims made about their 
inter‐dependence. In contrast, NAICS sectors are grouped by similar products and production processes. 
Economic base sectors are created for convenience to describe a broad type of activity that brings 
money into a region, for example, ‘Manufacturing’ or ‘Visitors.’ 

The following chart and table show how much of the region’s earnings can be attributed to the activities 
of regional establishments in each sector. Note that the size of each of these sectors depends more on 
each one’s export orientation than on each one’s total employment.  
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Services, manufacturing, and government make up the three largest income generating sectors in the 
Rochester MSA. The pie graph shows that 27% of the region’s earnings can be attributed to the services 
sector. Services that generate the most earnings are colleges, universities, and professional schools 
($1.4 billion); corporate, subsidiary, and regional managing offices (nearly $900 million); and general 
medical and surgical hospitals (over $700 million). Service operations, such as colleges, corporate 
headquarters, and hospitals located within the Rochester MSA attract many visitors from outside the 
region. These visitors buy food, clothes, hotel rooms, entertainment, etc., which supports jobs in the 
industries that provide those goods and services. Those jobs are thus included in the services sector of 
the region’s economic base because it is “responsible” for those jobs through its jobs multiplier.  

The manufacturing industry has historically been a major part of the Rochester MSA’s economy and this 
remains true today. The pie graph shows that 23% of the region’s earnings can be attributed to this 
sector. Existing infrastructure, history, accessibility, and proximity to major consumer markets make the 
region a good location for manufacturing. With the location of Eastman Kodak in the Rochester MSA, 
the two manufacturing sub‐sectors that generate the most earnings are photographic film, paper, plate 
and chemical manufacturing (over $580 million) and photographic and photocopying equipment 
manufacturers (over $510 million). It is also important to note that employees of the manufacturing 
industry exhibit relatively high earnings per worker. At $59,000, the manufacturing sector has the 
second highest earnings per worker behind only mining with $63,000.  

Government accounts for 15% of earnings in the Rochester MSA according to the pie graph above. 
Similar to the manufacturing sector, government sector workers have relatively high earnings per 
worker at $54,000. 

Residents’ outside income includes various sources of income from outside the region, which residents 
in turn spend in the regional economy. Examples of outside income include outside earnings (e.g., 
income of residents who commute or telecommute to an employer outside the region), capital or 
property income (investment dividends, royalties, rents), and transfer payments (unemployment 
benefits, welfare, Social Security payments, etc.). This sector accounts for 15% of the jobs and 12% of 
the earnings in the Rochester MSA. This high percentage might reflect the workers who commute from 
adjacent communities outside the region, such as Genesee, Ontario, Wyoming, Yates, and Seneca 
Counties. A portion of this sector might also reflect Rochester MSA residents who receive transfer 
payments. 

Sector Jobs Earnings (K) Jobs % Earnings % EPW (K)
Services 171,398 $8,171,314 28% 27% $48
Manufacturing 118,201 $6,951,441 19% 23% $59
Government 85,624 $4,586,021 14% 15% $54
Residents Outside Income 93,602 $3,543,689 15% 12% $38
Finance 44,829 $2,295,264 7% 8% $51
Visitors 28,928 $845,019 5% 3% $29
All Other 21,450 $1,177,802 4% 4% $55
Exogenous Investment 18,653 $917,260 3% 3% $49
Communications 14,115 $706,536 2% 2% $50
Construction 6,313 $325,368 1% 1% $52
Agriculture 4,305 $141,448 1% 0% $33
Mining 2,379 $148,716 0% 0% $63

Rochester MSA - Economic Base

Source: EMSI Complete Employment - 2011.2
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Cluster Analysis 
A group of industries closely connected by supply chains and/or similar labor pools is considered an 
industry cluster. The following table and chart show the top 10 clusters in the region that will experience 
the greatest increase in terms of job numbers from 2010 to 2020. The businesses and financial services 
cluster is the largest employment cluster within the Rochester MSA. Top occupations within this cluster 
include personal financial advisors; securities, commodities, and financial services sales agents; 
accountants and auditors; management analysts; and real estate sales agents. Together, these top five 
occupations within the businesses and financial services industry cluster will add 6,898 jobs from 2010 
to 2020 and will experience an overall growth of over 38%. The businesses and financial services cluster 
as a whole is projected to add over 14,500 jobs during the period from 2010 to 2020. 

The biomedical/biotechnical (life sciences) and education and knowledge creation industry clusters are 
also in the top three clusters within the Rochester MSA. Top occupations within the 
biomedical/biotechnical (life sciences) cluster include registered nurses; home health aides; nursing 
aides, orderlies and attendants; licensed practical and licensed vocational nurses; and medical and 
health services managers. The top occupation in the education and knowledge creation cluster is 
postsecondary teachers, which will have 5,531 jobs by 2020 and will experience a 24% growth during 
the period from 2010 to 2020. Given the location of the Strong Children’s Hospital, Rochester Institute 
of Technology and Rochester University within the MSA, these two clusters represent a significant 
portion of the growth that will occur in the regional economy. Both clusters are expected to grow 
through 2020, and together, they will add nearly 9,500 jobs between 2010 and 2020.    

 

Best Industries to Meet Rochester MSA Requirements1 
The table below shows the purchasing needs from existing regional industries at the most detailed level 
available (6‐digit NAICS code level), along with how much of those needs are satisfied inside and outside 
the region. The difference between the required spending and the spending satisfied within the MSA is 

                                                            
 
1 The “Best  Industries to Meet Regional Requirements” analysis  is based on EMSI’s  input‐output model which uses the national  input‐output 
matrix provided by the federal Bureau of Economic Analysis. This  is combined with the national Total Gross Output, the regional Total Gross 
Output, the land area of the subject region, regional dividends, interest, rent and transfers data and regional in/out commuter patterns in order 
to calculate regional requirements, imports and exports. After using matrix algebra to calculate the regional multiplier, the resulting matrix is 
multiplied by the sales vector and converted back to  jobs or earnings. Specifically, this data comes  from the U.S. Department of Commerce, 
Bureau of Economic Analysis, and Industry Economic Accounts: Benchmark & Annual Input‐Output (I‐O) Accounts. Source:  EMSI. 

Cluster Name 2010 Jobs 2020 Jobs Change % Change
Business & Financial Services 66,804 81,461 14,657 22%
Biomedical/Biotechnical (Life Sciences) 61,190 66,072 4,882 8%
Education & Knowledge Creation 32,149 36,766 4,617 14%
Arts, Entertainment, Recreation & Visitor Industries 20,490 22,428 1,938 9%
Energy (Fossil & Renewable) 24,790 26,304 1,514 6%
Defense & Security 13,575 13,942 367 3%
Transportation & Logistics 8,851 9,167 316 4%
Apparel & Textiles 3,306 3,563 257 8%
Primary Metal Manufacturing 254 320 66 26%
Electrical Equipment, Appliance & Component Manufacturing 1,486 1,524 38 3%
Source: EMSI Complete Employment - 2011.2

Rochester MSA Cluster Analysis
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the “import gap.” For example, businesses and residents in the Rochester MSA purchase $395 million 
each year from businesses in the Engineering Services industry. However, only $60 million of that 
spending occurs locally in the region. The remaining $335 million leaks out of the region to other parts 
of the state and nation. Targeting the Engineering Services industry to attract more of these types of 
businesses into the MSA and making these services available in the region would reduce the import gap 
and lessen the regional economy’s import dependence; thus, strengthening the MSA’s economy as a 
whole.  

The ten industries with the largest import gaps in the Rochester MSA are shown in the table below. All 
of the industries listed below are present in the region, with the exception of plastics material and resin 
manufacturing. Within each of these industries there is room to expand current operations or target 
additional companies. Of note is the fact that many of the industries that are projected to grow as 
pointed out above (commercial banking, physicians offices, and real estate agents) also appear here as 
industries with existing import gaps. This indicates that there is an opportunity for more companies of 
these types to locate in the Rochester MSA in the future. 

 

Observations 
In general, the local and regional economy is projected to remain relatively stable. We note that many of 
the largest and fastest growing industries in the Rochester MSA are office‐utilizing industries. A detailed 
analysis of market trends within specific commercial, office, and industrial space utilizing industries is 
provided in the following sections of this report.  

NAICS 
Code

Description $ Required 
(K)

$ Satisfied in 
Region (K)

Import 
Gap (K)

In 
Region

324110 Petroleum Refineries $1,003,323 $7,722 $995,602 yes
522110 Commercial Banking $1,365,125 $371,132 $993,993 yes

621111 Offices of Physicians (except Mental Health 
Specialists)

$1,253,542 $813,421 $440,121 yes

533110 Lessors of Nonfinancial Intangible Assets 
(except Copyrighted Works)

$430,919 $12,651 $418,268 yes

325211 Plastics Material and Resin Manufacturing $395,052 $0 $395,052 no
531210 Offices of Real Estate Agents and Brokers $671,214 $300,660 $370,554 yes
524126 Direct Property and Casualty Insurance Carriers $531,703 $179,827 $351,876 yes

541330 Engineering Services $395,101 $60,136 $334,965 yes

551114 Corporate, Subsidiary, and Regional Managing 
Offices

$1,123,058 $793,920 $329,138 yes

511210 Software Publishers $407,571 $87,626 $319,945 yes
Source: EMSI Complete Employment - 2011.2

Best Industries To Meet Rochester MSA Requirements
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RESIDENTIAL MARKET ANALYSIS 
The residential market analysis compares existing conditions and projected trends in the housing market 
in the City of Rochester and the Rochester MSA to trends of the City of Syracuse and the City of Buffalo. 
This market analysis also takes into account findings and recommendations of the 2007 City‐Wide 
Rochester Housing Market Study and the 2010 JOSANA Neighborhood Master Plan. Local real estate 
agents were also interviewed to gather information on trends and pricing.  

This analysis helps to identify potential development types that will serve currently unmet needs in the 
Rochester area as well as be feasible and marketable in the current real estate atmosphere.  

Takeaway Findings 
Significant findings of the Residential Market Analysis include:   

• At around 16%, residential vacancy rates within the City of Rochester are very high; however, 
other Upstate New York cities are facing similar trends.  

• The housing stock in the City of Rochester is quite old and may not provide the ideal set of 
housing opportunities to existing and potential residents.  

• There is demand for additional housing options within the BOA for units priced within the 
$150,000 to $200,000 range.  

• Residential redevelopment will require sustained commitment from the City via focusing its own 
funds and/or identifying sources of state and federal funding as well as assembling land for 
development.  

• Workforce housing that provides residents with safe, adequate living conditions is needed in the 
BOA.  

• There may be a potential for higher‐end housing in the east end of the BOA along the Genesee 
River.  
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Housing Stock Trends & Conditions 
According to a 2008 article ‘Close to Home: Rochester, NY, Market is Soft’, the housing market in the 
City of Rochester does not experience the extreme highs and lows of areas in other parts of the 
Country.2 It is not that the area completely sidestepped the recent mortgage and credit crises; rather, 
the regional housing market plunged in the 1990’s following considerable workforce downsizing of some 
of the area’s largest employers (Kodak and Xerox) and the region is still recovering. The high vacancy 
rates identified in the following tables are a relic of this significant job loss.  

Occupancy & Vacancy Rates 

Being that the LYLAKS BOA covers such a large portion of the City (just under 400 acres), it is reasonable 
to begin the analysis of the housing market by looking at trends and conditions within the BOA area. As 
illustrated in the following chart, housing conditions within the BOA changed drastically from 2000 to 
2010. The number of owner occupied and renter occupied units dropped 2% and 11% respectively; yet, 
the most striking change is the vacancy rate, which increased by 46% (145 units) during this 10‐year time 
period. Fortunately, this drastic rate of change is not projected to continue through 2015 but the high 
vacancy levels will likely persist with rates nearing 30%.  

 
Source: ESRI 
 

The City of Rochester had a total of 101,528 units in 2010. Approximately 35% of the available housing 
stock in the City is owner occupied, 49% is renter occupied, and 16% is vacant. The total existing housing 
stock is expected to remain relatively stable through 2015, only adding 817 units; however, the number 
of vacant units is projected to increase by approximately 12% or 2,053 units.  

                                                            
 
2 Dugas, Christine. ‘Close to Home: Rochester, N.Y., Market is Soft’ USA Today. April 2008. 
<http://www.usatoday.com/money/economy/housing/closetohome/2008‐04‐14‐rochester‐new‐york_N.htm> 
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Source: ESRI 
 
As shown in the following chart, the Rochester MSA has a total of 446,240 units, up from 427,172 units 
in 2000. Around 90% of the housing stock in the Rochester MSA is occupied; approximately 61% of the 
total units are owner occupied and 29% are renter occupied. The vacancy rate for the MSA hovers 
around 10%. When the City of Rochester is excluded from the MSA, its residential vacancy rate drops to 
8%; once again indicating that high vacancy rates exist within the City rather than the non‐city parts of 
the MSA.   

Similar to the City of Rochester, the housing stock in the Rochester MSA is projected to remain stable 
through 2015 with just a minor increase of approximately 322 owner occupied units and a decrease of 
660 renter occupied units. Over this five‐year timeframe the vacancy rate in the MSA is expected to 
increase at roughly the same rate as the City’s (12%) adding roughly 5,503 vacant properties by 2015.  

 

 
Source: ESRI 
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Housing occupancy rates in the City of Rochester are compared to those of the City of Syracuse and the 
City of Buffalo to identify if Rochester’s occupancy trends are comparable to those in other similar cities 
in this region of the State. As far as the share of owner, renter, and vacant properties, the City of 
Rochester mirrors the City of Syracuse. Compared to the City of Buffalo, Rochester has similar owner 
occupied levels, but a higher renter occupied rate and a lower vacancy rate. The data suggests that high 
residential vacancy rates are not unique to the City of Rochester but are a regional trend.  

 

When evaluating the status of vacant properties, it is also helpful to compare the study area 
geographies to state and national levels. The table below shows that vacancy status in the Rochester 
MSA is similar to the Upstate New York and the Nation.  

The higher number of vacant rental units in the Rochester MSA, compared to the Upstate New York and 
the Nation, indicates that there is a soft market or a “renters market” for rental units, potentially having 
implications on the redevelopment of the BOA. With a high percentage of rental units currently vacant, 
there may be an oversupply of rental properties in this region or the current stock of rental properties 
may not be meeting the demands of residents who desire rental properties.  

 

To compare the City of Rochester to other regional cities facing similar issues, the following table 
provides residential vacancy status of the City of Rochester, City of Syracuse, and the City of Buffalo. The 
three cities are very similar, and for most of the categories, the percent of vacant housing in City of 
Rochester is between the other two cities.  

 

Number Percent Number Percent Number Percent
Total Housing Units 101,528 100.0% 69,389 100.0% 145,228 100.0%

Occupied 84,902 83.6% 57,943 83.5% 113,033 77.8%
Owner 35,189 34.7% 23,980 34.6% 49,916 34.4%
Renter 49,713 49.0% 33,963 48.9% 63,117 43.5%

Vacant 16,626 16.4% 11,446 16.5% 32,195 22.2%
Source: ESRI

City Housing Occupancy Status: 2010
City of Rochester City of Syracuse City of Buffalo

Rochester MSA Upstate NY USA
For Rent 35.6% 21.4% 25.1%
For Sale Only 13.3% 9.8% 11.6%
Rented/Sold, Unoccupied 7.0% 5.0% 6.7%
Seasonal/Recreational/Occasional Use 22.1% 44.9% 34.3%
For Migrant Workers 0.5% 0.1% 0.2%
Other Vacant 21.5% 18.7% 22.1%
Source: ESRI

2000 Residential Vacancy Status: Regional Comparison

Rochester Syracuse Buffalo
For Rent 48.8% 54.7% 37.8%
For Sale Only 13.0% 14.0% 10.3%
Rented/Sold, Unoccupied 7.2% 5.7% 7.1%
Seasonal/Recreational/Occasional Use 2.0% 2.1% 1.1%
For Migrant Workers 0.0% 0.0% 0.0%
Other Vacant 29.0% 23.5% 43.7%
Source: ESRI

2000 Residential Vacancy Status: City Comparison
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Age of the City’s Housing Stock 

The age of an area’s housing stock is an important indicator because it can provide a high‐level estimate 
of the quality of the housing stock. Although well‐maintained older homes can contribute to the 
preservation of an area’s local history and community character, older houses also tend to be more 
costly to maintain and have more structural and environmental concerns. As in many communities 
throughout the Northeast, substandard older housing is often occupied by those residents that are least 
able to afford the regular maintenance that an older home requires.  

With its rich industrial past, it is no surprise that many of the residential structures within the City of 
Rochester are quite old. According to data collected from the 2005‐2009 American Community Survey, 
over 60% of the City’s residential housing stock was constructed more than 70 years ago and only about 
1% of the residential structures within the City are less than 10 years old. Furthermore, the LYLAKS BOA 
area is one of the oldest sections of the City with some of the oldest residential structures.  

The lack of more recently built housing within the City of Rochester may suggest that the existing 
housing stock is not meeting the demands of current City residents. This is one of the issues identified in 
a 2007 city‐wide housing market study completed by Zimmerman/Volk Associates, which recommend a 
renewal of the City’s housing stock with ‘new residential products that address the market demand’. 
Some key findings and recommendations of this report relative to the LYLAKS BOA are summarized in 
the following sections.  

 

 
Source: EMSI 
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Residential Value & Market 
Conditions 
In general, owner occupied units in the 
City of Rochester and the Rochester MSA 
have been increasing in value. As shown 
in the adjacent chart, the median home 
value in the Rochester MSA is 
consistently higher than in the City of 
Rochester. Additionally, the median 
home value in the MSA is increasing at a 
slightly faster rate than those within the 
City of Rochester.  

In 2000, over half of the owner occupied 
units in the City were valued between 
$50,000 and $100,000; by 2015 this 
number is projected to drop to just over 
31%. In 2015, the majority (about 55%) of 
the houses in the City are projected to be 
valued between $100,000 and $200,000. 
The number of homes valued between 
$200,000 and $300,000 is projected to 
increase from over 1% in 2000 to almost 
7% in 2015.  

For the Rochester MSA in 2000, just 
under half of the housing units were 
valued between $100,000 and $200,000. 
Housing values are projected to increase 
faster in the MSA than in the City of 
Rochester, with about 45% of the 
occupied housing units projected to be 
valued between $100,000 and $200,000 
and almost 28% valued between 
$200,000 and $300,000 in 2015.  

According to Trulia, an ‘all in one’ real 
estate website, the average price per 
square foot for the City of Rochester is 
$71, which is an increase of 6% over the 
previous year. From November 10th 
through January 11th, 266 homes sold 
with a median sale price of $110,000. This 
price is a 25.7% increase over the 
previous year; however, the number of 
homes sold decreased by 66.7% during 
this time period. Sales prices have 
appreciated 5.8% over the last five years 
in the City of Rochester.  

 

Source: ESRI 
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Real estate professionals familiar with the 
local and regional housing markets explained 
that ‘not too long ago’ (10‐15 years ago) 
houses valued around $150,000 to $190,000 
were considered up‐scale, whereas today that 
range is considered affordable. The general 
consensus among those interviewed is that 
the City needs more housing options within 
this price range. Real estate professionals also 
mentioned on a number of occasions that City 
residents typically prefer ownership rather 
than renting. 

Market Potential 
In 2007, the City of Rochester hired 
Zimmerman/Volk Associates, Inc. to conduct 
a comprehensive housing market study (the 
“housing study”). This section provides a brief 
summary of the study’s findings regarding the 
City’s ‘draw areas’, its optimum housing mix, 
and target market segments.  

Draw areas are geographic regions from 
which new households in the study area come 
from. Based on a migration analysis and a 
mobility trends analysis, the housing study 
delineated the draw areas for the City of 
Rochester as follows:  

• Primary ‐ Each year, between 10% and 
14% of the households living in the City 
moved to a new residence within the City.  

• Local ‐ Between two and three percent of 
the households living within Monroe 
County move to a residence in the City 
each year.  

• Regional ‐ On average, Rochester losses 
more households to Wayne, Ontario, and 
Livingston Counties than it gains. This net 
loss is estimated to be about 500 to 600 
households annually.  

• National ‐ Approximately 1,700 
households move into the City from 
elsewhere in the County each year.  

The housing study defines Rochester’s 
optimum housing mix as an appropriate 
balance of rental and owner units as well as a 
mix of housing types that will enhance its 

 

Source: City‐wide Rochester Housing Market Study 
Zimmerman/Volk Associates, Inc., 2007. 

 

  

 

Source: City‐wide Rochester Housing Market Study 
Zimmerman/Volk Associates, Inc., 2007. 
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competitiveness in the region. According to the study, achieving Rochester’s optimum housing mix will 
require a significant increase in the number of owner occupied units. The study suggests that achieving 
this balance will require preservation of the built environment, new residential construction, and 
demolition of obsolete structures.  

According to the housing study, the City’s housing market is dominated by three general household 
types, including Traditional and Non‐Traditional Families; Younger Singles and Couples; and Empty‐
Nesters and Retirees. Traditional and Non‐Traditional Families make up about 41% of the market and 
area characterized by households with children. They have a preference for urban living; however, this 
market segment is typically the first to leave a city when certain neighborhood elements change, such as 
safety conditions, green space access, or good schools. Within the City, a significant portion of these 
households are multi‐cultural, predominately middle‐income households. The Younger Singles and 
Couples market segment is about 30% of the residential market and is characterized as individuals that 
prefer to live among a diverse mix of people and in a diverse mix of housing types. Due to their ‘risk 
tolerance’, this market segment has been known to pioneer revitalization in certain neighborhoods. The 
third market segment, Empty‐Nesters and Retirees, makes up about 29% of the Rochester residential 
market. This segment tends to prefer access to amenities and single‐level living. As such, the limited 
diversity in the City’s housing stock forces out‐migration of this segment.  

The ultimate question driving the housing study is: How many new dwelling units could be leased or sold 
within the City? Based on a capture rate of 5%, the City could support approximately 863 new units 
annually. The type of units are as follows:  

• Rental Multi‐Family: lofts/apartments (below market) ‐ 184  

• Rental Multi‐Family: lofts/apartments (market rate) ‐ 231 

• For‐Sale Multi‐Family: lofts/apartments, condo/co‐op (all ranges) ‐ 119  

• For‐Sale Single‐Family Attached: townhouse/row house, fee‐simple, condo (all ranges ) ‐ 83  

• For‐Sale Single‐Family Detached: urban houses, fee‐simple (below market) ‐ 71 

• For‐Sale Single‐Family Detached: urban houses, fee‐simple (market rate) ‐ 176 

Of these unit types, those that would be a good fit in the BOA with the greatest potential to succeed 
include rental multi‐family apartments both at and below market value. Lofts are not feasible since the 
BOA generally lacks the infrastructure to support this type of development. For‐sale multi‐family 
apartments/condos might have an opportunity along the waterfront. For‐sale single‐family attached 
townhouse/row house type of development might also be possible via a City‐lead land assembly 
program.  

The housing study concludes its discussion of market potential with: “Although the 5% to 10% capture 
rates could potentially be achieved through pure market forces, it is likely that the City will be 
instrumental in assuring that the full impact of the market potential is realized, particularly in the 
development of affordable components.” 

Downtown Rental Market  
A 2010 report by the Rochester Downtown Development Corporation entitled Survey of Downtown 
Rental Housing does not include the LYLAKS BOA; however, the southeastern extent of the LYLAKS BOA 
abuts the High Falls neighborhood, the northernmost neighborhood included in the survey (shown in 
dark orange on the following map).  

Source: rochesterdowntown.com
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According to the report, demand for rental properties in 
downtown Rochester remained high in 2010, particularly for 
units that were ‘brought on‐line in the last decade’.  
The survey indicates that in the downtown Rochester 
area, market rate rental units range from $375 ‐ 
$2,500. Rental rates for the 28 units surveyed in the 
High Halls neighborhood range from $825 ‐ $1,850. In 
March 2010, when the survey was conducted, the 
vacancy rate for these units was 0%.  

JOSANA Neighborhood Housing Needs 
The segment of the LYLAKS BOA between Broad 
Street and Child Street is known as the JOSANA 
Neighborhood. In January 2011, the City of Rochester 
released a comprehensive plan for the neighborhood entitled JOSANA Neighborhood Master Plan: A 
Plan for a Place We’re Proud to Call Home (the “JOSANA Plan”). The plan makes the following 
observations and recommendations regarding housing in this portion of the BOA that are aligned with 
the findings of this market study:  

• Support the conversion of multi‐family back to single‐family homes.  
Over time, existing single‐family homes in the community have been converted into multi‐family 
rental properties. The market for single‐family homes is one of higher demand; however, the 
high cost of doing the conversion (or, more properly stated, undoing the previous conversion) 
often prevents owners from converting the buildings to their original use and results in long‐
term vacancy.  

• Encourage infill to increase homeownership and stabilize housing values.  
There is high potential for new housing. The study recommends building 20 new single‐family 
detached affordable homes to foster a more mixed‐income community.  

• Consider denser housing in strategic locations.  
New well‐managed multi‐family rental units should be considered in the community along and 
near Broad Street. The goal is to provide a different housing type for non‐traditional families, 
younger couples, the elderly, and other families where ownership is either not attainable or 
necessary. Development along this corridor would also support the stadium.  

• Adapt zoning to enable denser development in key locations.  
Zoning changes to the existing code will be needed to allow for the higher‐density development 
suggested above.  

It is also important to note that Flower City Habitat for Humanity has recently focused their efforts in 
the southern portions of the JOSANA Neighborhood, which extends about 2‐3 blocks beyond the 
defined BOA boundary. As of 2010, 18 new homes have been constructed along Orange, Jay, Grape, and 
Campbell Streets. By selling the new homes for $60,000 to $65,000 ‐ roughly double the price of the 
neighborhoods older homes ‐ this project is raising the local median home values considerably. Habitat 
for humanity cites a number of reasons for their continued work in the JOSANA Neighborhood: 3 

• 99% of properties were built before 1950 

                                                            
 
3 Source: Flower City Habitat for Humanity Website: http://www.rochesterhabitat.org/Building/OurJOSANAProject.aspx.  

Rochester Downtown Development 
Corporation District 
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• 53% of properties are owned by investors (i.e. absentee landlords) 

• Investor properties are in poor condition and often in violation of building codes 

• On average there are 10 eviction notice per 100 units 

• 43% of renters have been at their current place of residence for less than 1‐year 

• 29% of children tested positive for dangerous lead levels (above 10 micrograms per deciliter) 

Recent Residential Development Success 
According to many local real estate professionals and several of the other individuals interviewed for 
this study, one of the most successful residential development projects in the City of Rochester in recent 
years is the Corn Hill Landings development. This townhome/apartment complex is located just north of 
the BOA on the Genesee River. Designed with the ambiance of a European village, Corn Hill Landings 
offers residents boutique shops and services, as well as a number of dining opportunities within walking 
distance. The design of this development is also very welcoming to the general public with ample 
parking and access to the waterfront. This style of development is unique within the City of Rochester; 
based on the success of this project, many of the real estate professionals and other individuals 
interviewed for the analysis suggested that the City could use more of this type of development.  

Pricing for these units is as follows: 4  

• 2 Bedroom Townhome:  $1,025  

• 3 Bedroom Townhome:  $1,225  

• 1 Bedroom Apartments:  $725 ‐ $815  

• 1 Bedroom Lower Apartment:   $750  

• 1 Bedroom Lower w/Basement:  $815  

• 1 Bedroom Upper Apartment:      $795  

A similar type of development may be possible in the LYLAKS BOA on the properties along the Genesee 
River. These sites have similar characteristics as the Corn Hill Landings site (riverfront access, proximity 
to downtown, etc.), which was also a former brownfield site.  

Observations  
The City’s housing market is continuing to recover from the significant reduction in workforce that 
occurred within the manufacturing sector in the 1990’s. Ongoing issues that currently plague the market 
include a very old housing stock and an overabundance of rental properties that do not meet the needs 
of existing or potential residents. This is particularly the case within the BOA, which consists of a 
significantly dilapidated housing stock and a resident population whose financial status does not allow 
for the investments necessary to maintain older homes.  

Are there opportunities for residential development within the LYLAKS Oil BOA? Based on the above 
analysis, there may be; however, redevelopment will require sustained commitment from the City via 
focusing its own funds and/or identifying sources of state and federal funding.  

                                                            
 
4 Source: http://www.cornhilltownhouses.com/pricing.html.  
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Workforce Housing 

Affordable workforce housing that provides residents with safe, adequate living conditions is needed 
throughout the BOA. It is our recommendation that the City begin a land assembly program. Over time, 
once enough land is assembled the City can RFP to identify a developer to undertake a tax‐credit 
housing project. There are two ways in which the City could approach the land banking project:  

1) Choose a section of the BOA and acquire adjacent properties that can eventually be 
developed into a multi‐family complex, or  

2) Acquire properties scattered throughout the BOA and RFP them as a bundle.  

The first approach, acquisition of adjacent properties, would allow for a large apartment‐style 
residential development on a single site. The primary advantages of this option is that planning and 
construction costs for the developer will be much lower on a unit basis compared to undertaking many 
smaller projects on a number of different properties. This type of project would result in the 
development of a new type of housing that is not currently available in the BOA. Thus, it has the 
potential to attract new residents who otherwise might look elsewhere for housing. By creating a high 
concentration of residents in close proximity to each other, the development of contiguous housing 
could be a catalyst for additional development/redevelopment projects nearby.  

The second option, acquiring properties located throughout the BOA, has its advantages as well. The 
speed at which properties can be acquired will likely be much faster under this option as the City would 
not be limited to a single portion of the BOA. Therefore, new residential projects could be brought on‐
line much faster. This approach would also allow the developer(s) more flexibility in the type of houses 
being developed/redeveloped resulting in a range of housing options to meet a larger market. Similar to 
the concentrated approach, this option would likely spur projects on adjacent properties; however, in 
this case, the ‘spinoff’ projects would likely be spread throughout the BOA having a larger impact 
throughout the region. After a sufficient number of parcels are assembled, the City could then RFP them 
together to one developer who would be able to undertake a number of simultaneous projects (thus, 
achieving economies of scale). 

Riverside Development 

In addition to the need for modern workforce housing, there may also be some potential for higher‐end 
housing in the east end of the BOA along the Genesee River. The Pre‐Nomination report identified two 
strategic sites (24 Spencer Street and 100 Falls Street) that might be suitable for either mixed‐use or 
high‐end residential development along the river. Recent success of similar projects in other parts of the 
City and the extremely low vacancy rates in the High Falls Neighborhood are good indicators that there 
continues to be demand for higher‐end rental units in close proximity to downtown. We would 
recommend focusing initial efforts on a project on the 100 Falls Street property as it is closest to 
downtown and the High Falls neighborhood.  
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RETAIL MARKET ANALYSIS 
The goal of a retail market analysis is to look at the supply and demand for goods and services within the 
region in question. This process also helps to identify the unique characteristics that an area has that can 
be built upon. The market analysis outlines consumer spending habits within the region, estimates retail 
demand, identifies household characteristics of potential consumers, and can help areas identify 
business opportunities or niche markets that are not being met by the current market. 

Two trade areas are analyzed for the retail market analysis:  

• Local Trade Area ‐ 5‐minute drive time from the center of the BOA 

• City of Rochester Trade Area ‐ municipal boundary 

Takeaway Findings 
Key findings of the retail market analysis include: 

• Several retail sectors are experiencing significant sales leakage. There is demand for a variety of 
goods and services locally; however, the local spending potential is low (i.e. local residents live 
on tight budgets and have limited access to disposable income).  

• A ‘name brand’ automotive dealership could be a feasible development. The new dealership 
would capture some of the existing sales leakage while also complimenting existing auto‐related 
retail and non‐retail businesses in the area.  

• The proposed relocation of Monroe Community College (MCC) may present new business 
opportunities in the future; particularly for limited‐service eating places.  

• The soccer stadium is seen as an opportunity to drive commercial development; however, the 
stadium and community need to be better connected.  
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Local Trade Area 
Reviewing data within a 5‐minute drive time of the BOA provides insight into the local retail market and 
can help to identify whether the needs of local consumers within or in close proximity to the BOA are 
being met by existing businesses. Unmet demands of the Local Trade Area pose potential business 
development opportunities for the BOA that would benefit from strong support by the local market.  

LYLAKS BOA Local Trade Area:  5‐Minute Drive Time 

 
Map Source: EMSI Business Analysis 
 
Retail Leakage/Surplus  

The table below shows existing retail sales (“supply”) in the Local Trade Area compared to retail 
potential (“demand”). The difference between the retail sales demand and supply is referred to as the 
retail gap.  

The demand for goods and services that is not being met locally is referred to as sales leakage, shown in 
the following table as a positive retail gap. The leakage occurs because consumers make purchases at 
establishments located outside the defined trade area. For example, there were approximately $1.8 
million of retail sales in the Furniture Store category in the Local Trade Area. However, residents of the 
Local Trade Area spend approximately $8.8 million on these goods. Therefore, residents spent about $7 
million outside of the Local Trade Area on furniture; this $7 million is considered sales leakage.  

Sales leakage is normally viewed as an opportunity to capture unmet demand in a trade area by opening 
new or expanding existing businesses. However, not all retail categories that exhibit leakage within a 
particular trade area are a good fit for that region. The industry groups experiencing the greatest 
leakage from the Local Trade Area include:  

• Automobile Dealers 

• Gasoline Stations 

• Department Stores 

• Grocery Stores 
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The retail potential for additional stores within the BOA is analyzed later in this report and identifies 
which industries have enough sales leakage to potentially support additional retail outlets.  

If the supply of goods sold exceeds trade area demand, it is assumed that non‐residents are coming into 
the trade area to spend money, creating a sales surplus. A sales surplus is shown as a negative retail gap 
in the following table. There are two likely reasons a sales surplus condition would exist. First, a cluster 
of competing businesses offering a similar good or product may be located within the trade area, 
creating a specialty cluster that draws in spending by households from outside the trade area. Secondly, 
a sales surplus may indicate a saturated retail market, where supply exceeds demand.  

The data show that there is a large number of health and personal care stores in the Local Trade Area 
generating over $140 million in sales. This is due, in part, to the large number of pharmacies located in 
the Local Trade Area. Industries that have a large sales surplus compared to their total sales include: 

• Health and Personal Care Stores5 

• Full Service Restaurants 

• Drinking Places – Alcoholic Beverages 

• Special Food Stores 

• Auto Parts, Accessories, and Tire Stores 

• Book, Periodical and Music Stores 

Industry sectors with leakage can be good markets to pursue in that residents are currently going 
outside of the trade area to make purchases. A new business or an expansion by an existing business 
could potentially capture some of the spending by those residents. Alternatively, an industry with a 
surplus could indicate a niche market that the trade area could build on and create an identity around.  

                                                            
 
5 There are several pharmacies located within the Local Trade Area that contribute to the large sales figure for this 
industry.  
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Industry Group
Demand (Retail 

Potential)
Supply 

(Retail Sales) Retail Gap
Number of 

Businesses

Automobile Dealers (NAICS 4411) $100,667,336 $35,619,001 $65,048,335 38

Other Motor Vehicle Dealers (NAICS 4412) $7,329,072 $5,763,146 $1,565,926 4
Auto Parts, Accessories, and Tire Stores (NAICS 
4413)

$8,546,919 $12,888,106 -$4,341,187 20

Furniture Stores (NAICS 4421) $8,816,271 $1,848,696 $6,967,575 4

Home Furnishings Stores (NAICS 4422) $5,576,909 $2,644,131 $2,932,778 9
Electronics & Appliance Stores (NAICS 443/NAICS 
4431)

$16,612,784 $17,985,518 -$1,372,734 39

Building Material and Supplies Dealers (NAICS 
4441)

$14,253,053 $10,514,917 $3,738,136 29

Lawn and Garden Equipment and Supplies Stores 
(NAICS 4442)

$1,226,435 $557,249 $669,186 2

Grocery Stores (NAICS 4451) $118,569,066 $110,167,659 $8,401,407 98

Specialty Food Stores (NAICS 4452) $2,761,330 $3,657,295 -$895,965 17
Beer, Wine, and Liquor Stores (NAICS 4453) $6,753,671 $7,600,495 -$846,824 16
Health & Personal Care Stores (NAICS 446/NAICS 
4461)

$25,767,014 $140,464,621 -$114,697,607 30

Gasoline Stations (NAICS 447/NAICS 4471) $84,489,575 $41,269,681 $43,219,894 18

Clothing Stores (NAICS 4481) $20,896,466 $7,546,402 $13,350,064 62
Shoe Stores (NAICS 4482) $2,446,231 $752,093 $1,694,138 8
Jewelry, Luggage, and Leather Goods Stores 
(NAICS 4483)

$2,007,373 $803,536 $1,203,837 18

Sporting Goods/Hobby/Musical Instrument Stores 
(NAICS 4511)

$4,369,986 $955,933 $3,414,053 23

Book, Periodical, and Music Stores (NAICS 4512) $1,192,786 $5,062,461 -$3,869,675 16
Department Stores Excluding Leased Depts. 
(NAICS 4521)

$17,614,048 $0 $17,614,048 0

Other General Merchandise Stores (NAICS 4529) $28,624,515 $25,423,003 $3,201,512 16

Florists (NAICS 4531) $445,764 $1,207,431 -$761,667 9
Office Supplies, Stationery, and Gift Stores (NAICS 
4532)

$2,041,133 $4,519,132 -$2,477,999 21

Used Merchandise Stores (NAICS 4533) $929,390 $1,289,509 -$360,119 23

Other Miscellaneous Store Retailers (NAICS 4539) $5,592,429 $4,756,293 $836,136 28
Electronic Shopping and Mail-Order Houses 
(NAICS 4541)

$25,771,120 $9,519,101 $16,252,019 2

Vending Machine Operators (NAICS 4542) $1,211,978 $369,555 $842,423 2
Direct Selling Establishments (NAICS 4543) $6,649,729 $8,730,619 -$2,080,890 4

Full-Service Restaurants (NAICS 7221) $38,984,957 $57,681,289 -$18,696,332 197
Limited-Service Eating Places (NAICS 7222) $39,808,639 $27,133,071 $12,675,568 61

Special Food Services (NAICS 7223) $9,005,745 $13,441,999 -$4,436,254 15
Drinking Places - Alcoholic Beverages (NAICS 
7224)

$1,949,015 $6,735,671 -$4,786,656 54
Source:  ESRI

Local Trade Area Retail Sales Surplus/Leakage
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Retail Use Feasibility  

While the table in the previous section identifies a number of industry sectors that are experiencing 
leakage, it does not necessarily mean that new businesses locating in the area would be successful. The 
following section identifies which of the industries experiencing sales leakage may have enough sales to 
warrant opening a new store or expanding existing stores. This analysis will help the City of Rochester 
target businesses that will be successful by capturing a large enough portion of the current sales leakage 
to be profitable. The analysis assumes that 25% of the existing leakage in each category can potentially 
be recaptured by new businesses. The actual recapture rate for each category will vary and depends on 
existing amenities, commuting patterns, and consumer affinity towards certain stores or brands.  

The table below identifies the industries that are experiencing sales leakage from the Local Trade Area 
and the number of new businesses that could be theoretically supported in each category if 25% of the 
sales leakage is recaptured and the new businesses have similar annual sales as the Upstate New York 
average for stores in each category. 

 

   

Industry Group
25% 

Recapture

Average Sales 
Per Business 
in Upstate NY

Number of 
Potential 

Businesses
Automobile Dealers (NAICS 4411) $16,262,084 $5,889,477 2.8

Other Motor Vehicle Dealers (NAICS 4412) $391,482 $935,275 0.4

Furniture Stores (NAICS 4421) $1,741,894 $998,492 1.7

Home Furnishings Stores (NAICS 4422) $733,195 $640,272 1.1

Building Material and Supplies Dealers (NAICS 4441) $934,534 $764,727 1.2
Lawn and Garden Equipment and Supplies Stores (NAICS 4442) $167,297 $253,343 0.7

Grocery Stores (NAICS 4451) $2,100,352 $2,908,201 0.7

Gasoline Stations (NAICS 447/NAICS 4471) $10,804,974 $3,636,220 3.0

Clothing Stores (NAICS 4481) $3,337,516 $672,296 5.0

Shoe Stores (NAICS 4482) $423,535 $471,199 0.9

Jewelry, Luggage, and Leather Goods Stores (NAICS 4483) $300,959 $286,084 1.1

Sporting Goods/Hobby/Musical Instrument Stores (NAICS 4511) $853,513 $204,594 4.2

General Merchandise Stores (NAICS 452) $5,203,890 $3,427,326 1.5
Department Stores Excluding Leased Depts. (NAICS 4521) $4,403,512 $3,144,931 1.4

Other General Merchandise Stores (NAICS 4529) $800,378 $3,578,897 0.2

Other Miscellaneous Store Retailers (NAICS 4539) $209,034 $463,833 0.5

Electronic Shopping and Mail-Order Houses (NAICS 4541) $4,063,005 $10,237,770 0.4

Vending Machine Operators (NAICS 4542) $210,606 $1,240,663 0.2

Limited-Service Eating Places (NAICS 7222) $3,168,892 $731,073 4.3
Source:  ESRI

Legend

# of Potential Businesses: Potential recapture divided by Upstate Average Sales.

Local Trade Area Retail Opportunity

25% Recapture Rate : Equals 25% of the Retail Gap.
Average Sales Per Business in Upstate NY: Equals average sale per store of indicated type in Upstate NY including all 
counties except Bronx, Dutchess, Kings, Nassau, New  York, Orange, Putnam, Queens, Richmond, Rockland, Suffolk and 
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Most of the industries shown are experiencing large retail gaps, suggesting that there is an opportunity 
for new or expanded businesses to recapture some sales. There are many amenities and retail needs not 
being met within the Local Trade Area that may be suitable for placement within the BOA, as 
appropriate to the scale and design of the land use. Some industries that demonstrate a high potential 
for new businesses are: 

• Automobile Dealers ‐ 2.8 businesses 

• Gasoline Stations ‐ 3 businesses 

• Clothing Stores ‐ 5 businesses 

• Sporting Goods/Hobby/Musical Instrument Stores ‐ 4.2 businesses 

• Limited‐Service Eating Places ‐ 4.3 businesses 

Market Segmentation  

In addition to basic demographic data analysis, another useful tool in determining the characteristics of 
a particular trade area is market segmentation, which is defined as the classification of consumers 
according to demographic, socioeconomic, housing, and lifestyle characteristics. Market segmentation is 
based on the concept that people with similar demographic characteristics, purchasing habits, and 
media preferences naturally gravitate toward each other and into the communities in which they live. 
Businesses utilize market segmentation analysis to identify their best markets, measure the potential 
demand for new products or services, and reach their markets more effectively. Market segmentation 
data for the Local Trade Area were obtained from ESRI’s ‘Community Tapestry’ segmentation model. 

It is important to recognize that the classifications and labels for defined market segments are 
generalizations. The descriptions of each segment are based on comparisons with the U.S. as a whole 
and reflect the propensity of households within that segment to exhibit certain demographic, lifestyle, 
and consumer characteristics relative to the overall population. Nevertheless, market segmentation 
analysis can provide a useful perspective in understanding existing and potential customers residing 
within a defined area.  

The table below shows the five largest tapestry segments as identified by ESRI in the Local Trade Area 
for the LYLAKS BOA, followed by a brief description of each segment. As shown, these five tapestry 
segments make up almost 70% of the Local Trade Area Market, providing a large window into local 
consumer characteristics and preferences. 

 

City Commons (26.2%): Single‐parent households or singles that live alone comprise most of these very 
young households that have a median age of 24.6. Approximately half of these households have 
children. Most have graduated from high school. With the majority of these residents employed in part‐
time service occupations, the median household income is $16,830 and the median home value is 

Tapestry Segment % of HHs in BOA % of HHs in City 
of Rochester % of HHs in US

City Commons 26.2% 14.7% 0.7%
City Dimensions 15.0% 12.4% 0.9%
Metro City Edge 10.5% 12.2% 0.9%
Metro Renters 9.7% 9.8% 1.4%
Social Security Set 8.1% 5.9% 0.6%

Total 69.5% 55.0% 4.5%
Source:  ESRI

Tapestry Segmentation
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$67,943. More than three‐quarters of the households are rented and nearly half of these residents have 
moved within the last 5 years. City commons residents shop at discount stores and buy a lot of baby and 
children products. Most families enjoy eating out at fast food restaurants several times a week. An 
annual travel destination is probably to a theme park. They buy game systems for children, listen to 
urban radio, and would prefer to go to a movie theater than rent a DVD to watch at home. This is a very 
important tapestry segment to pay attention to as it makes up over a quarter of the Local Trade Area 
market.  

City Dimensions (15.0%): These households tend to be very young with a median age of 29.2 years. 
Households are diversified in both ethnicity and type but are primarily singles (31%), married couple 
families (30%), or single‐parent families (23%). Median household income for these households is 
$28,963 with 10% receiving social security benefits and 11% receiving public assistance. Unemployment 
is very high at 20%. Those who do work, are employed full‐time or part‐time in the service, 
manufacturing, and retail trade industry sectors. More than half of the residents in these neighborhoods 
rent in multiunit buildings. City dimensions residents watch cable television and prefer movies and news 
programs. These households also like gaming systems and are sports fan enthusiasts. Families that have 
children at home shop at discount stores for children’s and baby items and they use store brands for 
expensive products. Most families eat out and go to the movies for entertainment. 

Metro City Edge (10.5%): These neighborhoods are typically made up of households with married 
couples, single parents, and multigenerational families. The median age is low at 29.4 years because it 
includes children, including adult children, who still live at home. Grandparents are caregivers in 4 
percent of households, which is twice the U.S. rate. More than 78 percent of the households derive 
income from wages and salaries and 9 percent receive public assistance with another 9 percent 
receiving supplemental security income. The median household income is $33,018. The majority of 
those working are in the service industry and unemployment is much more predominant in these 
neighborhoods at double the U.S. rate. Most residents live in older suburban neighborhoods of large 
metropolitan cities and reside in single family homes. The home ownership rate is 53 percent with a 
median home value of $70,892. These residents must spend their money wisely and tend to shop at 
grocery stores such as Aldi. They watch movies, attend pro football games, and read music and baby 
magazines. 

Metro Renters (9.7%): This market segment is dominated by young, educated singles with a median age 
of 33.6 years. Median household income is approximately $56,311. In general, these residents are 
typically just starting their professional careers and will often share housing with a roommate to help 
defray high rent costs. These neighborhoods have a diverse population with 11.5% of the residents 
being Asian. Sixty percent of the employed residents work in professional and management 
occupations, primarily in the service industry sector. As one of the most educated market segments, one 
in four residents aged 25 or older has a graduate degree with more than 80% having attended college. 
Most of the housing in these neighborhoods is apartments, many in high‐rise buildings. Residents in this 
market segment their metropolitan lifestyle and tend to work out at clubs, go dancing, visit museums, 
and eat out. 

Social Security Set (8.1%):  Four in ten of these households are aged 65 or older and most residents live 
alone. Although Social Security Set households live on very fixed incomes, they have accumulated some 
wealth that they can tap into now that they are retired. Their median household income is the lowest of 
the top five segments at $16,805. The service industry provides jobs for more than half of the residents 
who are still part of the labor force. Owner occupied households in these neighborhoods have a median 
value of $111,801. Limited resources somewhat restrict the activities; they shop at discount stores but 
tend to prefer grocery stores closer to home. Many rely on Medicare or Medicaid to pay healthcare 
costs. These residents are avid newspaper readers, subscribe to cable television enjoying daytime and 
primetime TV shows. 
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In general, most of the Local Trade Area market is very young. Household income is generally lower than 
the national average and many residents hold jobs within the service industry. As such, residents are 
conscious of their spending, frequently shopping at discount merchandise stores. As many families have 
very young children, they are large consumers of diapers and inexpensive children’s clothing. Based on 
their location within the City of Rochester, most of these individuals live in rented or owned single 
family homes. Due to their young age, residents of the Local Trade Area move frequently. There is little 
need for spending on lawn care or home maintenance supplies.  
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City of Rochester Trade Area 
The City of Rochester Trade Area (City Trade Area) provides insight into the overall health of the 
economy and what factors are driving business decisions in and around the City. Analysis of a trade area 
at this scale can help to identify whether demands of City consumers are being met by existing 
businesses.  

City of Rochester Trade Area 

 

Retail Leakage/Surplus  

The table below shows existing retail supply and demand in the City Trade Area. As described above, the 
difference between the sales demand and supply is referred to as the retail gap.  

Industry  groups  that  are not being met within  the City of Rochester  and  are experiencing  significant 
sales leakage (i.e. a positive retail gap) include:  

• Automobile Dealers 

• Grocery Stores 

• Gasoline Stations 

• Clothing Stores 

Conversely, industries with a sales surplus (i.e. a negative retail gap) include: 

• Health and personal care stores 

• Vending Machine Operators 

• Drinking Places – Alcoholic Beverages 

• Book, Periodical and Music Stores 
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Industry Group Demand (Retail 
Potential)

Supply (Retail 
Sales)

Retail Gap

Motor Vehicle & Parts Dealers (NAICS 441) $294,113,536 $89,951,963 $204,161,573
     Automobile Dealers (NAICS 4411) $253,641,821 $61,358,253 $192,283,568
     Other Motor Vehicle Dealers (NAICS 4412) $18,990,679 $10,126,284 $8,864,395
     Auto Parts, Accessories, and Tire Stores (NAICS 4413) $21,481,036 $18,467,426 $3,013,610
Furniture & Home Furnishings Stores (NAICS 442) $36,282,325 $13,418,775 $22,863,550
     Furniture Stores (NAICS 4421) $22,145,662 $7,799,007 $14,346,655
     Home Furnishings Stores (NAICS 4422) $14,136,663 $5,619,768 $8,516,895
Electronics & Appliance Stores (NAICS 443/NAICS 4431) $41,936,516 $28,628,309 $13,308,207
Bldg Materials, Garden Equip. & Supply Stores (NAICS 444) $39,641,114 $16,359,732 $23,281,382
     Building Material and Supplies Dealers (NAICS 4441) $36,469,199 $16,277,391 $20,191,808
     Lawn and Garden Equipment and Supplies Stores (NAICS 4442) $3,171,915 $82,341 $3,089,574
Food & Beverage Stores (NAICS 445) $321,920,043 $210,173,631 $111,746,412
     Grocery Stores (NAICS 4451) $298,047,913 $186,114,336 $111,933,577
     Specialty Food Stores (NAICS 4452) $6,930,595 $10,245,662 -$3,315,067
     Beer, Wine, and Liquor Stores (NAICS 4453) $16,941,535 $13,813,633 $3,127,902
Health & Personal Care Stores (NAICS 446/NAICS 4461) $65,319,683 $159,776,848 -$94,457,165
Gasoline Stations (NAICS 447/NAICS 4471) $212,876,758 $84,526,059 $128,350,699
Clothing and Clothing Accessories Stores (NAICS 448) $63,456,014 $14,904,723 $48,551,291
     Clothing Stores (NAICS 4481) $52,299,803 $10,043,991 $42,255,812
     Shoe Stores (NAICS 4482) $6,095,960 $1,343,380 $4,752,580
     Jewelry, Luggage, and Leather Goods Stores (NAICS 4483) $5,060,251 $3,517,352 $1,542,899
Sporting Goods, Hobby, Book, and Music Stores (NAICS 451) $14,031,590 $9,180,474 $4,851,116
     Sporting Goods/Hobby/Musical Instrument Stores (NAICS 4511) $11,033,134 $2,216,655 $8,816,479
     Book, Periodical, and Music Stores (NAICS 4512) $2,998,456 $6,963,819 -$3,965,363
General Merchandise Stores (NAICS 452) $116,365,817 $53,199,945 $63,165,872
     Department Stores Excluding Leased Depts. (NAICS 4521) $44,336,315 $12,603,890 $31,732,425
     Other General Merchandise Stores (NAICS 4529) $72,029,502 $40,596,055 $31,433,447
Miscellaneous Store Retailers (NAICS 453) $22,817,119 $21,546,154 $1,270,965
     Florists (NAICS 4531) $1,155,465 $2,765,768 -$1,610,303
     Office Supplies, Stationery, and Gift Stores (NAICS 4532) $5,156,872 $7,062,743 -$1,905,871
     Used Merchandise Stores (NAICS 4533) $2,336,671 $1,973,561 $363,110
     Other Miscellaneous Store Retailers (NAICS 4539) $14,168,111 $9,744,082 $4,424,029
Nonstore Retailers (NAICS 454) $85,424,397 $39,728,422 $45,695,975
     Electronic Shopping and Mail-Order Houses (NAICS 4541) $65,121,199 $9,519,101 $55,602,098
     Vending Machine Operators (NAICS 4542) $3,041,838 $9,837,876 -$6,796,038
     Direct Selling Establishments (NAICS 4543) $17,261,360 $20,371,445 -$3,110,085
Food Services & Drinking Places (NAICS 722) $225,063,592 $169,394,953 $55,668,639
     Full-Service Restaurants (NAICS 7221) $97,833,840 $92,467,641 $5,366,199
     Limited-Service Eating Places (NAICS 7222) $99,774,329 $48,727,045 $51,047,284
     Special Food Services (NAICS 7223) $22,571,383 $18,496,131 $4,075,252
     Drinking Places - Alcoholic Beverages (NAICS 7224) $4,884,040 $9,704,136 -$4,820,096
Source:  ESRI

City of Rochester Surplus and Leakage
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Retail Use Feasibility  

The retail use feasibility for the City Trade Area identifies a number of retail sectors that have an 
opportunity to expand in the City and recapture some of the spending that is currently leaking out of the 
City. Industries with the greatest potential for success include: 

• Clothing Stores 

• Limited Service Eating Places 

• Sporting goods/Hobby/Musical Instrument Stores 

• Grocery Stores 

 

 

   

Industry Group Retail Gap
Average 
Sales in 

Upstate NY

25% 
Recapture 

Rate

Number of 
Potential 
Businesses

Clothing Stores (NAICS 4481) $42,255,812 $364,833 $10,563,953 28.96
Limited-Service Eating Places (NAICS 7222) $51,047,284 $732,580 $12,761,821 17.42
Sporting Goods/Hobby/Musical Instrument  (NAICS 4511) $8,816,479 $144,367 $2,204,120 15.27
Automobile Dealers (NAICS 4411) $192,283,568 $3,930,036 $48,070,892 12.23
Gasoline Stations (NAICS 447/NAICS 4471) $128,350,699 $3,956,399 $32,087,675 8.11
Electronics & Appliance  (NAICS 443/NAICS 4431) $13,308,207 $435,449 $3,327,052 7.64
Grocery Stores (NAICS 4451) $111,933,577 $3,867,700 $27,983,394 7.24
Building Material and Supplies Dealers (NAICS 4441) $20,191,808 $793,556 $5,047,952 6.36
Home Furnishings Stores (NAICS 4422) $8,516,895 $412,221 $2,129,224 5.17
Shoe Stores (NAICS 4482) $4,752,580 $244,955 $1,188,145 4.85
Full-Service Restaurants (NAICS 7221) $5,366,199 $301,777 $1,341,550 4.45
Other Miscellaneous Store Retailers (NAICS 4539) $4,424,029 $254,728 $1,106,007 4.34
Lawn and Garden Equipment and Supplies  (NAICS 4442) $3,089,574 $190,491 $772,394 4.05
Furniture Stores (NAICS 4421) $14,346,655 $886,319 $3,586,664 4.05
Jewelry, Luggage, and Leather Goods  (NAICS 4483) $1,542,899 $127,552 $385,725 3.02
Other Motor Vehicle Dealers (NAICS 4412) $8,864,395 $753,010 $2,216,099 2.94
Electronic Shopping and Mail-Order Houses (NAICS 4541) $55,602,098 $5,398,027 $13,900,525 2.58
Other General Merchandise Stores (NAICS 4529) $31,433,447 $3,862,761 $7,858,362 2.03
Auto Parts, Accessories, and Tire Stores (NAICS 4413) $3,013,610 $506,463 $753,403 1.49
Department Stores Excluding Leased Depts. (NAICS 4521) $31,732,425 $5,448,496 $7,933,106 1.46
Used Merchandise Stores (NAICS 4533) $363,110 $62,477 $90,778 1.45
Special Food Services (NAICS 7223) $4,075,252 $832,219 $1,018,813 1.22
Beer, Wine, and Liquor Stores (NAICS 4453) $3,127,902 $780,630 $781,976 1.00
Source:  ESRI

Legend

City of Rochester Retail Opportunities

25% Recapture Rate: Equals 25% of the Retail Gap.
Average Sales in Upstate NY: Equals average sale per store of indicated type in Upstate NY including all counties except Bronx, 
Dutchess, Kings, Nassau, New  York, Orange, Putnam, Queens, Richmond, Rockland, Suffolk and Westchester.

# of Potential Businesses : Potential recapture divided by Upstate Average Sales.
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Market Segmentation 

Three of the five market segments that make up the Local Trade Area (described in the previous section) 
are within the top five segments that make up the City Trade Area, suggesting that consumer 
preferences within both trade areas are similar. As shown in the table below, City Dimensions and 
Metro Renters are the two segments that appear only in the City Trade Area’s top five largest segments. 
These two segments replace the Inner City Tenants and Social Security Set segments identified in the 
analysis of the Local Trade Area. A description of these ‘new’ segments is provided below.  

 

Great Expectations (11.9%): Great Expectations households are typically made up of young singles that 
live alone and married couple‐families. The median age is 33.3 years; most are just beginning their 
professional careers or family lives. The median household income is $40,243 and the median net worth 
is $21,548. Labor force participation rate is 66% with most jobs coming from manufacturing, retail, and 
service industry sectors. About half own homes and half rent, with more than half of the residences 
being single family dwellings. The median home value is $100,315. Great expectations homeowners are 
not afraid to tackle smaller maintenance and remodeling projects, but they also enjoy a young active 
lifestyle which includes going out to dinner and the movies. Most grocery shopping is done at Wal‐Mart, 
Aldi, and Shop ‘n Save. They throw Frisbees, play softball and pool, go canoeing, and listen to country 
music, classic rock, and sports on the radio. They occasionally eat at fast food restaurants. Shopping is 
done at major discount department stores. Travel is rare as they are focused on starting their careers.  

Metro Renters (9.8%):  Metro Renters neighborhoods are found made up of young, educated singles 
who are starting their professional careers. To offset high rent rates, residents will often share housing. 
Households are either a single person or shared. With a median age of 33.6 years, these residents are 
younger than the US population and are more ethnically diverse. Median household income for these 
neighborhoods is $56,311 and is rising. As one of the most educated segments, more than one in four 
Metro Renters have a graduate degree, one in three has a bachelor’s degree and more than 80% have 
attended college. Employed residents primarily work in the professional and management occupations 
(60%). As renters, home products are a low priority for residents of these neighborhoods. They buy 
clothes from traditional stores or online, use the dry cleaners for work apparel and regularly work out at 
clubs. For entertainment, they go dancing, visit museums, attend classical or rock concerts and enjoy 
traveling.  

Potential College Market 
On December 10, 2011, Monroe Community College’s (MCC) board of trustees voted to recommend 
that MCC move its downtown Rochester campus to a location adjacent to the LYLAKS BOA. The potential 
new site for MCC’s downtown campus is five connected buildings located at State Street and Morrie 
Silver Way near the southeastern portion of the BOA, adjacent to the High Falls district. Pending an 
environmental review and a vote by the County Legislature, the goal for the project is to move into a 
new campus in the fall of 2015.  

Tapestry Segment Percent of Households 
City Commons 14.7%
City Dimensions 12.4%
Metro City Edge 12.2%
Great Expectations 11.9%
Metro Renters 9.8%

Total 61.0%
Source:  ESRI, Camoin Associates

City of Rochester Tapestry Segmentation
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The relocation of MCC’s downtown campus presents an opportunity for development in the BOA; 
however, the degree to which is difficult to estimate. In general, community college students typically 
have less discretionary income than the average college student and, because most students commute 
to class, they are typically only in the area for a limited number of hours during the day. Additionally, 
recent press on the project suggests that at its current location in midtown, MCC’s downtown campus 
has had little to no impact on business development.  

Some have posited that a Sibley campus is imperative for midtown redevelopment, but 
for two decades our presence has had little to no impact on business development in the 
surrounding area. In fact, businesses have left even while our enrollment has grown. The 
true economic development value of MCC's downtown campus is in its power to educate, 
transform lives and develop this community's workforce. The recommended State Street 
location gives us the best opportunity to enhance that value. 6 

However, as discussed in the Demographic & Socioeconomic section of this report, the City of Rochester 
has a large college community and the relocation of the MCC campus to the Kodak site would essentially 
bring a big chunk of this market to the BOA’s doorstep. Current enrollment in MCC’s downtown campus 
is 2,900 students and the relocation to the Kodak site would allow enrollment to increase by about 
30%.7  

Purchasing trends of community college students are driven by convenience. They lead busy on‐the‐go 
lifestyles that necessitate quick access to the services and amenities between classes or as they 
commute to and from campus. As such, one business opportunity in the BOA may be for small limited 
service eating places that cater the low‐budget, busy routines of college students. Another general 
characteristic of college students to keep in mind is that many are quite health conscious and prefer to 
eat on the healthier side when given the opportunity (ESRI Tapestry Segmentation). According to the 
retail analysis above, there exists a significant sales leakage in the limited‐service eating place industry 
sector, suggesting that this type of businesses could meet existing market demands of local residents as 
well as the potential new college student market.     

According to Jiwire, a website dedicated to identifying Wi‐Fi hotspots, there is not a single place to 
access free Wi‐Fi in the BOA.8 There are two hotspots nearby, one at the Spin Café on Mill Street at the 
southeastern corner of the BOA and another at a McDonalds on Lyell Avenue (just west of the BOA).  
College students require internet access and any business offering free Wi‐Fi will certainly attract this 
demographic. A welcoming place where students can find a table near an outlet to use their laptop for 
an extended period of time and/or where groups of students can meet to work on projects together has 
potential. Providing additional free Wi‐Fi would also benefit the local resident population who may not 
have internet access at home.  

Another characteristic of the college student market is their very high interest in watching and 
participating in sports and athletic events (ESRI Tapestry Segmentation). The proposed location for the 
new MCC campus is situated between the Sahlen’s Stadium ‐ home of the Rochester Rhinos (soccer) and 

                                                            
 
6 Kenneth G. Goode. MCC downtown: Kodak property best site, says MCC board chairman. Democrat and 
Chronicle.com. December 17, 2011. Web: Accessed January 4, 2012. 
http://www.democratandchronicle.com/apps/pbcs.dll/article?AID=2011112180330.  
7 Michael Seigler. MCC board recommends downtown campus move to Kodak site. Democrat and Chronicle.com. 
December 10, 2011. Web: Accessed January 4, 2012. 
http://www.democratandchronicle.com/apps/pbcs.dll/article?AID=2011111210002.  
8 Jiwire website. Accessed January 5, 2012. http://v4.jiwire.com/search‐wifi‐
hotspots.htm?city_id=86580&result_display=map   
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Frontier Field ‐ home to the Rochester Red Wings (baseball). Relocation of the MCC campus to this area 
may present some potential to increase attendance at events held at these locations and better 
integrate the sports stadiums with the community. However, this will require aggressive, persistent 
marketing directly to the college community.   

Any new business looking to target students and/or faculty at the proposed new MCC downtown 
campus should be within a reasonable walking distance to campus (around 5‐10 minutes door to door). 
Once commuter students find a parking spot for the day, it is extremely unlikely that they will go back to 
their car until they are ready to head home. Additionally, MCC runs a shuttle between the two campuses 
for students attending classes at both; therefore, there will be many students at the downtown campus 
without access to a vehicle.  

Observations  
In the analysis of both the Local Trade Area and the City Trade Area, several retail sectors experiencing 
significant sales leakage were identified. The analysis shows that there is demand for a variety of goods 
and services locally; the next step is for the project team to identify options that are suitable for within 
the BOA. Based on the findings of this analysis and a windshield assessment of the BOA, we suggest the 
following retail uses for further consideration:  

Automobile Dealership  

The sales surplus/leakage analysis for both the Local Trade Area and the City Trade Area suggest that 
there is a possible opportunity for a ‘flagged’ or ‘name brand’ automobile dealership in the BOA. In the 
Local Trade Area, there is a retail gap of $65‐million annually in the Automobile Dealers industry (NAICS 
4411); recapturing 25% of the sales leakage could support approximately 3 businesses. Additionally, the 
City Trade Area’s $192‐million in sales leakage has the potential support approximately 12 new 
automobile dealer businesses if 25% of the sales were recaptured. These are significant numbers for an 
area whose spending power is relatively low.  

In addition to being supported by the local and city‐wide market, an automobile dealership would 
complement many of the existing businesses in the BOA. In the Local Trade Area, there is a modest 
surplus in the Auto Parts, Accessories, and Tire Stores industry (NAICS 4413), meaning that non‐residents 
are coming into the Local Trade Area to patronize these businesses. According to ESRI Business Analyst, 
there are approximately 20 businesses in this industry within the Local Trade Area and approximately 
66% of their sales are attributed to non‐residents. In addition, there are over 30 automotive service 
related businesses (NAICS 8111) located in the Local Trade Area. These businesses include those that do 
automotive body work, glass repair, decal work, etc. They are considered service businesses (i.e. non‐
retail businesses) and, unfortunately, sales supply/demand data is not available. However, due to the 
high concentration of these businesses in the Local Trade Area and the low spending power of Trade 
Area residents, it is reasonable to assume that these businesses are experiencing a sales surplus as well. 
Therefore, the addition of an automotive dealership in the BOA would complement and expand upon 
the existing auto‐theme that currently exists in the BOA.  

Based on the feedback received during interviews for the Market Analysis, businesses and residents in 
the BOA are generally in favor of enhancing the local automotive service and retail industry. Many of the 
local residents already work in and possess the skills/knowledge needed for this type of work and it is 
expected that a new automobile dealer business would be able to hire from within the local community.  

An automobile dealership would also help to improve the aesthetic conditions within the LYLAKS BOA. 
The general layout of a car dealership consists of a large paved area to park inventory with a single 
building (sales office and sometimes maintenance garage) set back away from the roadway allowing for 
space to park inventory within sight of the travel corridor. Dealerships will also typically put in small‐
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scale landscaping (flowers, shrubs, and small trees) along the edges of the lot to draw attention to the 
vehicles up for sale. This type of use would be different that what is currently in the BOA, but in a 
positive way. A car dealership would ‘open up’ the corridor along Lyell Avenue by removing some of the 
tall dilapidated buildings that currently hug the roadway making the whole corridor feel dark and small.   

Finally, the general nature of an automobile dealership can be a good fit for a brownfield site. 
Depending on the type and degree of contamination, the cheapest remediation option for a brownfield 
site may be to simply cap the site by paving over it. Therefore, it may be significantly less expensive to 
remediate the site for an automobile dealership use than other uses such as a residential development.  

Limited Service Eating Place ‐ With Wi‐Fi 

With the proposed relocation of the MCC campus to the Kodak site, a new opportunity exists for new 
and existing businesses to cater to the college community market. The types of businesses that have the 
greatest potential to tap into this market should offer Wi‐Fi, lots of spaces for students to work on 
laptops (preferably near electric outlets), spaces for small groups of students to congregate (just to 
‘hang‐out’ or to work on school projects), and quick service with affordable, healthy food options.  

Soccer Stadium 

There is no question that the Marina Auto Stadium presents an opportunity within the BOA to build 
commercial momentum. However, as described in the JOSANA Plan, to grasp this opportunity the 
stadium needs to be better integrated with the community. Increased attendance at the stadium can 
help support local businesses and, in turn, community revitalization efforts can help boost the stadium’s 
success. The recently completed JOSANA Plan makes a series of good recommendations regarding how 
to increase the number of events at the stadium (particularly during the off‐season) and improve the 
visibility of the stadium with improved signage. Specifically, the plan recommends clustering commercial 
development along travel corridors around the stadium to create opportunity for new businesses to gain 
exposure to the stadium traffic. These recommendations are sound and, with proper implementation, 
will help the community ‘connect’ with the stadium and realize commercial opportunities.  

Gateway Improvements   

The 5‐way intersection of Smith Street, Lake Avenue, Lyell Avenue, and State Street ‐ referred to as the 
5‐way intersection ‐ ties the different geographies of the BOA together creating a transition area or 
gateway from one section of the BOA to another. Attractive community gateways can emit a sense of 
pride and caring. Unfortunately, the dilapidated buildings with boarded up windows and confusing 
traffic patterns render the LYLAKS BOA gateway uninviting from all directions. Due to its proximity to 
Downtown, and strategic location within the BOA, improvements to the properties in and around this 
intersection should be considered as a crucial catalyst to future development in the BOA.  

Over the short‐term, the City needs to take an active role in code enforcement throughout the BOA; 
particularly in the vicinity of the 5‐way intersection. Cracking down on code violations will improve the 
aesthetics of the area and instill a sense of accountability in property owners. It will also assure potential 
developers that their investment will not be adversely affected by negligent adjacent property owners. 
Another short‐term improvement could be the addition of vegetation in the vicinity of the intersection 
to create a more welcoming atmosphere. Landscaping, plantings, and other greenery along public 
spaces would go a long way to improving the attractiveness of the 5‐way intersection for a relatively 
modest cost. These types of investments may also inspire business owners in the area to make 
improvements to their own properties.  

More drastic measures should be considered for the long‐term to improve the appearance of the 5‐way 
intersection and its abutting properties. For instance, removal of the irregular intersection and 
development of a traffic circle would ease traffic flow as well as create an attractive gateway into the 
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different portions of the BOA. The City of Glens Falls, NY is a great example of where a confusing 
intersection was replaced by a traffic circle (see photo below). Rehabilitation and/or removal of 
dilapidated buildings should also be considered as long‐term improvements to the gateway area.  

Improvements to the intersection and its adjacent properties will be seen by every vehicle that passes 
through. Local residents, commuters, and visitors will begin to notice the changes, which can help build 
community support for future projects in the area. As such, improvements along the intersection should 
be a top priority.  

Glens Falls Traffic Circle 

 

Image Source: http://www.photosfromonhigh.com/glensfalls.htm
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OFFICE & INDUSTRIAL MARKET ANALYSIS 
The Office and Industrial Market Analysis evaluates recent trends and projections within the regional 
office and industrial space‐utilizing industries to identify potential opportunities for development. This 
market analysis also provides a review of the market report produced by the leading national real estate 
firm CB Richard Ellis. This report takes a regional perspective which includes all of the counties of the 
Rochester MSA as well as adjacent Genesee County (hereafter referred to as ‘Greater Rochester’). 
Additionally this region is divided into two sub‐markets: Downtown Rochester (i.e. the City of Rochester) 
and Suburban Markets (areas outside of the City).  

Individuals who are knowledgeable about the local and regional commercial real estate market were 
interviewed, including real estate professionals, property owners, business owners, and others. The 
combination of interviews and research helped to further refine the understanding of the current 
market conditions and the types of development occurring in the region.  

Takeaway Findings 
• The current office market is one of oversupply; however, over the next 10 years, the real estate 

market for office space within the Rochester MSA is projected to tighten, particularly for Class A 
office space.  

• Like so many cities throughout the northeast, the overabundance of industrial properties within 
the region has flooded the industrial real estate market.  

• A major office or industrial project is unlikely to succeed in the BOA.  

Existing Office Space 
Building classifications are used to report market data in a manner that differentiates between building 
types. Office space is generally classified as being in a Class A, Class B, or Class C. Each market varies in 
how each classification is defined, but generally Class A buildings represent the highest‐quality buildings 
within a market (including considerations for access, visibility, and neighborhood quality) and Class B 
and Class C buildings are classified relative to Class A.   

According to the 2011 Rochester Market Outlook, by CB Richard Ellis, the Greater Rochester office 
market is comprised of approximately 15.7‐million square feet of competitive, multi‐tenanted Class A 
and B office space.9  This report only uses two classifications for office space, Class A and B. Non‐
competitive office space ‐ defined as single‐tenant, owner occupied office space ‐ adds an additional 5‐
million square feet to this total. Non‐competitive office space is excluded from vacancy rate figures.  

Downtown Rochester contains approximately 6.9‐million square feet of office space, and the suburban 
markets contains on the order of 8.8‐million square feet. The two predominate suburban markets for 
office space in the Greater Rochester Area are located in the south central region and the south east, 
with space concentrated in Brighton and Perinton.  

                                                            
 
9 2011 Market Outlook: Rochester, New York. CB Richard Ellis, NY LLC.  
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Downtown Rochester is home to approximately 1.3‐million square feet of vacant office space. Vacancy 
rates for Class A office space in the downtown were around 15.3% at the end of 2010, up by 2.4 
percentage points from the year prior. With an overall rate of 21.9%, Class B properties have 
consistently shown a higher vacancy rate than Class A properties. As is common for downtown sections 
of old industrial cities, some of the square footage comprising the Class B vacancy is contained within 
properties that are functionally obsolete and are candidates for conversion to alternative uses.  

Rochester’s suburban office market contains approximately 1.3‐million square feet of vacant space. 
With a relatively consistent vacant rate for both classes of just over 14%, the Rochester suburban office 
market is in line with the current national average. Generally, vacancy around 10% is considered a 
healthy long‐term vacancy rate. Based on this measure, the City and Suburban markets are considered 
to be in oversupply for both Class A and B office space.  

 

Existing Industrial Space 
The Greater Rochester industrial real estate market is comprised of approximately 82.9‐million square 
feet of industrial space, including nearly 19‐million square feet of space owned by two of Rochester’s 
largest industrial corporations: Eastman Kodak and Xerox. Eastman Business Park, Eastman Kodak’s 
main facility, spans across parts of the City of Rochester 
and the Town of Greece. Xerox operates its Rochester 
operations in the northeast suburb of Webster.  

Overall, the City of Rochester houses a considerable 
portion of the total industrial market, with around 
35.6‐million square feet or 43% of the total market. In 2010 the City’s inventory remained flat, which has 
been the general trend for the last few years. The suburban market inventory consists of 47.3‐million 
square feet of owner and tenant occupied space. This market experienced a slight increase in 2010 of 
approximately 120,000 square feet.  

All together, the vacancy rate of the industrial market increased by approximately one half of one 
percent to 13.6%. Even though the City’s total inventory remained flat in 2010, the vacancy rate 
increased from 8.7% to 10.2%. As such, net absorption was negative for 2010. On the other hand, the 
vacancy rate in the suburban market decreased slightly to 16.1%, ending a three‐year increasing trend 
and moving the net absorption rate into positive territory.  

Class A Class B Total 
Downtown Rochester 2,550,000 4,350,000 6,900,000
Suburban Markets 5,150,000 3,650,000 8,800,000

Total 7,700,000 8,000,000 15,700,000
Source: 2011, CH Richard Ellis/Rochester, NY LLC.

Square Feet of Existing Competitive Office Space

Vacancy Rate Vacant Space Vacancy Rate Vacant Space 
Downtown Rochester 15.3% 390,150 21.9% 952,650 1,342,800
Suburban Markets 14.3% 736,450 14.5% 529,250 1,265,700

 - 1,126,600  - 1,481,900 2,608,500
Source: 2011, CH Richard Ellis/Rochester, NY LLC.

Class A
Square Feet of Vacant Competitive Office Space

Total Class B

City of Rochester 35,600,000
Suburban Markets 47,300,000

Total 82,900,000
Source: 2011, CH Richard Ellis/Rochester, NY LLC.

Square Feet of Existing Industrial Space
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Regional Growth 
The industries projected to experience the most growth through 2020 are those that are typically office 
utilizing industries. For example, health care and social assistance, professional services, and the finance 
industries all require office space. Most of the industry sectors that typically utilize traditional industrial 
or manufacturing spare are losing jobs in the Rochester MSA.  

 

Regional Growth in Office Utilizing Industries 
As stated above, employment projections indicate that there will be growth in the majority of the 
industries that typically utilize office space. The following table lists the top ten office utilizing industries, 
ranked by the estimated number of jobs added from 2011 to 2020. All together, these industries are 
expected to increase by 8% and add about 28,000 jobs over the next nine years. This equates to an 
increase of almost 3,100 jobs annually. Industries projected to add the most jobs include the Health 
Care and Social Assistance; Professional Scientific, and Technical Services; and Finance and Insurance 
industries.  

Region Vacancy Rate Vacant Space
City of Rochester 10.2% 3,631,200
Suburban Markets 16.1% 7,615,300

Total 13.6% 11,246,500
Source: 2011, CH Richard Ellis/Rochester, NY LLC.

Square Feet of Vacant Industrial Space

NAICS Description 2011 Jobs 2020 Jobs % Change Change
62 Health Care and Social Assistance 87,150 95,989 10% 8,839
54 Professional, Scientific, and Technical Services 41,554 48,866 18% 7,312
52 Finance and Insurance 29,790 34,119 15% 4,329
53 Real Estate and Rental and Leasing 21,903 24,861 14% 2,958
61 Educational Services 32,587 35,050 8% 2,463
72 Accommodation and Food Services 36,192 38,550 7% 2,358
71 Arts, Entertainment, and Recreation 14,427 16,671 16% 2,244
81 Other Services (except Public Administration) 26,089 28,085 8% 1,996
56 Administrative and Support and Waste Management 31,147 32,214 3% 1,067
42 Wholesale Trade 19,132 19,503 2% 371
21 Mining, Quarrying, and Oil and Gas Extraction 1,511 1,818 20% 307
55 Management of Companies and Enterprises 13,167 13,388 2% 221
48-49 Transportation and Warehousing 13,658 13,708 0% 50
22 Utilities 1,940 1,857  (4%)  (83)
11 Agriculture, Forestry, Fishing and Hunting 6,982 6,882  (1%)  (100)
51 Information 10,902 10,243  (6%)  (659)
90 Government 74,103 73,441  (1%)  (662)
23 Construction 25,516 24,467  (4%)  (1,049)
44-45 Retail Trade 62,956 60,954  (3%)  (2,002)
31-33 Manufacturing 58,425 48,003  (18%)  (10,422)

Total 609,130 628,669 3% 19,539
Source: EMSI Complete Employment - 4th Quarter 2010

Rochester MSA Fastest Growing Industries 2011-2020
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For comparative purposes, the table below shows the projected Rochester MSA growth rate for 
industries that typically utilize office space alongside the projected growth rates of the same industries 
in New York State and the U.S. The growth rate for office utilizing industries in the Rochester MSA is just 
below than the growth rate for the State. However, employment in office utilizing industries nationwide 
is projected to increase about 5% percentage points faster than the Rochester MSA. The data suggest 
that the demand for office space in the Rochester MSA will increase over the next nine years; however, 
this increase in demand will likely be less than that at the national level.  

 

The projected employment increase in office utilizing industries can be used to estimate the increase in 
demand for office space. If on average, each new employee requires approximately 250 square feet of 
office space; by 2020 the 27,846 new employees in the Rochester MSA will need roughly 7,000,000 
square feet of office space (including competitive and non‐competitive space). As reported above, there 
is currently about 2,600,000 square feet of vacant‐competitive office space in the Greater Rochester 
Region (includes Genesee County). CB Richard Ellis reports about 5 million square feet of existing non‐
competitive office space in the Greater Rochester Region, vacancy rates for non‐competitive office 
space were not provided.  

Observations  
Currently, the regional real estate market for both office and industrial space is very loose, and will likely 
remain this way for several years.  

Over the next 10 years the real estate market for office space within the Rochester MSA is projected to 
tighten, particularly for Class A office space. This growth may lead to potential office space development 
opportunities within the BOA in the future; however, development of office space in this part of the City 
would likely only occur following a number of other successful redevelopment projects in the BOA and 
only within a small scale mixed‐use development.  

Like so many cities throughout the northeast, the overabundance of industrial properties within the 
region has flooded the industrial real estate market. Industrial development is not currently a viable 
option for redevelopment of the LYLAKS BOA.  

NAICS Description 2011 Jobs 2020 Jobs % Change Change
62 Health Care and Social Assistance 87,150 95,989 10% 8,839
54 Professional, Scientific, and Technical Services 41,554 48,866 18% 7,312
52 Finance and Insurance 29,790 34,119 15% 4,329
53 Real Estate and Rental and Leasing 21,903 24,861 14% 2,958
61 Educational Services 32,587 35,050 8% 2,463
81 Other Services (except Public Administration) 26,089 28,085 8% 1,996
56 Administrative & Support and Waste Management 31,147 32,214 3% 1,067
55 Management of Companies and Enterprises 13,167 13,388 2% 221
51 Information 10,902 10,243  (6%)  (659)
90 Government 74,103 73,441  (1%)  (662)

Total 368,392 396,256 8% 27,864
Source: EMSI Complete Employment - 4th Quarter 2010

Rochester MSA: Growth in Office Utilizing Industries 2011 - 2020

2011 Jobs 2020 Jobs Change % Change
Rochester MSA 368,392 396,256 27,864 8%
New York State 7,082,480 7,740,966 658,486 9%
United States 99,906,790 113,430,328 13,523,538 14%
Source: EMSI Complete Employment - 2011.2

Compared Growth of Office Utilizing Industries 
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INDIVIDUALS INTERVIEWED 
Thank you to the following individuals who provided valuable input for the market analysis: 

• Adam Driscolll ‐ DHD Ventures 

• Damian Vanetti ‐ Sterns & Wheeler 

• Howard Konar ‐ Konar Properties  

• Jane Forbes‐ City of Rochester 

• Joseph Merry ‐ Turner Bellows 

• Kent Gardner‐ Center for Governmental Research 

• Mark Caton ‐ Carestream Health Inc. 

• Mark Gregor‐ City of Rochester 

• Peter Saxe ‐ City of Rochester 

• Rafe Coccia ‐ Micro‐Era Printers 

• Richard Doyle ‐ Bryce and Doyle 

• Robert Amjad‐ Hemisphere Development, LLC 

• Sal Tripi ‐ Realty USA: Rochester Office 

 

 

 



APPENDIX 2 STRATEGIC SITE PROFILES 
  



 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 There is no infrastructure or utilities currently serving the property. 

 Site access is provided at Jay Street. 
 
Proximity to existing transportation networks: 

 Jay Street is serviced by RTS Bus Route 9. 
 

Adjacent uses: 
N: Various industrial businesses   
S: I-490 
E:  Residential units 
W: Railroad line 

 
Historical land use; list of previous owners/operators: 
Site was owned and used by the JP Mead Company as a facility for handling hazardous waste. 
The site is currently vacant and used for occasional storage. 

 

 

Site 1: 1037 Jay Street   Acres:  3 

Location:  1037 Jay Street between Marlow   Brownfield: Yes 

Street and the railroad line    Zoning:  M1   

Owner:  1037 Jay Street Inc.     Current Use:  Vacant  

Tax ID:  105.800-0001-081.001    

 



Building Information 

Gross Floor Area (sq. ft.): NA 
Year Built: NA 
Stories: NA 
Original Use: Hazardous waste handling facility 
Current Use: Vacant 
Condition: A portion of the site is storing large, industrial equipment. There is a buffer of large 
trees between the site and its residential neighbors. The fence along Jay Street is deteriorated 
and does not buffer the street view of the site.  
 

Environmental Information 

 
Known or suspected contaminants and media affected (air, water, soil, etc): Yes 

Notes from Curbside Site Assessment: NA 

Registered PBS or CBS Facility: No 

Spill Event Site: Yes 

Spill Event Status: Closed. NYSDEC Spill No. 9510887 - 11/28/95; 30 gallons of paint thinners 
were abandoned in drums on-site; closed 10/10/96.  Spill No. 9870017 - 7/20/98; an unknown 
amount of petroleum was spilled at the site; closed 3/12/02.  

Hazardous Waste: Yes 

Hazardous Waste Comments: EPA No. NYR000072074.  This facility was formerly a handler 
of hazardous waste. 

DEC Remediation Site: No  
 

  



 
 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 Existing infrastructure and utilities are available and are currently serving the property. 

 Site access is provided at Campbell Street. 
 
Proximity to existing transportation networks: 

 Nearby Jay Street is serviced by RTS Bus Route 9. 

 Site is adjacent to sidewalks. 
 

Adjacent uses: 
N: Mix of Residential/Commercial uses and vacant  
S:  I-490 
E:  Residential uses, including assisted living apartment complex 
W: Residential  

 
Historical land use; list of previous owners/operators: 
The City of Rochester has owned and operated the Community Center since its construction in 

1975. 

 

Site 2: Campbell Street Community Center    

Location:  524 Campbell Street between          Acres:  1.4 

Ames and Colvin Streets.                            Brownfield:  No 

Owner:  City of Rochester     Zoning:  OS   

Tax ID:  105.810-0003-035.004   Current Use:  Recreational Facility    

    

 



Building Information 

Gross Floor Area (sq. ft.): Unknown 
Year Built: 1975 
Stories: 1 
Original Use: Recreational facility 
Current Use: Recreational facility 
Condition:  Fair (Brick exterior) 
 

Environmental Information 

Known or suspected contaminants and media affected (air, water, soil, etc): No 

Notes from Curbside Site Assessment: NA 

Registered PBS or CBS Facility: No 

Spill Event Site: No 

Hazardous Waste: No 

DEC Remediation Site: No  



 

Property Information 

Existing infrastructure, utilities, and site access: 

 Existing infrastructure and utilities are available and are currently serving the property. 

 Site access is provided at both Orchard and Whitney Streets for 367 Orchard, access for 
349 Orchard Street available only at Orchard Street and access for 304 Whitney Street 
available only at Whitney Street. 

 
Proximity to existing transportation networks: 

 Site is within a block of Main Street and in close proximity to the Erie Canal. 

 Site is surrounded by sidewalks. 
 

Adjacent uses: 
N: Vacant Industrial 
S:  Residential and Vacant lots 
E:  Underutilized parking lot 
W: Industrial 

 

 

 

Site 3: Orchard Street/Riley Park Block    

Location:  367 Orchard Street/349 Orchard Street/  Acres:  2.9 

304 Whitney Street between Riley Park and railroad  Brownfield: Yes 

Owner:  367 Orchard LLC/John Cira/Bruno Coccia   Zoning:  M1   

Tax ID:  105.740-0003-002.000/105.740-   Current Use:  Industrial     

0003.000/105.710-0003-001.000 

 



Historical land use; list of previous owners/operators: 
Distribution Facility/Auto Body Shop/Manufacturing Uses 

Building Information 

Gross Floor Area (sq. ft.): Unknown 
Year Built: 1910/1940/1950 
Stories: 8/1/1 
Original Use: Industrial 
Current Use: Distribution Facility/Manufacturing Uses 
 
Condition: Fair (functional brick buildings) 
 

Environmental Information 

Known or suspected contaminants and media affected (air, water, soil, etc): Yes 

Notes from Curbside Site Assessment: NA 

Registered PBS or CBS Facility: Yes 

PBS/CBS Facility Comments: PBS No. 8-601525 - two 750 gallon, one 900 gallon, five 1,000 
gallon and one 8,000 gallon USTs have been removed from the site. 

Spill Event Site: Yes 

Spill Event Status: Closed  

Spill Event Comments: Spill No. 9870461 - 12/30/98; unknown amounts of solvents, paint 
thinners, paint, and an unknown hazardous material were spilled.  The spill was closed on 
6/18/04. 

Hazardous Waste: Yes 

Hazardous Waste Comments: RCRA No. NYR000158204.  The facility is a large quantity 
generator of hazardous waste and a biennial hazardous waste reporter. 

DEC Remediation Site: Yes 
 
DEC Remediation Comments: NYSDEC No. E828123; remediation is ongoing at the site.  
Completed: drum removal, debris cleanup, structure demolition, ACM abatement. 
 



 
 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 Existing infrastructure and utilities are available and recently served the property. 

 Site access is provided at both Orchard and Whitney Streets. 
 
Proximity to existing transportation networks: 

 Site is located near Lyell Avenue and next to the decommissioned railroad. 

 Site is surrounded by poorly maintained sidewalks running North to South. 
 

Adjacent uses: 
N: Commercial uses/vacant lots 
S:  Industrial uses/parking lots 
E:  Vacant 
W: Commercial/parking lots 

 
Historical land use; list of previous owners/operators: 
Various industrial uses in demolished or condemned industrial buildings. 

 

Site 4: Orchard Whitney Site    

Location:  354 Whitney Street/415 Orchard Street Acres:  4.1 

between railroad and Lyell Avenue properties          Brownfield:  Yes 

Owner:  LC National Equities Ltd/ City of Rochester  Zoning:  M1 

Tax ID:  105.660-0003-024.000/   Current Use:  Vacant    

105.660-0003-023.000 



Building Information 

Gross Floor Area (sq. ft.): NA 
Year Built: NA 
Stories: NA 
Original Use: Industrial  
Current Use: Vacant 
Condition: Very Poor (ongoing demolition) 
 

Environmental Information 

Known or suspected contaminants and media affected (air, water, soil, etc): Yes 
 
Notes from Curbside Site Assessment: 
N/A 

Registered PBS or CBS Facility: Yes 

PBS/CBS Facility Comments: PBS No. 8-601525 - two 750 gallon, one 900 gallon, five 1,000 
gallon and one 8,000 gallon USTs have been removed from the site. 

Spill Event Site: Yes 

Spill Event Status: Closed  

Spill Event Comments: Spill No. 9870461 - 12/30/98; unknown amounts of solvents, paint 
thinners, paint, and an unknown hazardous material were spilled.  The spill was closed on 
6/18/04. 

Hazardous Waste: Yes 

Hazardous Waste Comments: RCRA No. NYR000158204.  The facility is a large quantity 
generator of hazardous waste and a biennial hazardous waste reporter. 

DEC Remediation Site: Yes 
 
DEC Remediation Comments: NYSDEC No. E828123; remediation is ongoing at the site.  
Completed: drum removal, debris cleanup, structure demolition, ACM abatement. 



 
 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 Existing infrastructure and utilities are available on site. 

 Site access is provided on Lyell Avenue. 
 
Proximity to existing transportation networks: 

 Lyell Avenue is served here by RTS Bus Routes 16 and 3. 

 Site is located on NYS Route 31. 

 Site is accessible by sidewalks. 
 

Adjacent uses: 
N: Parking lot/storage 
S:  Commercial uses/vacant lots 
E:  Parking lot/storage 
W: Vacant former Erie Canal route 

 
Historical land use; list of previous owners/operators: 
Manufacturing and commercial uses 
 

 

Site 5: Former Tent City Building    

Location:  280 Lyell Avenue at the intersection Acres:  1 

with Dewey Avenue            Brownfield:  No 

Owner:  280 Lyell Ave Inc.     Zoning:  C2 

Tax ID:  105.670-0001-056.001   Current Use:  Vacant    

 



Building Information 

Gross Floor Area (sq. ft.): Unknown 
Year Built: 1890 
Stories: 5 
Original Use: Various manufacturing uses 
Current Use: Vacant 
Condition: Good (brick and stone exterior) 

 
Environmental Information 

Known or suspected contaminants and media affected (air, water, soil, etc): No 
 
Notes from Curbside Site Assessment: 
N/A 

Registered PBS or CBS Facility: No 

Spill Event Site: Yes 

Spill Event Status: Closed  

Spill Event Comments: NYSDEC Spill No. 9700769 - 4/16/97; an unknown amount of an 
unknown material was spilled; closed on 04/25/06. 

Hazardous Waste: Yes 

Hazardous Waste Comments: EPA No. 65141.  The facility is identified on the Assessment, 
Cleanup and Redevelopment Exchange System as a Federal Brownfield Property. 

DEC Remediation Site: No 
 



 

 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 Existing infrastructure and utilities are available and recently served the property. 

 Site access is provided from Falls Street. 
 
Proximity to existing transportation networks: 

 Site is located one block from State Street served by RTS Bus Routes 92, 20, 15, 14, 10 
and 1. 

 Site is in an isolated area with difficult accessibility.  
 

Adjacent uses: 
N: Vacant 
S:  High Falls Historic District  
E:  Genesee River 
W: Commercial and Residential uses  

 
Historical land use; list of previous owners/operators:  
Industrial use as a power plant owned and operated by RG&E. 

 

Site 6: Former BeeBee Station    

Location:  100 Platt Street, north of Platt Street Acres:  23 

between Falls Street and Genesee River          Brownfield:  Yes 

Owner:  Rochester Gas & Electric Corp.   Zoning:  CCD 

Tax ID:  106.70-1-1.     Current Use:  Vacant    

 



Building Information 

Gross Floor Area (sq. ft.): Unknown 
Year Built:  1959 
Stories:  Varies 
Original Use:  Power generation plant 
Current Use:  Vacant 
Condition:  Poor 
 

Environmental Information 

 
Known or suspected contaminants and media affected (air, water, soil, etc): Yes 

Notes from Curbside Site Assessment: NA 

Registered PBS or CBS Facility: Yes 

PBS/CBS Facility Comments: NYSDEC PBS No. 8-106488; two 275 gallon ASTs listed as 
removed, two 12,500 gallon and two 108,000 gallon ASTs listed as closed in place. 

Spill Event Site: Yes  

Spill Event Status: Closed 

Spill Event Comments: NYSDEC Spill No. 9315308; 3/27/94 unknown amounts of transformer 
and PCB oils spilled at the site; closed on 11/30/95. 

Hazardous Waste: Yes 

Comments: EPA No. NYD043069996; the facility is a Hazardous Waste Biennial Reporter, 
Large Quantity Generator, NPDES site, Air Facility System Reporter, and an Oil-based Electric 
Power Generator. 

DEC Remediation Site: Yes  

DEC Remediation Comments: NYSDEC No. 828010; bottom ash was placed in a lagoon to 
settle out, sludge was removed yearly to be landspread on property. No Further Action 
Required.  NYSDEC No. V00014; Remedial Action initiated in 1997, currently listed as a 
completed site. 



Newer transformers 
 

View from the northwest 

 
Stack 

 
View from the south 

 



 
 
Property Information 
 
Existing infrastructure, utilities, and site access: 

 Monitoring wells are on-site and there are signs of test-pits.   

 Site access is provided from the south at the corner of Ambrose and Cliff Streets. 
 
Proximity to existing transportation networks: 

 Site is located one block from Lake Avenue, served by RTS Bus Routes 92, 20, 15, 14, 
10 and 1. 

 Site does not have direct access to sidewalks. 
 

Adjacent uses: 
N: Vacant, former-industrial uses 
S:  Various industrial and storage uses 
E:  Various Industrial and storage uses 
W: Volunteers of America Human Resources Center  

 
Historical land use; list of previous owners/operators:  
Former Raeco Products industrial site that has been remediated through the New York State 

Brownfield Cleanup Program.   

 

Site 7: 18 Ambrose Street    

Location:  Northwest corner of Ambrose  Acres:  2 

and Cliff Streets     Brownfield: Yes, remediated 

Owner:  Volunteers of America    Zoning:  C2 

Tax ID:  105.60-2-59.003    Current Use:  Vacant    

 



Building Information 

Gross Floor Area (sq. ft.): NA 
Year Built:  NA 
Stories:  NA 
Original Use:  Raeco Products facility for the bulk storage, blending, packaging and distribution 
facility for chemicals and petroleum products.  
Current Use:  Vacant 
Condition:  NA 
 

Environmental Information 

Known or suspected contaminants and media affected (air, water, soil, etc): 
Yes, remediated 
Notes from Curbside Site Assessment: 
NA 
 
Registered PBS or CBS Facility: No 

Spill Event Site: Yes 

Status: Closed 

Comments: No. 8701722, unknown amount of unknown petroleum deliberately spilled on 
5/29/87 with groundwater impact, closed 11/12-87 

Hazardous Waste: No 

DEC Remediation Site: No 

View from the west 
 

Looking southeast 



 
Drum and well 

 
Monitoring well 
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This effort was made possible with the guidance and financial assistance provided by the New York State Department of State 

Brownfield Opportunity Area Program. 
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City of Rochester 

Jane Forbes 
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(585) 428-7892 
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Elaine.miller@dos.state.ny.us 
(607) 721-8756 
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SECTION 1:  OVERVIEW 

Purpose 

Bergmann Associates recognizes that community participation is a critical component of the planning process. 

Providing the opportunity for public input encourages citizens to be invested in the future of their community and 

to implement the recommendations developed as part of the LYLAKS BOA Nomination Study. This Public 

Participation Plan (PPP) is developed to describe how feedback will be solicited from local community members, 

project partners and stakeholders throughout the planning process. The PPP serves as a guide for community 

involvement and is subject to change as opportunities for additional community participation may arise. This PPP 

meets and exceeds the minimum requirements of the Department of State (DOS) Work Plan. The PPP describes 

strategies to achieve the following objectives: 

 Share information with the public regarding the planning process; 

 Provide opportunities for the public to provide feedback; and 

 Provide an opportunity for community members to contribute their perspective in the development of the 

LYLAKS Nomination Study. 

The Public Participation Plan for the LYLAKS Nomination Study isorganized according to the following format: 

 

SECTION 2:  ROLES AND RESPONSIBILITIES ................................................................................. 2 

SECTION 3:  STEERING COMMITTEE MEETINGS .......................................................................... 3 

SECTION 4:  PUBLIC MEETINGS ................................................................................................... 4 

SECTION 5:  VISIONING WORKSHOPS .......................................................................................... 5 

SECTION 6:  OTHER OUTREACH EFFORTS .................................................................................... 5 

  

                  APPENDIX A:       STEERING COMMITTEE CONTACT LIST 

                  APPENDIX B:       PROPOSED PROJECT TIMELINE 
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SECTION 2:  ROLES AND RESPONSIBILITIES 
 

New York State Department of State  

The New York State Department of State (DOS) is the primary sponsor 

of the LYLAKS BOA Nomination Study, providing funding for the project. 

In addition, the DOS will provide oversight, direction and technical 

assistance throughout the duration of the project. The primary 

representative for this project is Elaine Miller (see sidebar). 

New York State Department of Environmental Conservation  

The New State Department of Environmental Conservation (DEC) will 

provide technical assistance as needed throughout the course of the 

project. The DEC will be available to consult regarding site specific 

environmental conditions and will have an important role reviewing the 

BOA Nomination Study. The main DEC contact for the project is Bart 

Putzig (see sidebar). 

City of Rochester 

The City of Rochester is responsible for the daily administration and 

project management of the LYLAKS Nomination Study. The City will 

provide project oversight and will be responsible for disseminating public 

outreach information to the community and known stakeholders. The 

main contact for the City is Jane Forbes (see sidebar). 

Bergmann Associates 

The consulting team will be responsible for providing technical expertise 

for the duration of the project and will coordinate their efforts with the 

City of Rochester, DOS, DEC and subconsultants (Camoin Associates). In 

addition, representatives from Bergmann will facilitate all public 

outreach. The primary Bergmann contact is Kimberly Baptiste  (see 

sidebar). 

 

 

 

  

Elaine Miller 

elaine.miller@dos.state.ny.us 
(607) 721-8756 

 

Bart Putzig 

bxputzig@gw.dec.state.ny.us 
(585) 226-5349 

Jane Forbes 

forbesj@cityofrochester.gov 
(585) 428-7892 

 

Kimberly Baptiste, AICP 

kbaptiste@bergmannpc.com 

(585) 232-5137 (x323) 
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SECTION 3:  STEERING COMMITTEE MEETINGS 
 

Overview 

The Steering Committee formed for the LYLAKS Nomination Study is comprised of community members and 

stakeholders identified with local knowledge and capacity to devote to the preparation of the LYLAKS BOA 

Nomination Study (Appendix A). The Steering Committee is responsible for reviewing materials and providing 

feedback, community outreach and direction throughout the process. Meetings with the Steering Committee will 

provide the opportunity to discuss project related information and review comments received from the DOS, 

Steering Committee, and public upon review of materials. 

Approximately four Steering Committee meetings will be held, beginning in August 2011 with a kickoff meeting. A 

tentative schedule for the Steering Committee meetings is provided in Appendix B, and the general purpose of 

each meeting is summarized below: 

Meeting #1: The first meeting is intended as an information session to identify the roles, responsibilities, scope 

of work and project timeline. The group will be led in a visioning exercise to gather ideas regarding the future of 

the community. Additionally, the BOA boundary will be reviewed and modified, if necessary. 

Meeting #2: The Steering Committee will review and provide feedback on the existing conditions report 

prepared by the consulting team. Members will then be led in an exercise to identify the Strengths and 

Opportunities associated with the study area and its redevelopment. 

Meeting #3: The third meeting will be devoted to identifying strategic sites within the study area boundaries. 

Strategic sites are those sites with the greatest potential to spur area-wide redevelopment. The Steering 

Committee will identify these sites based on a variety of factors including property ownership, location, parcel 

size, surrounding land uses, and land use status. 

Meeting #4: The consulting team will present the Draft Nomination Study and open the floor to discuss 

recommendations associated with revitalization of the study area. Updates will be made to the Nomination Study 

according to feedback received from the Steering Committee. 

Notification 

E-mail notification of meetings will be provided by either Kimberly Baptiste (Bergmann Associates) or Jane 

Forbes (City of Rochester). Meeting reminders will be sent to Steering Committee members, the DOS, and the 

DEC at least two-weeks prior to each meeting. 

Documentation 

Bergmann Associates is responsible for providing hard copies of all materials to each committee member. In 

addition, Bergmann will assume responsibility for preparing all meeting minutes. 

Schedule 

The proposed schedule for each Steering Committee Meeting is summarized below. The project timeline, outlining 

all meetings, is provided in Appendix B. 
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SECTION 4:  PUBLIC MEETINGS 
 

Overview 

Public meetings provide the opportunity to garner feedback regarding the future of the study area and to provide 

transparency to the planning process. Feedback and input received during each meeting will be incorporated into 

the Draft Nomination report, as appropriate. Three public meetings are proposed, as detailed below. 

 

Meeting #1: The first meeting will inform the public about the BOA process. The consultant team will present 

highlights from the existing conditions report and will lead attendees in a visioning exercise. Results will inform 

the vision, goals and objectives. 

 

Meeting #2: The consultant team will present the Draft Nomination Study to the public, focusing on 

presentation of strategic sites and draft recommendations developed based on community input. The draft report 

will be made available to the public prior to the meeting, providing interested persons with the opportunity to 

review and provide comments or ask questions.  

 

Meeting #3: The final meeting will be held at the conclusion of the planning process. The third public meeting 

will coordinate with the required public hearing for the City of Rochester to adopt the LYLAKS BOA Nomination 

Study. 

 

Membership 
 

All members of the community will be encouraged to attend each of the public sessions. The Steering Committee 

and the City of Rochester will be responsible for public outreach efforts. 

 

Notification 

City officials and the Steering Committee will be responsible for advertising meetings to the public. Bergmann 

Associates will assist with preparation of promotional materials. 

 

Schedule 

See Appendix B for the tentative meeting schedule. 
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SECTION 5:  VISIONING WORKSHOPS 
 

Overview 

The Visioning Workshops provide the opportunity to gather community input regarding future land development 

scenarios and recommendations. Two Visioning Workshops are tentatively scheduled as part of this planning 

effort and are intended to be hands-on interactive pen-to-paper sessions. 

Workshop #1: The goal of this workshop is to identify desired future land uses appropriate within the study 

area. The consultant team will present examples of best practices occurring in comparable communities and will 

utilize surveys to identify preferred development and placemaking features. The workshop will enable community 

members to have a voice in identifying future land uses in the study area. 

Workshop #2: The second workshop will provide community members with the opportunity to review the 

Conceptual Design and Recommendations developed by the consultant team. Feedback generated from this 

workshop will be used to refine the concept plan and incorporate into the final draft document. 

Membership 
 

All members of the community will be encouraged to attend each of Visioning Workshops. The Steering 

Committee and the City of Rochester will be responsible for public outreach efforts. 

 

Notification 

City officials and the Steering Committee will be responsible for advertising both workshops to the public. 

Bergmann Associates will assist with preparation of promotional materials. 

 

Schedule 

See Appendix B for the tentative meeting schedule. 
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SECTION 6:  OTHER OUTREACH EFFORTS 
 

Overview 

Additional outreach opportunities will be identified throughout the planning process. The purpose of these 

additional outreach efforts is to afford the project team the opportunity to learn about the issues and desires of 
neighborhood residents and to provide regular updates to all interested parties regarding progress associated 

with the development of the LYLAKS BOA Nomination Study. 
 

Other outreach efforts may include: 

 

 Meetings with members of the business community; 

 Attendance at Neighborhood Group meetings within the study area boundary;  

 Inclusion of project information on Neighborhood Group websites; and 

 Outreach to local, regional and state agencies that may help to further the recommendations of the 

BOA, including but not limited to: Monroe County IDA, Genesee Finger Lakes Regional Planning 

Council, and Empire State Development Corporation. 
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APPENDIX A:  STEERING COMMITTEE CONTACT LIST 
 

 

Jane MH Forbes 
City DEQ - Environmental Specialist 
Project Manager 
30 Church Street, Room 300B 
Rochester, NY 14614 
585-428-7892 

Scott Benjamin 
Charles Settlement House 
71 Parkway 
Rochester, NY 14608 
585-277-0810 

Marcia Barry 
City – Director of Planning & Zoning 
30 Church Street – Room125B 
Rochester, NY  14614 
585-428-6824 

Charles House Neighbors in Action 
Luis Aponte 
47 Trent St 
Rochester, NY 14606 
585-298-1211 

Peter Saxe 
City – Director Northwest Neighborhood Service 
Center 
1099 Jay St Bldg D Suite 200 
Rochester, NY 14620 
585-428-7642 

Lyell-Otis Neighborhood Association 
Mike Visconte 
109 Merrill St 
Rochester, NY 14615 
585 663-8986 

Andrew Raus/ Kimberly Baptiste 
Bergmann Associates 
28 East Main Street - 200 First Federal Plaza  
Rochester, New York 14614 
585-232-5137 

P.O.D.S. 
James Muscatella 
612 Maple St 
Rochester, NY 14611 
585-328-2819 

Elaine Miller 
NYSDOS BOA Program Coordinator 
Office of Coastal, Local Government and 
Community Sustainability 
NYS Department of State 
44 Hawley Street - State office Building 
Binghamton, NY 13901-4455 
607-721-8756 

Edgerton Neighborhood Association 
Frank Shepardson 
260 Emerson St 
Rochester 14613 
585-254-8638 

Bart Putzig, PE 
Regional Engineer 
Division of Environmental Remediation 
NYSDEC Region 8 
6274 East Avon-Lima Road 
Avon, NY  14414-9519 
585-226-5452 

Brown Square 
Lucille Illi 
77 Saratoga Ave. 
Rochester, NY 14608 
585-254-5844 
 

Karyn Herman 
Action for a Better Community 
550 East Main Street 
Rochester, NY  14604 
585-325-5116 

Carla Palumbo 
Northwest City Council 
City Hall Room 301A 
Rochester, NY 14614 
585-428-7538 
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APPENDIX B:  PROJECT TIMELINE 
 

 

 

2011 2012 

 

 

Sept 

 

 

Oct 

 

 

Nov 

 

 

Dec 

  

 

Jan 

  

Feb March Apr May June July Aug Sept Oct 

 

Nov 

TASK 

a. Vision 

        

       

b. Existing Conditions 

        

       

c. GIS database and mapping 

        

       

d. Public Participation Plan 

        

       

e. Project partners 

        

       

f. Strengths, opportunities, constraints 

        

       

g. Market analysis 

        

       

h. Strategic sites 

        

       

i. Monthly client meetings 

        

       

j. Steering committee meetings (x4)* 
 

1 
  

2 
   

3   4    

k. Public meetings (x3)* 
    

1 
   

   2   3 

l. Visioning workshops (x2)* 
      

1 
 

 2      

m. Nomination study 

        

       

n. Draft and Executive Summary 

        

       

o. Briefing package 

        

       

p. Final nomination 

        

       

q. SEQR 

        

       

r. Application for project advancement 

        

       

 

*Meeting schedule is tentative and will be solidified in Public Participation Plan. 



 

  



APPENDIX 4 PUBLIC MEETING SUMMARIES  
  



City of Rochester LYLAKS Neighborhood Revitalization Strategy 

Public Design Open House 

February 19, 2013, 12:00 PM – 5:00 PM 

Lyell Avenue Library 

 

MEETING BACKGROUND & FORMAT  

The LYLAKS Public Design Open House was designed to maximize flexibility in participation.  

Community engagement in the planning process has been limited to date, with participation 

levels at meetings ranging from a low of 3 to a high of 25.  The highest attendance was a special 

meeting where the project team went to an existing meeting occurring at Charles Settlement 

House.  The open house was organized to allow people to stop by at any time over a five hour 

period and participate to the extent that they desired.  The open house was organized around 5 

primary stations, as described below: 

 

Station 1 | Sign-In and Project Overview 

Meeting attendees were asked to sign in and provide an email address. They were also 

asked to identify where in the City they resided or worked (by placing thumbtack on map).  

A handout summarizing the planning process was provided, in addition to a large-scale 

informational board. 

 

Station 2 | Community Survey 

Station 2 consisted of an IPad.  The online community survey prepared for the project was 

available on the IPad for anybody interested in taking it at the meeting.  The survey 

included 10 quick questions which take approximately 5 minutes to respond to. 

 

Station 3 | Community Character Survey 

Ten (10) neighborhood and ten (10) commercial development images were presented on a 

large board.  Attendees were asked to rank the appropriateness of each image for inclusion 

within the BOA study area. 

 

 



Station 4 | Design Workshop 

Two large aerial maps depicting the study area boundaries were rolled out on two large 

tables.  Attendees were asked to mark up the maps with their ideas about future projects 

and development within the BOA. 

 

Station 5 | Strategic Sites 

Three boards were displayed highlighting key redevelopment sites identified by the Steering 

Committee – the Tent City parcel, the Orchard-Whitney site and the riverfront (including all 

parcels abutting the riverfront).   Attendees were asked to share specific ideas for the 

redevelopment of these key sites. 

COMMUNITY FEEDBACK  

Feedback generated at the meeting is summarized below, organized by station. 

 

Station 1 | Sign-In and Project Overview 

As noted below, a copy of the sign-in sheet is attached.  Attendees also identified whether they 

lived or worked in the study area.  Thirteen (13) participants participated in this exercise. Six 

attendees live or work in the BOA.  One attendee noted they work in the downtown. Six 

attendees live within 5 blocks to the west or north of the BOA boundary. 

 

Station 2 | Community Survey 

Approximately 7 attendees completed the online survey at the meeting.  Total respondents to 

date are 20.  The survey will remain open through the end of March.  A summary of final survey 

results will be tabulated after the survey is closed.  A summary of highlights and trends noted to 

date are listed below: 

 

 Safety was identified by 90% of respondents as being primary concern in neighborhood.  
Other notable areas in need of improvement include variety of business and retail and 
access to educational programs and job training. 

 Projects that would have the greatest positive impact on the neighborhood include 
development on vacant parcels and construction of new housing. 

 The greatest deterrents to future revitalization efforts are noted as being crime, the visual 
appearance of houses and business, a lack of jobs, and absentee landlords. 



 More than half of respondents said they would be interested in getting more involved in 
the local community if a task force were formed focused on park beautification and 
addressing safety and crime in parks.  

 The businesses identified as most desirable in the neighborhood include grocery store, 
specialty foods (bakery, ice cream, etc.), a farmers market, and sit down restaurants. 

 

PARTICIPATION  

The sign-in sheet is scanned and attached.  Not all participants chose to sign-in.  Attendees that 

provided an email address will be added to master distribution list and will be sent emails 

regarding future meeting dates and major project milestones. 

 

 

 

 

  



City of Rochester 

LYLAKS Neighborhood Revitalization Strategy 

Neighborhood Meeting: Charles Settlement House 

August 8, 2012 | 10:30 AM 
 

Meeting Attendees 

 See attached sign-in sheet. 
 

Meeting Summary 

Bergmann Associates was invited to do a brief presentation as part of the Charles House 

Neighbors in Action (CHNA) regular weekly meeting.  Jane Forbes (City of Rochester) and 

Kimberly Baptiste (Bergmann) provided a brief project overview and powerpoint presentation 

related to the project.  They also distributed hard copies of the background information from 

the project website and copies of the community survey which meeting attendees were asked 

to complete and return. 

Following the presentation a series of questions and comments were solicited from meeting 

attendees, as noted below: 

 Continue to support business development and retention efforts. 

 Maintain prominence of single family residential units – don’t replace with large scale 
apartment complexes. 

 Continue to support groups such as Charles House Neighbors in Action and Charles 
Settlement House. 

 Retain Edgerton Community Center and all it offers. 

 Maintain the free health and dental clinics currently offered at School #17. 

 Identify opportunities to partner with RCSD, particulary as they begin development of 
their own master plan to ensure that each effort recognizes the goals and objectives of 
the other and they support one another.  Engage the RCSD in planning discussions for this 
project.  Meet with ad hoc committee developing the School District Master Plan. 

 Partner with City and RCSD to develop an innovative business attraction / job training / 
youth engagement program that provides incentives to attract new businesses, train local 
youth for jobs and improves local home ownership rates (through a home buying 
incentive program for workers). 

 Continue the work done in JOSANA (neighborhood improvements). 

 Incorporation JOSANA Plan Vision. 



 Come to consensus with RCSD Board regarding neighborhood schools. 

 Need higher rate of homeownership. 

 School No. 5 park and playground enhancements. New committee is 2013-2014. 

 More greenspace and recreation facilities. Burrows Street upgrade. 

 Zoning modifications for certain uses, such as food services for youth. 

 

Feedback obtained during the meeting will be considered as the Vision Statement, Goals and 

Objectives are refined and as the project moves into the master planning and recommendation 

phase. 

Kimberly also discussed the availability of the community survey and urged attendees to 

complete the survey and return.  

 
 

  



City of Rochester 

LYLAKS Neighborhood Revitalization Strategy 

Neighborhood Meeting: Dutchtown 

August 20, 2012 | 6:00 PM 
 

Meeting Attendees 

 See attached sign-in sheet. 
 

Meeting Summary 

Bergmann Associates was invited to give a presentation as part of the People of Dutchtown 

(P.O.D.) August meeting.  Jane Forbes (City of Rochester) welcomed the public and introduced 

the project team.  Kimberly Baptiste (Bergmann) gave a powerpoint presentation that 

described the Brownfield Opportunity area (BOA) program and discussed the progress of the 

project to date to the meeting participants.  A brief description of the geography and 

neighborhoods of the LYLAKS study area was also provided.  A discussion of past and future 

opportunities for public involvement with the LYLAKS project was also presented.  Hard copies 

of the background information from the project website and copies of the neighborhood survey 

were also distributed to meeting attendees. 

Following the presentation, Kimberly led the participants through a Community Character 

Survey (CCS) exercise to elicit opinions on desirable and undesirable neighborhood 

development characteristics associated with housing, neighborhoods and commercial 

establishments.  Participants were asked to rank 29 photos on a scale of 0 (undesirable) to 10 

(very desirable).  Participants ranked photos using a survey worksheet, which were collected by 

the project team for tabulation. 

Dave Plante (Bergmann) led the meeting participants through a visioning exercise to identify 

what aspects of the community they would like to see remain the same or change over the next 

decade.  Feedback from that exercise is summarized below: 

 

Change

 No more empty lots 

 Address vacant homes 

 More ownership, less rentals 

 Make it easier to bring in young 
homeowners 

 More neighborhood pride 

 More places on Lyell Avenue (i.e. coffee 
shops) 

 City Hall needs to listen to the people 



 Back to how it was in 1964: friendlier 
neighborhoods, lower crime 

 Vibrant, healthier real estate market, 
which will in turn attract new 
businesses 

 Greater variety of entertainment 
options (bowling, movies, etc.) 

 Grant programs for residential rehab 

 More variety/selection of foods and 
restaurants (less fast food!) 

 Access to healthy foods (fruits & 
vegetables) 

 Clothes/shoes/variety of retail right in 
the community 

 Listen to the people of the 
neighborhood 

 Appropriate streetscapes 

 Landlord accountability (Rochester 
point system) 

 Incentives for good landlords 

Stay the Same

• Green spaces, including parks, lawns 
and landscape streets 

• Keep the residential portions of the 
community residential 

• Preservation of historic properties 

• Accessibility for handicapped and the 
elderly 

• Single-family homes as the primary type 
of dwelling 

• Keep the wide streets, because street 
narrowing doesn’t work

Feedback obtained during the meeting will be considered as the Vision Statement, Goals and 

Objectives are refined and as the project moves into the master planning and recommendation 

phase.  Kimberly also discussed the availability of the community survey and urged attendees to 

complete the survey and return it to Jane at the City of Rochester.  



City of Rochester LYLAKS Neighborhood Revitalization Strategy 

Public Design Open House 

February 19, 2013, 12:00 PM – 5:00 PM 

Lyell Avenue Library 

 

MEETING BACKGROUND & FORMAT  

 

The LYLAKS Public Design Open House was designed to maximize flexibility in participation.  

Community engagement in the planning process has been limited to date, with participation 

levels at meetings ranging from a low of 3 to a high of 25.  The highest attendance was a special 

meeting where the project team went to an existing meeting occurring at Charles Settlement 

House.  The open house was organized to allow people to stop by at any time over a five hour 

period and participate to the extent that they desired.  The open house was organized around 5 

primary stations, as described below: 

 

Station 1 | Sign-In and Project Overview 

Meeting attendees were asked to sign in and provide an email address.  They were also 

asked to identify where in the City they resided or worked by placing thumbtack on map.  A 

handout summarizing the planning process was provided to each member of the public.  A 

large-scale informational board was also placed at Station 1, providing an overview of the 

LYLAKS project. 

 

Station 2 | Community Survey 

Station 2 consisted of an iPad.  The online community survey prepared for the project was 

available on the iPad for anybody interested in taking it at the open house.  The survey 

included 10 quick questions which took approximately 5 minutes to answer. 

 

Station 3 | Community Character Survey 

Ten (10) neighborhood and ten (10) commercial development images were presented on a 

large board.  Attendees were asked to rank the appropriateness of each image for inclusion 

within the BOA study area. 

 



Station 4 | Design Workshop 

Two large aerial maps depicting the study area boundaries were rolled out on two large 

tables.  Attendees were asked to mark up the maps with their ideas about future projects 

and development within the BOA. 

 

Station 5 | Strategic Sites 

Three boards were displayed highlighting key redevelopment sites identified by the Steering 

Committee – the Tent City parcel, the Orchard-Whitney site and the riverfront (including all 

parcels abutting the Genesee River).   Attendees were asked to share specific ideas for the 

redevelopment of these key sites. 

 

COMMUNITY FEEDBACK  

 

Feedback generated at the meeting is summarized below, organized by station. 

 

Station 1 | Sign-In and Project Overview 

As noted below, a copy of the sign-in sheet is attached.  Attendees also identified whether they 

lived or worked in the study area.  Thirteen (13) participants participated in this exercise. Six 

attendees live or work in the BOA.  One attendee noted they work in the downtown. Six 

attendees live within 5 blocks to the west or north of the BOA boundary. 

 

Station 2 | Community Survey 

Approximately seven (7) attendees completed the online survey at the meeting.  Total 

respondents to date are twenty (20).  The survey will remain open through the end of March 

2013.  A summary of final survey results will be tabulated after the survey is closed.  A summary 

of highlights and trends noted to date are listed below: 

 

 Safety was identified by 90% of respondents as being primary concern in neighborhoods.  
Other notable areas in need of improvement include variety of business and retail and 
access to educational programs and job training. 

 Projects that would have the greatest positive impact on the neighborhoods include 
development on vacant parcels and construction of new housing. 



 The greatest deterrents to future revitalization efforts are noted as being crime, the visual 
appearance of houses and business, a lack of jobs, and absentee landlords. 

 More than half of respondents said they would be interested in getting more involved in 
the local community if a task force were formed focused on park beautification and 
addressing safety and crime in parks.  

 The businesses identified as most desirable in the neighborhood include grocery store, 
specialty foods (bakery, ice cream, etc.), a farmers market and sit down restaurants. 

Station 3 | Community Character Survey 

Seven meeting attendees completed the Community Character Survey.  Based on the 

responses, the top 3 and bottom 3 images for the Neighborhood and Commercial categories 

are illustrated below.  Responses are generally consistent with the images selected by the 

public and committee at previous meetings. 

 

  



Top 3 Neighborhood Images 

 

Bottom 3 Neighborhood Images 

 

 

Top 3 Commercial Images 

 



Bottom 3 Commercial Images 

Station 4 | Design Workshop 

Many of the attendees opted to write specific comments regarding revitalization ideas on two 

roll-out maps at the Open House.  Comments noted on the maps are summarized below. 

 

 Structure at SE corner of Jay and Ames Streets could be a professional theater, 
educational complex 

 Lots of skateboarders near Hague Street, create formal facility for them to use 

 Greentopia is doing lead study on 0.5 acre lot on south side of Smith, just east of Whitney 
Street 

 Opportunities for phytoremediation on sites? 

 Need to do structural assessments of former rail bridges in association with rails-to-trails 
conversion 

 Farmers Market at Sahlen’s Stadium 

 Verona Street behind School 5 abandoned and dedicated to school for improvements to 
athletic fields 

 Intersection of Jay and Hague is prone to traffic issues and incidents 

 Downzone Jay Street to residential 

 Lots of tire dumping…turn to positive by creating tire recycling business 

 Improve waterfront connections 

 Gateways along Lake/State 

 H&S Auto may be expanding along Whitney at LaSalle 

 Cornerstone developing 45 units near Sahlen’s Stadium 

 Redevelop sites north of stadium and west of Oak with restaurants and other uses for 
stadium visitors…..create a destination / central square with uses around 

 Implement rails-to-trails and incorporate safety elements 

 Link School 17 and Campbell Street 

 Create small parks on vacant parcels 

 Create a street of shoppes / promenade on Orchard Whitney site to complement stadium 
development 

 Better connect stadiums to neighborhoods 

 More amenities for youth within neighborhood 



 Strengthen Oak Street connection between stadiums to rails-to-trails 

 City is undertaking Rails-to-Trails feasibility study…..follow-up  

 Lyell Avenue 
o Businesses all need a facelift 
o Childcare / daycare centers needed 
o Safe and convenient parking 
o Wayfinding 
o More kid-friendly 

 Skateboard park at Campbell Street? What are liabilities? 

 Campbell Street 
o Building structure and maintenance issues 
o Better ball fields and playground 
o Move services to School 17 – dental, recreation, etc. 

 

Station 5 | Strategic Sites 

Ideas noted for each of the three strategic sites are summarized below: 

Orchard Whitney property 

 Mixed use 

 Pedestrian marketplace 

 Technical school 

 Adult continuing education / second language school 

 Small business workshop area, similar to Tremont Street 

 Food market (like public market) 

 Business incubator site 

 Employment opportunities 

 Development with lots of trees – neighborhood needs more trees 

 Playground 

 Water park 

 Retail pedestrian promenade 
 

Tent City property 

 Mixed use 

 Something for kids 

 Jobs, jobs, jobs! 

 Mixed housing with community room 

 Center for children 

 Job workshops 

 Police patrol 



 YMCA 

 Small doctors’ offices 

 Dance classes 

 Neighborhood services – classes, daycare, doctors, small retail 

 Existing building creates opportunity for bad behavior 

 Overnight community center 

 Worship – community services (showers, overnight accommodations, food) 

 Shopping mall 

 Commercial on ground floor with housing above 

 Youth center 

 Concert hall 

 Training center 

 Piano class 

 Night club 
 

Riverfront properties 

 Open space 

 Mixed use 

 Theater and bistro 

 Upper story lofts overlooking the river 

 Lower parts should have trails and open space access 

 Restaurants 

 Water parks 

 No gentrification projects 

 Trails, parks, open space and mixed use 

 Bench and picnic area 

 Walking and bike trail 
 

Miscellaneous Comments 

In addition to the stations noted above, there was also a large post-it pad of paper available for 

community members to identify any other comments or ideas they had regarding the study 

area.  A summary of these comments is provided below: 

 

 Job creation is key! 

 Central worship center to unite all ministries 

 Live theatre 

 Out of town ownership is an issue – they hire local project managers with no certifications 

 Address issue of too many abandoned and boarded up properties 



 Vacant homes are an eyesore 

 Roadside memorials should be removed after a certain amount of time 

 Marketing strategy / publicity plan to highlight positive and overcome negative 
perceptions 

 Collaboration with regards to resource sharing – school districts, recreation facilities, 
churches, neighborhood associations, etc. – which could result in short term projects at 
little cost to the community 

 More libraries and kid-oriented activities are needed 

 Need a water park or outdoor activity for kids 

 Rehabilitation Center 

 Are modular homes appropriate? Cost effective? 
 

PARTICIPATION  

The sign-in sheet is scanned and attached.  Not all participants chose to sign-in.  Attendees that 

provided an email address will be added to master distribution list and will be sent emails 

regarding future meeting dates and major project milestones. 
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