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BUFFALO OUTER HARBOR DEVELOPMENT PLAN

SUMMARY

This Development Plan for the Outer Harbor is
one of the most important products of a process
that started in 1982, when the Waterfront
Planning Board was formed--with the Niagara
Frontier Transportation Authority (NFTA) as a
major partner in a joint planning effort to

‘improve Buffalo's waterfronts on the Buffalo

and Niagara Rivers and Lake Erie.

As part of that effort the Outer Harbor De-
velopment Plan has addressed the guestion of
appropriate future uses for the NFTA's proper-
ties on the Lake Erie shorefront--the Small
Boat Harbor and the Outer Harbor North.
Building upon earlier studies of Buffalo and
its region, and adding analyses of specific
real estate markets, the Development Plan
proposes additional activities at ‘the Small
Boat Harbor, as well as expansion of the Harbor
itself, For the OQuter Harbor North site, the
Development Plan proposes a mixed use develop-

ment that would be realized in several phases.

After a review of several alternatives, and
following subsequent modification in light of
the interest shown by various groups, the plan
for the Outer Harbor North site that is pre-
sented herein includes redevelopment of the
Seaway Piers as another harbor for small craft
and excursion vessels; a compact town center
with "back office" space, restaurants, con-

venience shopping and residential units; a park
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near the Bell Slip with a commercial health

‘club and tennis courts, and a swimming area;

and a Great Lakes research center, plus pos-
sible light industry and warehousing uses at

the south end of the site,

Financial, analyses were made of the develop-
ments at the Small Boat Harbor and the Outer
Harbor North site recommended in early 1987.
These analyses indicated that, if certain
existing State programs were used, most of the
proposed developments could be financed through
instruments such as bonds. Public funds, other
than possible seed capital, would not be
needed, though cross-subsidies between develop-
ments at the two sites could be involved. With

the Modified Plan prepared in early 1988,
financial returns at the Outer Harbor North

site are expected to be greater, so that a

cross-subsidy may not be needed.

Development of the OQuter Harbor North site and
the Small Boat Harbor will require that the
NFTA play an active role and provide the staff
resources necessary to promote the QOuter Harbor
with both the public and potential investors.



BACKGROUND

CHAPTER 1

STUDY CONTEXT

As Buffalo's industrial base declired and the
City began to shift towards an economy based
more upon services, no area was more profoundly
affected than the waterfront - where large par-
cels that had been the site of busy factories,
port facilities and rail yards, became vacant
and unutilized spaces. Various groups in Buf-
falo realized that this presented an opportunity
to recepture much of the waterfront and use its
redevelopment as a catalyst for the renaissance
of the City. In the late 1970's, serious dis-
cussion and actions directed at the revitaliza-
tion of the waterfront, opening it up to other
uses and making it available to the population
were started, and the first concrete redevelop-
ment plan was drawn up for Erie Basin. Subse~-
guently, possible reuse of the remainder of
Buffalo's waterfront was addressed in a report
prepared for the Corps of Engineers in May 1981.
This was followed later that year by a policy
plan prepared by the City of Buffalo under a
Federal AQTAD grant, which looked at the insti-
tutional framework for continuing the redevelop-
ment of the waterfront. This latter report
provided the impetus for the formation of the

Waterfront Planning Board (WPB) late in 1982.

The process of redevelopment was further helped
by the passage in 1982 of state legislation
which provided the policy basis for preparing &
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state Coastal Management Program, in accordance
with the U.S. Coastal Zone Management Act of
1972.

Under the aegis of Buffalo's Waterfront Planning
Board, studies for the revitalization of the
waterfront between the Tonawanda line and the
Lackawanna line, plus that of the Buffalo River
were started in 1984. The present study repre-
sents the continuation of part of that effort;
the part that relates to the waterfront proper-
ties of the Niagara Frontier Transportation Au-
thority that face the Quter Harbor, & portion of
which is occupied by the Port of Buffalo. The
study is undertaken parallel to, and in coordi-
nation with a study of the remainder of the
waterfront (along the Niagara River, Lake Erie
and the Buffalo River) that is being undertaken
by the City of Buffalo.

The waterfront properties currently owned by the
NFTA, include the property lying west of Fuhr~-
mann Blvd. and extending from the International
Salt Company discharge area on the north side of
the Seaway Slips, to the Freezer Queen pier,
then south of this pier to a point beyond the
the Cargill Pool Elevator south of the Small
Boat Harbor. (The old Cargill Pool Elevator is
privately owned, but the NFTA owns most of the
slip to the south.) The length of the entire
NFTA waterfront property is over 2-1/2 miles.
The average width of the property occupied by
the Port of Buffalo, 1lying north of Freezer
Queen Foods Inc., is about 900 - 1,000 feet.




GOALS FOR
DEVELOPMENT

South of this point much of the area, except for
the Small Boat Harbor, lies under water. (See
Figure 1).

In the earlier phases of the overall waterfront
planning effort, members of the WPB were can-
vassed, in order to delineate common goals  for
development and specific development priorities.
In early 1985, these surveys were extended to

various population groups in the Buffalo area.

In the earlier surveys, some emphasis was placed
by members of the NFTA Board and WBP upon new
economic activities and job creation or reten-
tion. In the broader survey undertaken in 1985,
more stress was placed upeon recreation and ac-
cess to the waterfront - which relate to the
quality of 1life and the image of Buffalo as a
good place to live. In this study, recogni-
tion of the importance of economic activities to
the achievement of other gcals, has been re-
tained in defining a set of goals for develop-
ment of the Outer Harbor properties of the NFTA.
At the same time, citizen interest in access and
recreation has been recognized through goals
that refer to the built environment and Buf-
falo's 1image. Finally, in defining a set of
goals, the concerns of the individual agencies
involved in the overall development of Buffale's
waterfront have been considered.

Goals for Outer Harbor development presented
earlier to the NFTA Board and Waterfront Plan-
ning Board, were modified according to comments

by members of those bodies and@ have since served

~3-
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COORDINATION WITH
THE CITY

as a guide for the present study. These goals
are as follows:

Goal 1 Improvement of the image of Buffalo as a
place to live, work and invest.

Goal 2 Improvement in the quality of the man-
made and natural environment, and provi-
sion of greater access to the water-
front.

Goal 3 Support of the City's redevelopment
efforts along the waterfront and adja-
cent areas of Buffalo, such as downtown.

Goal 4 Significant enhancement of NFTA revenues
from its properties.

Goal 5 Support of increased@ economic activity
in the traditional center of Buffalo
near the Lake Erie and Buffalo River
waterfronts.

Goal 6 An increase in the number of base=sector
jobs in the Buffalo area.

Goal 7 Mobilization of private sector invest-
ment funds.
These goals and their related objectives are
consistent with New York's Coastal Zone Manage-
ment Policies. Those policies call for the con-
servation and restoration of natural and
man-made resources, greater public access to the
water and a balance between economic development

and preservation.

Preparation of the Outer Harbor Development
Plan has been contemporaneous with the develop-
ment of the City of Buffalo's Waterfront Plan
and the work has been closely c¢oordinated with
that of the City of its consultants.



There has been a common awareness of the work
and concepts used by each planning team and, at

key points, there have been joint presentations
of the two studies to the Waterfront Planning
Board. Also, during a series of meeting and
workshops last October, there were joint presen-
tations to the public of the two sets of plans.
The responses received affected much of the

subseqguent work.

The various alternatives for development of the

‘Outer Harbor were prepared in the light of the

City's planning for the rest of the waterfront
and each alternative fits with one or more of
the City's Plans. The final selection of a pre-
ferred alternative was made 1in accordance Qith
the decisions of the Waterfront Planning Board
regarding the respective roles of development at
the Outer Harbor and the City's redevelopment of
the Foot-of-Main Street area, as well as the
decisions of the NFTA Board.
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SITES FOR
DEVELOPMENT

Outer Harbor
North Site

CHAPTER 2
SUMMARY OF STUDY

The NFTA'S Outer Harbor properties include two
major sites suitable for development.

Initially, the primary focus of development was
to be at the larger of the two sites - referred
to as the Outer BHarbor North site -~ which 1is
still used for scattered bulk port operations.
Recently, however, it has become evident that
early development is more likely to take place
at the second major site, the Small Boat Har-
bor. The Small Boat Harbor is a popular facil-

ity, where a $2 million improvement program by
the NFTA is virtually complete.

The current. attributes of each of these sites
are discussed separately, starting with the
Outer Harbor North site.

The Outer Harbor North site extends from the
northern side of the northernmost Seaway Slip,
down past the Bell Slip, which separates much of
the site from the NFTA's general cargo port. The
Outer Harbor North site has been largely occu-
pied by the bulk cargo handling activities of
the Port of Buffalo.

Through much of the course of the study it was
necessary to consider the possibility that the
area immediately south of the Outer Harbor North

site and perhaps a portion of the site itself




would be needed to accommodate future bulk port
activities. The alternatives that were devel-
oped, therefore, reflected this possibility, as
well as the constraints of the weak market for
urban land that resulted from the decline 1in
industrial activity. Recently, the NFPA has
decided to permit the relocation of bulk port
activities to the former Bethlehem Steel Mill in
Lackawanna, so the need to accommodate bulk port
activity, 1is no longer a direct constraint on
plans for the area. The option of providing for
continuing bulk port activities within a con-
solidated port area adjacent to the Outer BRarbor
North site has been retained however, pending
successful completion of negotiations between
the NFTA and Gateway Trade Center Inc.

Physical Features

The Outer Harbor North site can be considered to
have two and possibly three, distinct zones.
The northernmost zone, containing the Seaway
Piers, reflects the greatest existing invest-
ment within the site. These piers include only
one finger pier, separating the two slips, and
what 1s actually a marginal wharf along the
southern side of one slip. While referred to as
the Seaway Piers, these improvements actually
date from 1926 and were known previously as the
Michigan Ave. Piers. Following completion of
the St. Lawrence Seaway the slips were deepened
to 27' to accommodate oceén-going vessels. Sea-
way Piers 1 and 2 appear to be in generally good
condition and both are infrequently used for
bulk port operations. Pier 1 {(the finger pier)
is used for a coke transshipment operation that




is being phased out, , while Pier 2 (the mar-
ginal wharf) and the area behind it have been
used for a range of bulk commodities. Several
light pre-engineered metal buildings within the
area may still be used for the storage of
equipment and certain bulk commodities.

The next zone, which makes up the bulk of the
Outer Harbor North site, is a rather featureless
area bounded on the east by Fuhrmann Blvd. and
along the lake edge by a rip-rap dike composed
of slag, randomly placed stone and pieces of
concrete slab. The area contains several pads
where bulk materials are stored, as well as a
metal pre-engineered building and blacktop area
adjacent to Fuhrmann Blvd. Most of the zone is
covered by scrub and tall grasses, At the
southern end of this area is the third zone,
around much of the shoreline of the Bell Siip.
Further south is the area that has been used for
the general cargo port, where some substantial

warehouse and industrial buildings are located.

Subsurface Conditions
As late as the 1940's, much of the Outer Harbor

North site south of the Seaway Piers was open

water. Filling took place over a number of

years as dredge spoil, construction debris, slag

and sinter were deposited. In the 1950's or

1960's the dike along the present Harbor Line
was constructed and filling continued behind
it. Because of its random nature, this fill var-
ies considerably in quality and soft spots have

resulted from trapped fine materiails.




Current information on the site indicates, that
aside from the randomness of the fill material,
there 1is a change in the underlying natural
materials as one moves from the north to the
south., 1In the north, particularly at the Seaway
Piers, the materials appear to have a reasonable
bearing capacity and may support a range of
development types without special measures,
whereas subsurface conditions deteriorate to-
wards the south and additional foundation costs
may be incurred. More information on this tran-
sition has been acquired by the NFTA as a result
of a program of subsurface exploration prepared
earlier by TAMS and since undertaken by Empire

Thomsen, Inc.

Environmental Factors

Locations within the Outer Harbor North site
were evidently used for the disposal of wastes
by a former automobile assembly plant. Further-
more, fill materials placed within the site have
included casting sands, dredged materials, cin-
ders and slag. A short distance south of the
Outer Harbor North site, across the Bell Slip,
is a low lying area near Terminal B, where water
ponded and there was uncontrolled dumping of
various pollutants. Two points of concern have
arisen:

Whether there may be potentially hazardous
solid materials.

Whether there may be priority pollutants in
waste materials in or around the site.l

lpriority pollutants are those which are not included in present EPA
lists of hazardous materials but which may be harmful in higher
concentrations.

-9-
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Because of these concerns and possible superfund
listing, investigations have been carried out by
the N.Y.S. Department of Environmental Conserva-
tion, the U.S. Geological Survey and others in
recent vyears. Information available to date
indicates that none of the materials are consid-

ered toxic under current analytical procedures.

Regarding the second point, data from various
studies do not indicate high concentrations of
contaminants on the site next to Terminal B,
although they are present. Since the site 1is
listed in the New York State Registry of Bazard-
ous Waste Sites, it was scheduled for Phase I°
(preliminary) Assessment, which has now been
completed. Earlier, the Erie County Department
of Environment and Planning recommended that the
site, which, is outside the Outer Harbor North
site, be given a Priority Code 5, indicating
that it was properly closed.

Right now, water in the Outer Harbor is classi-
fied as Class B (Title 6 NYCRR, Part 701.4),
i.e., suitable for primary and secondary con-
tact recreation. Any disturbances that may
release priority pollutants could, at least
temporarily, reduce water quality to Class ¢C,

which disallows primary contact recreation.

National Ambient Air Quality Standards (NAAQS)
for particulates are not being met in areas just
east of the Outer Harbor North site. This 1is
apparently the result of lighter particles from
material stockpiles, roadways etc. being picked
up and carried by the generally high winds
along the Lake Erie shore 1line. This would




limit the kind of development undertaken at the
Outer Harbor North site, if it were to increase
fugitive dust emissions On the other hand,
development with "landscaping and paving, com-
bined with street cleaning, would <cause a net
improvement in the areas of east of the Outer
Harbor.

An overall conclusion on environmental factors
is that most foreseeable types of development
for the Outer Harbor North site would improve
the environmental guality of the site and sur-

rounding areas.

Micro=Climate

While summers in Buffalo can be very pleasant,
winter weather can be harsh. This is particu-
larly true along the Outer Harbor, which 1is
exposed to the sweep 0f winds from the west and
southwest. Since the wind comes down the
length of the lake it may exceed 25 mph about
5.5% of the time and the average speed in Janu-
ary is close to 15 mph. '

Because the OQOuter BRarbor North site is also at
the northern edge of the Ysnow belt", a par-
ticular concern for continuous access to the
Outer Harbor in the winter are the conditions
called "white outs”, in which visibility is
reduced to near zero and driving is not possi-
ble. Common "white-ocuts" are localized phenom-
ena, in which rising winds pick up loose fresh
snow from the ground and force the closing
of portions of NYS Route 5 for several hours.
Less common, but more severe, are area-wide
"white-outs" caused by winter storms, when not




only the Skyway and the rest of NYS Route 5 may
be closed for up to 2 days but travel through-
out the Buffalo area is difficult and hazardous.
Such conditions may occur only once or twice a
year, with the worst storms occurring once every
5-8 years. The present feeling within NYSDOT is
that localized "white-outs" can be controlled to
some degree by properly designed barriers or
land forms but it may be necessary to simply

limit travel during area-wide storms.

In addition to access to the Outer Harbor, there
is also concern about the effects during winter
months, of strong winds combined with low tem-
peratures. The NFTA has contracted for a study
by research groups from Cornell University
(Floriculture, Horticulture and Landscape Archi-
tecture Program) and N.Y. State College of Agri-
culture, that hopes to determine which
combination of built forms, land forms and vege-
tation may be most effective in reducing the
impact of winds upon a coastal site. Alterna-
tives presented later in this report have been
developed in the light of possible means whereby
the massing of buildings can be used to amelio=-
rate climatic effects.

Utility Services

With the water and sewerage lines that now run
past the edge of the site, considerable develop-
ment can be supported, assuming that these lines

are in good condition.

The site 1is also served by overhead and under-
ground power installations. 1t should be noted

that a public utility in New York 1is required,




as a condition of 1its franchise, to provide
electric power to any major development within
its service area. Gas 1s provided to the gen-
eral cargo port area, south of the Quter Harbor
North site. If that site is to be served by
gas, the line must be extended to the north.

Thus early development of the Outer Harbor North
site will not be restrained by the 1lack of

utilities.

Transportation Links

The Outer Harbor North site is perceived as
being very difficult to reach, even though it is
only a mile or so south of downtown. Routes to
reach the site are confusing and involve a good
bit of backtracking. Pedestrian access 1is al-

most non-existent.

Roadways currently serving the NFTA Outer Harbor
North site, as shown 1in Figure 2, comprise
N.Y.S. Route 5, which crosses the Buffalo River
on the Skyway and is the principal north-south
highway along the Lake Erie waterfront; the
Fuhrmann Blvd. set of service roads, which are
found on each side of Route 53 Tifft Street,
which intersects N.Y.S. Route 5 and Fuhrmann
Blvd. about a mile south of the Outer BHarbor
North site; and Ohio Street, which 3joins the
Fuhrmann Blvd. service roads just north of the
Small Boat Harbor.

The closest public transit service to the north
site is provided by bus routes that operate on
Ohio Street and along the Furhmann Blvd. service
roads south of Ohio Street. From Ohio street to
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Small Boat Harbor

the southern end of the OQuter Harbor North site,

it is a walk of about three-quarters of a mile,

Rail access to the port area south of the Outer
Harbor North site is provided by a two-track
Conrail spur that originates in the Ohio Street

yard.

The NFTA property within which the Small Boat
Harbor is located extends from a short distance
south of the Freezer Queen pier ~ to a line a
short way north of a pier occupied by the South
End Marina (previously the Cargill Pool Eleva-
tor). All but 45 acres of this area are under
water. The land area 1s occupied by'parking for
small boat owners and fishermen, concessions,
docking and launching facilities, the breakwater
and a filled area that is covered with scrub and

trees.

The Small Boat Harbor thus has three major com-

ponents:

-~ The shecrefront facing the harbor which c¢on-
tains parking areas; a building with a res-
taurant, harbor control center and sanitary
facilities; a bait shop and a launching area.
This area 1is currently being enhanced under
the NFTA's $2.2 million Phase I Improvement
Program;

-~ The harbor area itself, protected by a break-
water and containing about 550 boat slips
plus 50 moorings for larger craft, in the
1986 season and a total of 832 boat slips by
the end of the 1987 season:

- A diked and partially filled area of nearly
25 acres south of the harbor area that was

used earlier for disposal of dredge spoil.
During 1987, riprap was placed along the
northern side of this diked disposal area and
filling of the area continued,so it may be
used for parking.

-14-



Subsurface Conditions

There is little 1information for the mechanical
properties of soils within the Small Boat Harbor
itself. Data do exist for an intake for the
Buffalo River Water Co. located about 500' north
of the Small Boat Harbor and constructed in the
early 1960's. These data suggest that, as one
moves south, the layers of soft material £found
in the general cargo port area increase in depth

and the amount of cohesive soils increases.

On the other hand, while the existing breakwa=-
ter protecting the Small Boat Harbor has suf-
fered erosion through wave action, there are no
data suggesting problems with subsidence. Con-
ditions beneath the Small Boat Harbor itself
may, therefore, be somewhat better than futher
north.

Environmental Factors

The diked disposal area south of the Small Boat
Harbor has been filled with dredged materials
and other deposits that have included contami-
nants of various types. Soil and water chemical
test results indicate that organic and inorganic
priority pollutants are found throughout the
dike disposal area in both the soil and water.
A separate firm of environmental engineering
consultants to the NFTA has recommended placing
a relatively impervious cap over the entire
site. The NFTA has been using fill from the new
downtown stadium to build up the area since it
was about five feet below the top of the re-
stored dike. On top of the fill, two foot of

clay is being placed as an impervious cap.

-15-
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One unresolved issue reqgarding this area is the
leaching of polluted sediments into the Harbor.
Currently the U.S. Corps of Engineers 1is con-
ducting a series of tests to determine if, in
fact, there is a problem. Once this issue 1is
resolved the NFTA intends to complete the fill-
ing and capping of the site. All the requested
sampling by NYSDEC has been completed.

It might be noted that, in spite of concerns
about pollutants in the diked disposal area,
there is a fish-spawning area in the open water
to the southwest that which has been designated
as significant by the NYS Dept. of State and the
Small Boat Harbor is a favorite site of many of

the area's fishermen.

Micro-Climate

As noted under the Quter Harbor North site, the
climate is harsh during the winter, with severe
combinations of high winds and heavy snowfall.
These conditions &0 not discourage the ice
fishermen, however, who use the Small Boat Har-

bor in the winter.

Utility Services

The utility systems that serve the Outer Harbor
North site are extensive enough to serve the
Small Bocat Harbor also. Existing facilities at
the small Boat Harbor are currently connected to
water and sewer lines and storm drainage has

been upgraded under the Phase I Improvement
program for the Harbor.

-16-



MARKET ANALYSIS FOR
DEVELOPMENT OFTHE
OUTER HARBOR SITES

Electric power is provided by the same overhead
system that serves the Outer Harbor North site.
A high pressure gas 1line passes by the Smalil

Boat Harbor, though no connections have been

made as yet.

Transportation Links

Roadway access to the Small Boat Harbor is pro-
vided by the same routes described for the Outer
Harbor north site, namely N.Y.S. Route 5, Fuhr-
mann Blvd., Tifft Street and Ohio Street. The
principal difference is that the configuration
of on/off ramps provides better access to the
Small Boat Harbor.

Public transportation to and from the Small Boat

Harbor is available via the same bus routes as

the Quter Harbor North site.

The analysis began with a review of data on
population, employment trends, income, and
household size in the Buffalo SMSA and the City
of Buffalo. The subsequent market analysis in-
volved determining demand for the following

development activities:

residential uses;
- retail, office, and other commercial uses;

- tourism and hotel . recreation, and marina
development;

- water-dependent and other 1light industry,
plus warehouse uses.
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Overview of the
Region's Prospects

While the above development uses represent spe-
cific markets, the underiying assumption made
throughout this study has been that these uses
could be conveniently and aesthetically inte-

grated into a mixed-use development scheme.

Population characteristics and 1labor force
trends over the last fifteen years and the pros-

" pects over the next fifteen years were reviewed.

This analysis relied on available data and eco-
nomic studies commissioned by public agencies in

the region.

The Buffalo SMSA and the City of Buffalo both
experienced declines in population over the past
twenty-five vyears as revealed in Table 1 below.
These historical population trends are consis-
tent with what has happened in other industrial
areas of the northeastern United States. a
decline in the birth rate, a decline in average
family size, and out-migration all made notabile
impacts on the regional population.

TABLE 1

POPULATION TRENDS FOR THE BUFFALO SMSA

Buffalo SMSA

Buffalo City

AND BUFFALO CITY, 1960-1980

1960 1970 1980 1960-1980 Change
1,307,006 1,349,000 1,243,000 -0.3% p.a.
533,000 463,000 358,000 -2.0% p.a.

Source: Marshall Macklin Monaghan, 1984
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Population Estimates and Targets
Estimates of the future population of the City
of Buffalo and the Buffalo SMSA have been pre-

pared by various government and private bodies
in recent years. Most of these have indicated a
continuing decline in the City's population with
some slowing of this trend or even recovery in
the years after 1990. Estimates of future re-
gional population have varied more widely--with
some projecting further declines and others
showing significant growth after 1990.

The City of Buffalo currently uses estimates for
the Year 2000 that range from 302,000 to 336,000
but a recent study for the City also considered
a target 1in the range of 350,000.1 Mid-range
estimates for the Buffalo S.M.S.A. indicate a
slight decline from 1,243,000 in 1980 to
1,220,000 in Year 2000.

Population reviews and sensitivity analyses made
in the earlier phase of the present waterfront
planning effort provide a summary of the various

estimates.?2

In that earlier effort it was recognized that,
given the historic strengths of Buffalo, the
existing investment in infrastructure and cur-
rent advantages such as low energy costs, good
communications, an educational plant that in-
cludes some excellent schools and a supply of
surprisingly good housing at affordable prices,

a turnaround may be possible by an earlier date

lregional Center Technical Appendix, Vol 1.
2Marshall, Macklin, Monaghan, Buffalo Waterfront Project, Market
Forecasts and Sensitivity Analysis, 1984.
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and some growth before the end of the century
may be possible. 1Indeed, a recent Census Bureau
estimate indicated that, if Buffalo succeeds in
linking its economy more to the service-based
resurgence taking place in Atlantic coast cities
and away from its earlier industrial base, the
Region's population may grow by 4.4.% through
" the end of the century.

Finally, unless initiatives are taken on the
basis that, collectively, they may bring about a
reversal of past trends, there is little scope
for planning new uses and the economic resources
to accommodate new growth may not be there.

Accordingly a set of planning targets, were
established that have been used as the basis
for analyses made in the current study - but
always with the thought in mind that later in-
vestments will not be made, if recent downtrends
are not reversed in the near future by a con-
tinuing shift in the economic base of the City
and the Region. These planning targets, shown
in Table 2, posit a relative strengthening of
the City of Buffalo's position within the Re-
gion, on the basis of just such investments as

may take place within the waterfront.

TABLE 2
POPULATION PROJECTIONS, 1980-2010

1980* 1990 2000 2010
BUFFALO CITY 357,890 371,000 385,000 400,000
BUFFALO SMSA 1,242,826 1,233,000 1,220,000 1,190,000

*Census data.
Source: Marshall Macklin Monaghan, 1984.
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Buffalo SMSA Employment

In the past five years, two distinct labor force
trends are discernable. Thus, while there has
been a continuing decline 1in the labor force,
from 577,700 in 1979 to 527,000 in 1984, the
unemployment rate appears to have bottomed out
after reaching high levels in the early 1980's.

Sectoral Trends

Nonagricultural wage and salary employment
trends are presented in Table 3. This table in-
dicates the shifts that have been taking place
and continue to take place  within the Buffalo

TABLE 3

BUFFALO SMSA EMPLOYMENT TRENDS

BY INDUSTRIAL SECTOR

Major S.I.C. Industry Industry Industry
Category 1970 Share 1980 Share 1990 Share

Manufacturing 168,600 33.9% 133,500 26.0% 99,700 20.4%

Construction 19,400 3.9 16,400 3.2 16,000 3.3

Transportation &

Public Utilities 32,100 6.5 27,500 5.4 28,900 5.9

wWholesale and

Retail Trade 102,000 20.6 112, 700 22.0 127,200 26.1

Finance, Insurance

and Real Estate 19,300 3.9 22,200 4,2 25,100 5.1

Services/Govern-

ment, etc. 155,800 31.3 200,700 39.1 191,100 39.2

TOTAL : 497,200 100.0% 513,000 100.0% 488,000 100.0%

Sources: 1990 Estimates.

U.S. Bureau of The Census, 1970, 1980.

NYS Department of Labor, Annual Labor Report, Buffalo SMSA, for
Fiscal Year 1985, August 1984.
Planning Innovations, Inc., 1985.
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area among the different sectors. Manufacturing
jobs continued to decline but the New York State
Department of Labor has detected some moderation
of past trends and may modify its 1990 figures
upwards. The services sector grew rapidly in
the preceding decade and continues to grow,
albeit this growth is masked@ by expected near-
term cutbacks by government units. Employment

in trade is expected to increase substantially.

Part of this growth represents low-level jobs in
fast-food outlets and second members of house-
holds in the workforce but it may also reflect

growth in area-wide distribution and similar
functions serving a wider region.

The New York State Department of Labor expects
moderate growth in job opportunities in 1990-
1995 and later periods, which would be consis-
tent with some of the more optimistic estimates
of population and recent Bureau of the Census

estimates for Erie County employment.

Continuing Port Activities

As noted earlier, port activities will continue
as a part of Buffalo's economy, most probably at
the Gateway Trade Center in Lackawanna, where
the Bethlehem steel mill had been located. The
NFTA Board of Commissioners has authorized nego-
tiations for this relocation of the Port. 1In an
earlier stage of the Buffalo Waterfront Study,
estimates were made of future movements through
non-proprietary port facilities in Buffalo.

These are shown im Table 4.




Possible Types
of Development

TABLE 4
FUTURE TRAFFIC IN THE PORT OF BUFFALOQ

Thousands of Tons

1990 2000 2010
Low-range 188 171 162
Mid-range 282 289 296
High-range 494 500 508

Included in the estimates shown in Table 4 were
a range of bulk commodities (salt, sand, potash
and coke) plus a limited amount of general cargo
and bunkering coal. 1In addition, the high=-range
estimate might have a medium probability of
being augmented by another 150,000 tons of lime-
stone and phosphate. The estimates do not in-
clude grain and liquid bulk cargoes received at
private facilities in the Buffalc area.

In order to prepare alternative plans for the
first phase of development of the Outer Harbor
(through 1995-2000), several sectoral areas were
analyzed for the market potential of a site on
an exposed part of the waterfront. These sec-
toral areas included:

- residential development:
- retail development, both theme~related and
convenience shopping;
- office space, including a consclidated Great
Lakes research facility;
-~ tourist hotels;
- recreational facilities, including:
major theme attraction,
marina development,
excursion vessels,
participatory sports;
- industrial development.
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Not all of these are still relevant, since some
were essential constituents of alternatives that
have not been recommended. In addition, some
possible forms of development were found to be
more appropriate to other locatiens on the wa-
terfront.

The studies undertaken for the various sectoral
areas are briefly described on the next few
pages. The results of the analyses are also
summarized in Chapter 5 for those types of de-
velopment that form a part of Phase I of the
recommended plan.

Residential Development

An analysis of the Buffalo housing market was
conducted to determine the existing housing
stock and conditions, average unit sales price,
and housing sales 1in various market segments
within the waterfront areas. The information has
been used to estimate the market potential for
future housing development in Buffaloc and poten-
tial market capture at the Outer Harbor North
site.

Future housing demand for Buffalo will be a
function of future population, average household
size, and the existing housing stock. C(oncern-
ing the last item, the 1980 U.S. Census of Hous-
ing revealed that more than 84 percent of the
City of Buffalo's housing stock was constructed
before 1939. A recent survey of the external
conditions of the housing stock throughout the

City of Buffalo, however found that approximate-
ly 87 percent of the units surveyed were 1in
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sound condition. Thus, Buffalo residents ap-
pear to maintain their houses reasonably well
and the decline in population has meant that
most deteriorated units have been removed from
the housing stock. In recent years losses to
demolition have averaged about 800 units a year

or 0.5% of the housing stock.

As noted earlier, estimates of future population
based upon projection of past trends, indicate
continuing declines and a population of 333,000
by 1990 and 323,000 by 2000, according to mid-
range estimates. A continuing drop in average
household size, to about 2.2 persons per house-
hold by 2000, is also projected, in contrast to
about 2.46 in 1980. This means that about
150,000 housing units would be needed in 2000,
after allowing for the non-household population
and an assumed vacancy rate of 5%. On this
basis, and assuming an average loss of 750 units
annually to conversion and demolition, there
would be a need for an average of 650 units per

vear of new housing in the years after 1990.

If the planning targets established during the
first phase of the Buffalo Waterfroant Study are
used instead, indicating a turnaround in popula-
tion, then a population for the City of Buffalo
of 370,000 may be attained in the early 1990's,
growing to 385,000 by 2000. If the same drop in
household size and the same vacancy rate are
assumed, almost 180,000 housing units would be
needed. With an average loss of 750 units annu-
ally, there would be a need for about 2,600
housing units per year between 1990 and 2000.
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The most probable market that could be pene-
trated is the mid- to luxury end of the housing
market, since mortgage write-down programs are
likely to be either unavailable or insufficient
to reduce the cost of construction enough to
permit sale of the units to a broader cross-
section of the population. This limits effec-
tive demand to an estimated 6.75% of the house-
holds seeking housing. A target capture rate
of 1/6 to 1/3 of this market group was used to
estimate the number of residential units that
could be developed at the Outer Harbor site.
This range recognizes that other sites within
the City can attract the same market group but
also assumes that a proper mix of amenities and
other activities in the area will make it com-
petitive., Thus it is estimated that from 150 to
275 units could be developed during the first
phase of development, i.e., between 1990 and
1995, Selling prices would average about
$120,000 (at 1986 prices). Most of these units
would be smaller units suited to single people
or couples rather than families, since the num-
ber anticipated would not be 1large enough teo
support a school.

Retail Space

If the NFTA's sites are developed as mixed-use

sites that include residential, office,indus-

trial and recreational uses, then retail space

demand will be induced by the following:

-~ Shoppers goods and eating and drinking sales
for users of the marina facilities at the

Small Boat Harbor and possibly the Outer
Harbor North site:

- Eating and drinking sales to employees at the
development, city residents and area resi-
dents;
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- Convenience shopping to support residential
development;

If a major historic theme development were to be

located at the Outer Harbor, as earlier proposed

in two alternatives, then an additiocnal source

of demand for retail space would be:

- Tourist and visitor sales at the theme devel-
opment and hotel.

Information presented in a study done by Helwig

Associates has been wused as a basis to project

both retail space demand and retail sales based

on expected capture rates. Further information

was defined on the basis of the overall develop-

ment program for the Outer Harbor sites.

The maximum-demand forecast for retail space is
based upon the option of using a major theme at-
traction, tied to Buffalo's history, as the
major focus of Outer Harbor North development.
Thus, the potential market could be viewed 1in
the context of the region and might include
visitors to Niagara Falls in addition to those
already visiting Buffalo. Buffalo itself may
attract some 2.8 million tourists by 199a,
while modified estimates place the current
Niagara Falls market at 16 million tourists per
year. 1In the analysis it was considered reason-
able to assume that a new development in Buffalo
could capture by 1990 some 2.5 percent to,5.0
percent (400,000 to 800,000) of the tourists
destined for Niagara Falls., Using the lower
rate, the pool of wvisitors was estimated to be
3.2 million by 1990. Data on theme parks, modi-
fied to include older age groups and allow for
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few repeat visits, was used to estimate a cap-

ture rate of 15% of this pool of visitors.

With regard to demand from residents of the Buf-
falo area very low capture rates, in the range
of 0.25 to 2.5%, were assumed, because of compe-
tition from downtown and suburban malls. Since
a major theme development would not fill all the
area available at the Outer Harbor and would be
complemented by mixed-use development, resi-
dents and employees at the Outer Harbor would
generate additional sales of food, beverages and
convenience goods. This last category of demand
would exist even if a major historic theme at-

traction were not located at the Outer Harbor.

On the basis of the above considerations, it was
estimated that demand for retail space could
ultimately support from 100,000 to 115,000
square feet, if a major historic theme attrac-—
tion were located at the Outer Harbor North

site.

With no major theme development in the Outer
Harbor north site, retail space will be largely
confined to convenience shopping and restaurants
serving the local population, employees in the
area and people patronizing possible cruise and
excursion vessels based in the area. Total area
in the initial stages of development may be on
the order of 5-10,000 square feet.
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Commercial Office Space Market Demand

As Buffalo makes the transition from an economy
based on manufacturing to one that is more serv-
ice oriented, the demand for new and upgraded
office space 1is relatively strong. This 1is
particularly true of Class A office space but
with the growth of financial institutions and
allied industries, the need for space for so-
called back office operations, which require
large open spaces that can be easily rearranged,
is also expected to grow.

At present, there appear to be few natural ad-
vantages to situating commercial office develop-
ment at the Outer Harbor. However, offices
could serve as a supplement to other types of
development--residential, commercial and recrea-
tional activities--and specialized types of
offices can serve specific needs. It would also
serve to establish a year-round use at the Outer
Harbor and thus provide support for other types
of development.

Most recent figures refer to downtown, which
constitutes a somewhat different market from the
"suburban" market that is considered more apﬁro—
priate to the Outer Harbor North site but they
do provide an indication of market strength. A
vacancy rate of 16.2% in early 1986, which is
below the national average and an absorption
rate well in excess of 200,000 sg. ft. annually,
characterize Buffalo's downtown office market in

recent years.
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At the regional level, recent growth and esti-
mates of future employment in the service and
the finance, insurance and real estate sectors
are consistent with the relatively strong market
for office space. These estimates indicate that
between now and 1990 there will be a demand for
about 750,000 sg. ft. of additional office
space. If there is a stronger turnaround in
Buffalo's economy, as suggested by the Bureau of
the Census and the population targets used for
much of this study, this demand will strengthen
in future years. On this basis, it is believed
that a market can be established for 200,000 to
250,000 sg. ft. of new office space at the Outer
Harbor by the early 1990's.

At the same time, employment projections also
indicate the desirability of seeking out and
bringing new firms to the area, in order not to
weaken demand for downtown space. Therefore, it
is proposed that office development be pro-
grammed to attract firms looking for "back

office" space or space for similar functions,
who normally require large floor areas and
generous parking, as anchor tenants. An active
program to attract such tenants from cutside the
area should specifically exclude those looking

for downtown types of space.

Consolidated Research Unit
Supplementing the possibility of office develop-
ment is the strong 1likelihood that a single

research unit or a cluster of such units, re-

quiring access to Lake Erie and the Niagara
River, can be attracted to the OQuter Harbor.

These include Federal and State agencies, as
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well as non-governmental organizations, engaged
in research into the ecology of the Great Lakes.
Pollution of the Niagara River and Lake Ontario,
is a matter of particular concern., Recent in-
quiries thus indicate that there 1is potential
demand for unified office and laboratory space,
adjacent to berths for research vessels, from
organizations engaged in current pollution con-
trol efforts that wish to be near the entrance

to the Niagara River.

On the basis of existing facilities in the area,
it is estimated that a research cluster would
contain perhaps 80,000 sg. ft. of office labora-
tory space, plus berthing for vessels in the
range of 100-150 feet.

Hotel Market

There are only two first-class hotels 1in the
Buffalo CBD at the present time: the Buffalo
Hilton on Church Street and the Hyatt Hotel on
Main Street. These hotels are targeted to the
business market and maintain modern conference/

meeting and banquet facilities. The 900 first-
class rooms available to the business traveler
appear to be sufficient to meet near-term de-

mand.,

The market segment that appears to offer more
promise for a new hotel is the tourist/visitor
market. There are 1less than 300 hotel rooms
within the City of Buffalo aimed at the tourist
market. Most of the existing supply of rooms is
found in older properties 1located in outlying
areas though an additional 150 rooms 1is being
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planned for the <Theatre District by a motel

chain that specializes in tourist facilities.

Development of a hotel, as part of a major his-
toric theme development on the Quter Harbor, was
considered an attractive possibility to induce
additional tourist demand. Based on the number
of visitors and tourists estimated above in the sec-
tion on theme retail development, expected 1990
tourist hotel demand within the Buffalo area
will exceed the planned hotel supply within the
vicinity of the CBD (assuming a 55% occupancy
rate). As a complement to a possible major
theme retail development at the Outer Harbor, a
hotel of about 150 to 200 rooms has been consid-
ered viable. If such a development is not un-
dertaken, a hotel at the Outer BHarbor wouild make
little sense. Even with this development, 1if
the nearby Connecting and Terminal Grain Eleva-
tor were adapted for re-use as a hotel, which
has been considered, the prospects for a tourist
hotel at the Outer Harbor would be sharply re-
duced.

Recreation Demand

Recreational development that is income generat-
ing and would provide added value to a mixed-use
development has also been evaluated. Four
major types of recreational development were
initially considered: the major historic theme
development referred to already, marina devel-
opment, excursions and cruises, and a roller/ice
skating rink. Later, other sports facilities,
such as year-round tennis courts, a health club
and a water-oriented action park, have also been

considered. These recreational developments may
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be programmed to support one another and do not
have to compete with each other for market

share.

General factors which determine recreation de-
mand include population distribution and growth,
leisure time, age, sex and discretionary income.
Demand for specific recreation facilities at
the Outer Harbor sites may also depend upon the
user's knowledge of the facilities, his recrea-
tional preferences, the quality of the facili-
ties, their cost and their accessibility. Some
of the most important, such as population, ac-
cessibility, and proposed recreational opportu-
nities were analyzed as the Outer Harbor plan
alternatives were developed. In thgﬁanalysis,
use was made of the recreation participation co-
efficients from a study by the NYS Office of
Parks, Recreation and Historic Preservation,l
and another for the U.S. Department of the Inte-

rior.2

The demand for recreation for the Buffalo area
and the Outer Harbor sites was estimated by ap-
plying these coefficients to the population and
adjusting the base estimates to reflect par-
ticipation by different user groups and competi-~

tion from other sites in the Buffalo area.

Office of Parks, Recreation & Historical Preservation,

Recreation Perspectives: 1978-1979, New York State Outdoor Citizen

Opinion Survey, Technical Report Series, Albany, 1981.

<.S. Dept.

Survey

Interior, 1977 Nationwide Outdoor Recreation
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Marina Development

Demand for additional berths at the Outer Harbor

was examined on the basis of estimates prepared.
by Marshall, Macklin, Monaghan and an assessment

of NFTA's proposed development plans for a Small

Boat Harbor. The figures indicate that by 1990

the shortfall in berths for small boats will be

about 2,250. Improvements at the Small Boat
Harbor under the present program, plus later

expansion to some 1,600 total berths made possi-

ble by construction of a new breakwater will

still 1leave an unsatisfied demand of 1,000

berths to be met by other developments, includ-

ing some slips at the Seaway Piers area.

In addition to berths and service facilities for
privately owned small craft, provision needs to
be made for the accommodation of party boats and
charter boats for fishing, as well as commercial
uses related to boating activities, such as

repairs, sales, and storage.

Excursions and Cruises
Not all people can afford to own or want the

bother of owning their own boat. Thus, water-
front development that permits greater access to
the water's edge also generates demand for ex-
cursion craft, in addition to party boats and
charter boats for fishing. This has happened on
Lake Erie with the "Miss Buffalo" operation and
excursions of one type or another have been

started in recent years throughout the length of

the Hudson.
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The Seaway Piers area provides a logical place
to base such excursions and the landside devel-
opments to support this activity.

Going further afield, there are no longer any
cruises on the Great Lakes and data on earlier
operations are almost non-existent. Cruises
linking Toronto, Niagara on the Lake and Roches-
ter may start in the near future and the possi-
bility of basing short cruises 1in the Seaway
Piers area, the most suitable deep~draft area,
has been considered. Respaonses from potential
cruise vessel operators have not been encourag-
ing but the option should be left open and pos-.
sibilities explored at a later date with these

operators.

Ice and Roller Skating Rink
In the City of Buffalo some 105,000 pecple may

ice skate at least once a year. There are some
rinks in the Buffalo area, serving largely high
school teams but the potential exists for a
regional facility serving a number of schools,

as well as the general public.

Another strong recreational draw in urbantized
areas, is a rink for roller skating. A popula-
tion base of 50,000 to 75,000 people within a
three-mile radius and 100,000 within a five-mile
radius is normally reguired. Roller rinks do
exist in Cheektowaga and Lackawanna but the
population figures indicate that further facili-

ties could find a market.
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Both types of skating rinks would enhance inter-
est and attract visitors, but are unrelated to
the water and need only a reasonable amount of
relatively low-cost space; they would have a

lower priority than other recreational uses.

Industrial Development

As noted earlier, the regional economy of Buf-
falo has shifted in the past twenty years from .
one based on manufacturing and heavy industries
towards a service-~oriented economy. The net
result has been a structural transformation of
the employment base whereby manufacturing em-
ployment decreased from 34 percent in 1970 to 26
percent of all employment in 1980.

There are still many natural advantages for in-
dustry 1in the Buffalo region. These include
its water routes and Great Lake-based waterways:
and its low energy costs. These natural features
are complemented by a reasonably well-educated
labor force with moderate skills and strong

educational facilitties,

A recent study for the Erie County Industrial
Development Authority (ECIDA) identified seven-
teen industrial sectors, 1in which Erie County
specializes that have the potential for growth.
It is <clear that Erie County is not likely to
become another Route 128 or Silicon Valley, but
it could become a center for what the study
defines as "sub high-tech" industry, i.e. elec-
tric motors and devices, surgical/medical in-

struments, industrial machinery, etc.).
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Even for those industries in which Buffalo area
does and will specialize, the current availabil-
ity of industrial sites and buildings presents a
constraint to the further development of indus-
trial sites. At present, there are 38 indus-
trial parks covering some 4,700 acres in Erie
County 1 and in 1985 these parks had commitments
for only 50-55% of the acreage. The study for
ECIDA estimated that at current absorption
rates, it will take Erie County 25 years to
exhaust the area now available in the industrial

park sites.

Nevertheless, there may be an opportunity for
penetrating the industrial park market, if cer-
tain types of space can be offered at a competi-
tive rate. There appears to be a growing
shortage of space in the 10,000-15,000 square
foot range, as well as speculative space of the
type found in Canadian industrial parks. Some of
this shortage will be taken up by the planned
University of Buffalo Foundation "~ Technology
Incubator Facility, which will provide 40,000
square feet near SUNY at Buffalo.

Once 1incubator firms mature, they will be ex-
pected to look for 1larger plant space-—-perhaps
at one of the 38 industrial parks but also else-
where. An opportunity exists at the Outer Har-
bor site to penetrate this industrial market by
developing facilities in the 25,000 to 50,000
square foot range in an office-park like set-

ting.

lincludes the acreage in the Bethlehem Reuse Plan.
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This market is more promising than any for
water dependent industries (of which there are
virtually none remaining in the region) and is
more consistent with those industries already
identified as offering more opportunity for
growth, the so calied "sub high-tech" indus-

tries.

Summary of Potential Uses

Types of development considered appropriate to
an Outer Harbor Location and for which it was
estimated that there is current or
potential

demand are summarized in Table 5, togeéher with
an estimate of the extent of development that
could be marketed within the next five to ten
years. These were used to develop the alterna-

tives that are described in the next section.
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TABLE 5

SUMMARY OF TYPES OF DEVELOPMENT
USED FOR ALTERNATIVE PLANS

Quter Harbor North Site

Residential Development

Retail Development:
Major theme attraction

No major theme attraction

Specialized Office Space

Hotel
Excursion and Cruise Vessel Terminal
Ice/Roller Skating Rink(s)

Other Revenue Recreation

Industrial Space

Small BRoat Harbor

Retail Space

New Restaurant Space

Boat Slips

Water-oriented Action Park

(Either here or near the Outer
Harbor North site)

~39-

150~-275units

100-125,000 s.f.(in two steps)

plus possible museum space.
10,000 s.f.
200,000-250,000 s.f.
(plus 80,000 s.f. for
lake~based research}

150 rooms

Nominal

30,000 s.fl

10 tennis courts

Health club with racguet
sports, etc.

Up to 800 boat slips
Up to 100,000 s.f.

10 - 15,000 s.f. initially
10 - 15,000 s.f. initially
1,050 additional boat slips

Wavepool, olympic size pool
and other attractions.



PROPOSED DEVELOPMENT
ALTERNATIVES

Considerations
Guiding Development
of Alternatives

Reflection of Goals

In moving from estimates of market potentials to
alternative plans for the Outer Harbor the study
has been guided by the goals noted in Chapter 1,
and their allied objectives. Considerations such
as greater public access to the waterfront, ways
to improve Buffalo's image, compatibility with
the City's redevelopment of the waterfront, new
jobs, more revenues for the NFTA and the need to
maximize private investment have all had an ef-

fect upon the proposed alternatives.

Major Factors Influencing Development
Other factors that have had a major influence

upon the process of defining and developing the

alternatives included:

- The possible need to consolidate the present
bulk port with the general cargo port in the
vicinity of the Outer Harbor North site was a
factor during much of the study. The decision
of the NFTA Board to negotiate the relocation
of all port activity to the former Bethlehem
Steel site in Lackawanna removed this con-
straint later in the study.

- It is clear from market studies that real
estate markets and the demand for land in the
Buffalo area are rather soft at the present
time. No single use can fully utilize either
the Outer Harbor North site or the landfill
area adjacent to the Small Boat Harbor and
still be viable. Therefore, all of the alter-
natives provide for mixed use development in
which different uses support one another.
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The Small Boat Harbor 1is to be developed to
its fullest potential, though this potential
may be affected by the extent of development
at the Outer Harbor North site and the trade-
offs between the two sites.

Development of the Outer Harbor north site
should start at the Seaway Piers area, since:

development 1in this area 1is c¢losest to
downtown, can reinforce the Main Street
axis and would not be "bracketed" by incom-
patible uses;

this area can be tied to developments pro-
posed. by the City along the Ship Canal;

existing improvements in the area will
permit early development of water-oriented
activities.

Early public access to this initial develop-
ment area at the Seaway Piers area is desir-
able, in order to change the present image of

the site.

Development must be phased, so the NFTA can
realize early returns on the development and
minimize assets not earning a return.

Development at the Quter Harbor sites needs to
be compact; landforms and building masses
should be designed to ameliorate the harsh
winter c¢limate found at the shore of Lake
Erie.
In addition, each development alternative had to
fit with one or more of the alternative scenariocs
developed by the City of Buffalo's consultant for
the remainder of the waterfront, which included
developments at various sites requiring "maxi-
mum", "mid-range" and "modest" levels of invest-
ment. Two of the alternatives developed for the
NFTA Outer Harbor North site fell within the
"maximum" investment category, while two others
were within the "mid-range" investment category.




Description of
Alternatives

Consistent with the goals of the NFTA, both al-
ternatives for the Small Boat Harbor could be
considered as reflecting "maximum"™ investment.

Four basic alternatives ‘for development of the
Outer Harbor properties were prepared, reflect-
ing various levels of public investment and three
different schemes for consolidation of port ac-
tivities. Initially, these schemes governed the
amount of waterfront land available for develop-
ment, though it has since become evident that
market factors are more important in determining
how much 1land can be developed in the early

years.

The alternatives presented in the course of the
study resulted from an iterative process, in
which a number of possible combinations and
layouts were sketched and reviewed. Other possi-
bilities were eliminated because of self evident
cost, poor climatic design, environmental con-

cerns or low potential returns,

Alternative 1 -~ Full Development
of Outer Harbor North Site

Alternative 1 represented the maximum public
investment case; all port activities were con-
solidated south of the Bell Slip and a total of
91 acres was available for development.

This alternative would maximize public access to

the waterfront at the Outer Harbor North site:

first, through siting of the nationally prominent

historic theme development in the Seaway Piers

area and, second, through location of a park and
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recreational area at the southern end of the
Outer Harbor North site. The two would be linked
by a mixed use development, incorporating. both

offices and residential units.

It was proposed that the northern basin»in the
Seaway Piers area be is used for the berthing of
larger excursion vessels {including replicas of
historic vessels) and possible cruise vessels.
The southern basin would be used to berth smaller
vessels at a protected marina. These uses for the

Seaway Piers were retained in all alternatives.

Because of the character of the Small Boat BHar-
bor, the type of development already taking place
and its distance from downtown, future develop-
ment alternatives at this site would logically be
oriented toward recreational activities, par-
ticularly those allied to boating and fishing.
More 1intensive forms of development, such as
those 1investigated for the Outer Harbor North
site, were not considered appropriate to the

Small Boat Harbor.

As noted earlier, there would also be certain
trade-offs between the Small Boat Harbor and the
Outer Harbor North site. If certain retail ac-
tivities were located at the Outer Harbor North
site, similar activities would be unlikely to
flourish at the small Boat Harbor. Conversely, if
a low-key form of development were found more to
be appropriate for the Outer Harbor North site,
specialty retail outlets or upscale restaurants
could complement the purely recreational activi-~
ties at the Small BRoat Harbor, Alternative 1,
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therefore, emphasized the recreational potentials
of the Small Boat Harbor.

Proposed development under Alternative 1 1is

summarized as follows:

Quter Harbor North Site

Major Historic Theme Development

100,000 - 115,000 s.f speclalty shops, audience
attractions, restaurants, etc.

50,000 s.f. museum

Excursion boat landing and other activities at
the Seaway Piers

225,000 s.f. "back office" space

80,000 s.f. Great Lakes research unit + berthing
space for vessels

175-250 units of housing

150 slips for visiting and local boats

150 room tourist hotel,

Recreational complex including tennis .courts,
etc.

Small Boat Harbor

1,500 boat slips

125 R.V. sites

10,000 s.f.retail-convenience stores and restau-
rants

Commercial swimming pool complex.

Public investment for infrastructure to support
full development of the QOuter Harbor North site,
as proposed in Alternative 1, was estimated to be
about $18.85 million. At the Small Boat Harbor,
public investment was estimated to be about
$17.5 million, including $9.7 miliion for new

breakwaters.
It was estimated that aggregate private invest-

ment to be generated by the above public invest-
ment would be roughly $68 million.
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Annual gross revenues to the NFTA under Alterna-
tive 1 were estimated to be from 10.5 to 15.5% of
the public investment, excluding the cost of

breakwater construction and rehabilitation.

Offsetting these revenues would be the cost of
administering the properties and maintaining some
of the public investment.

Alternative 2 - 85% Development
of Outer Harbor North Site

Alternative 2 represented a mid-to-maximum public
investment case, in which port activities would
have extended somewhat north of the Bell Slip and
the slip would have been filled. The area re-
leased for development was 80 acres. This al-
ternative was based on the assumption that the
major historic theme development that formed the
centerpiece of Alternative 1 would be located at
one of the other sites mentioned in the City's
portion of the Waterfront Master Plan. Neverthe-
less, most of the Outer Harbor North site would
be developed, with the focus on office, residen-
tial and recreational uses in a mixed develop-
ment. Retail space was 1limited to convenience
shopping and perhaps a local restaurant. Devel-
opment for both uses would be relatively compact,
with the buildings themselves sheltering open

areas from winds sweeping down Lake Ertie.

Much of the development proposed for the Smaill
Boat Harbor in Alternative 1 would be undertaken
in Alternative 2 also. Instead of a pure empha-
sis upon recreation, however, some retail devel-
opment was also considered, since the Outer
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Harbor North site would not be host to such uses.

Proposed development under Alternative 2 is

summarized as follows:

Outer Harbor North Site

225,000 s.f. "back office" space

80,000 s.f. Great Lakes research unit + berthing
space for vessels

250 units of housing

10,000 s.f. convenience retail and restaurants
Excursion boat landing and other activities at
the Seaway Piers.

150 slips for visiting and local boats
Recreational complex, including tennis courts,
30,000 s.f ice/roller skating rink, etc.

100,000 s.f. sub-high tech industry

Small Boat Harbor

1,500 boat slips

25,000 s.f. cluster of retail specialty and food
shops and restaurants

25,000 s.f. retail boat sales, marine and water
sports equipment.

Total public investment for infrastructure to
support this 1less intense development of the
Quter Harbor North site was estimated to be
about $15.1 million. At the Small Boat Harbor,
public investment of about $16.9 million was
estimated: $7.2 million for site development and

$9.7 million for breakwater construction.

Aggregate private investment to be generated by
the above public investment was estimated to be
roughly $53 million.

Annual gross revenues to the NFTA under Alterna-

tive 2 were estimated to be from 7.8% to 11.5% of

the public investment, excluding breakwaters.
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Alternative 3 - Development of Less Than 60% of
the Outer Harbor North Site - First Option

Alternative 3 represented a mid-range public

investment case, in which the major historic
theme attraction was retained as the centerpiece
of the development because of its high total
revenue potential, but in which only a partial
consolidation of the port activities was consid-
ered, in order to reduce costs. Since less than
60% of the Outer Harbor North site was released
for development, some of the uses in Alternative
1, such as office space, were dropped and 1less

area was available for use as a buffer zone.

The development proposed for the Small Boat Har-
bor in Alternative 3, was 1identical to that in
Alternative 1. Thus, the main emphasis was upon

active recreation in an informal setting.

Proposed development under Alternative 3 is sum—

marized as follows:

Outer Harbor North Site

Major Theme Development

100,000 - 115,000 s.f. specialty shops, audience
attractions, restaurants, etc.

50,000 s.f. museum

Excursion boat landing and other activities at
the Seaway Piers.

80,000 s.f. Great Lakes research unit + berthing
space for vessels

150 slips for visiting and local boats
Recreational complex, including ice/roller skat-
ing rink, etc.

100,000 s.f sub-high tech industry.
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Small Boat Harbor

1,500 boat slips

125 R.V. sites

10,000 s.f. retail-convenience stores and restau-
rants

Commercial swimming pool complex.

Public investment for development of only a lit-
tle over half the Outer Harbor North site, as
proposed in Alternative 3, was estimated to be
about $10.2 million. At the Small Boat Harbor
public investment was the same as Alternative 1
-$17.5 million, including $9.7 million for break-

waters.

It was estimated that aggregate private invest-
ment under this alternative would amount ¢to

roughly $34 million.

Annual gross revenues 'to the NFTA under this
alternative were estimated to range from 1ll.1 to
16.5% of the public investment {excluding break-

waters).

Against these revenues would be charges for ad-
ministering the area and maintaining some of the
public improvements - in addition to interest on

the debt incurred for development.

Alternative 4 - Development of Less Than 60% of
the Outer Harbor North Site - Second Option

Alternative 4 represented a mid-range public

investment case in which, as in Alternative 2, it
was assumed that the major historic theme attrac-
tion would be located at one of the other sites
mentioned in the City's portion of the Waterfront




Master Plan. As in Alternative 3, consolidation
of the port would only be partial in order to
reduce costs. The area available was, therefore,
is less than 60% of the full Outer Harber North

site.,.

Development in this alternative was also based
primarily upon the location of space suited for
back office uses, adjacent residential units and
recreational uses within a mixed development.
Development for these uses is compact because of
climatic conditions and open areas are generally
shielded from southwesterly winds. Retalil space
was limited to agonvenience shopping for residents

and employees, plus a small restaurant.

Development of the Small Boat Harbor in this
alternative was the same as in Alternative 2. The
recreational emphasis was modified by the devel-
opment of some retail activities and restaurants.

Proposed development under Alternative 4 is sum-

marized as follows:

Quter Harbor North Site

225,000 s.f. "back-office" space

80,000 s.f. Great Lakes research unit + berthing
space for vessels

250 units of housing

10,000 s.f. convenience retail and restaurants
Excursion boat landing and other activities at
the Seaway Piers.

150 slips for visiting and local boats.

More limited recreational complex, including
30,000 s.f. ice/roller skating rink, etc.

100,000 s.f. sub-high tech industry.
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Small Boat Harbor

1,500 boat slips
25,000 s.f. cluster of retail specialty and food

shops and restaurants
25,000 s.f. boat sales, marine and water sports
equipment.

Total public investment for infrastructure to
support development of a more limited portion of
the Outer Harbor North site under Alternative 4
was estimated to be abcut $9.4 million. At the
Small Boat Harbor public investment was to be the
same as under Alternative 2, or about $16.9 mil-
lion, of which 9.7 million would be for breakwa-
ter construction and rehabilitation.

It was estimated that aggregate private invest-—
ment in the case of Alternative 4 would be

roughly $51 million.
Annual gross revenues to the NFTA were estimated
to be from 10.5 to 16.0% of the public invest-

ment, outside of the cost of breakwaters.

"Modest" Investment Alternative

In keeping with the overall scheme of the City's
portion of the Waterfront Master Plan, a "modest"
investment alternative was outlined but not seri-
ously considered, since it represented essen-
tially a "do nothing" case and would have served
few of the goals set forth for either the City's
planning effort or the Outer Harbor Development
Plan. This alternative was constrained by the
costs of consolidation. Since port activities
are now to be relocated to Lackawanna, this

alternative is no longer relevant, Very modest
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Traffic Impacts
of Alternatives

development is now possible but it would be a
prelude to more development later and thus forms
the first step of any of the alternatives de-

scribed above, as subsequently refined.

Key roadways serving the Quter Harbor and other
waterfront areas include N.Y.S. Route 5 (Skyway)
and the Niagara Section of the New York State
Thruway, which loops around the downtown area and

connects with the Skyway.

The traffic impacts and transportation needs of
each of the alternatives described on the preced-
ing pages were assessed and incorporated into a
broader analyses ofthe traffic on major routes
that would result from all waterfront develop-
ment. As expected, the more intensive uses, such
as a major historic theme attraction, generated
greater traffic volumes -- though peak periods

did not necessarily coincide with other peaks.

Transportation needs of all the alternatives were
similar and all came down to the gquestion of how
to provide better vehicular and pedestrian access

to the Outer Harbor sites.

Traffic analyses and assessment of needs are
described later in this report for the final

recommended plan. They are not repeated here for

alternative plans that are no longer relevant,
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Discussion of
Alternatives

Following the description of the four main alter-
natives developed in the study, it is linstruc-
tive to look at them in terms of the degree to
which they may satisfy the various goals sug-
gested at the beginning of the study, most of
which parallel the goals set forth in the City's
portion of the Waterfront Master Plan.

The matrix presented in Table 6 provides a sense
of how the four basic alternatives compared .in
terms of selected goals of objectives. Ranking
is on a scale of 1 to 4; 1 is the highest rank.

TABLE 6

RANKING IN TERMS OF GOALS

Alt. Alt. Alt. Alt.
1 2 3 4
Improve or maintain
environmental quality 3 i 2 2
Public access
to waterfront i 2 3 3
Image of the waterfront 1 3 2 4
Increased economic
activity (New receipts) 1 3 2 3
New Jobs,in base sectors 1 2 3 2
Actual number of jobs {2300) (2106) (1300) (2000)
Estimated percentage
in base sectors: 59% 55% 33% 56%
Annual revenues to NFTA
relative to investment 3 4 1 2
Maximum private share
of investment risk (as
the inverse of the
investment required) 4 3 2 1
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Alternative 1 ranked best on most of the meas-
ures, since it provided for the greatest amount
of development. it, of course, also required
the largest public investment, not only for
site development but also for additional capac-
ity on access routes. Both Alternatives 1
and 3 call for the siting of a nationally prom-
inent historic theme attraction at the Outer
Harbor. Only one such attraction will be lo-
cated in Buffalo and there were two other com-
peting sites for this development, one of which
had a clear advantage in its proximity to down-
town, though there were sound reasons to site
the theme attraction at the Outer Rarbor.

With the theme attraction lccated elsewhere, a
mix of office space serving specialized needs
and residential development form the mainstay
of development in Alternatives 2 and 4. 1In
terms of jobs, both these alternatives ranked
high. Alternative 2, however, showed a weak
preliminary indicator of return. It would not
be viable unless there were some subsidization
of the park that would take up much of the de-
veloped area. Alternative 4 seemed to be finan-
cially possible, if cost controls were
maintained. Its low ranking in terms of image
would no longer apply, since it is most likely
that bulk port activities will be moved entire-
ly away from the Outer Harbor site. Finally,
Alternative 4 was not considered as an end
product, but only as a intermediate stage of
development, reflecting what the market might
sustain through the mid-1990's.




REVIEW, SELECTION
AND SYNTHESIS OF
RECOMMENDED PLAN

Meshing of Alterna-
tives for the Outer
Harbor With The
City's Portion of
The Waterfront Plan

Process Leading to
Recommended Plan

The alternatives described in the preceding
sections reflected the fact that the Outer Har-
bor North site and Small Boat Harbor each con-
stitute but one element of Buffalo's waterfront
and the various elements would need to fit with
one another. If certain activities were to be
concentrated in one location they would not be
found at another. Alternatives 1 and 3 pro-
vided for intensive develcpment of the Outer
Harbor North site, based on a major theme
attraction, whereas Alternatives 2 and 4 pro-
vided for complementary development, to a
major theme attraction elsewhere, albeit some
of the nautically oriented components of the
theme attraction could still be at the Seaway
Piers.

The process of selecting the most appropriate
alternative, or synthesizing a plan that incor-
porates elements of several alternatives, was
governed by:

- Performance of each alternative in terms of

the initial development goals, as already
discussed.

- Public responses and 1initiatives as ex-
pressed in a series of meetings in October
1985 and letters received later. .

- Deliberations of the Waterfront Planning
Board and its Advisory Committee.
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Certain other points were also considered be-

fore defining a final recommended plan.

Public Responses and Ideas

Responses to the City's Waterfront Plan propos-
als, as well as the alternative schemes for
development of the NFTA's Outer Harbor sites,
were solicited from the public at large and
certain special groups at a series of meetings
in October 1985. In addition, further thoughts
on what might take place on the waterfront were
invited from interested citizens,

A full discussion of the public's ideas .and
responses to the material presented is provided
in the report prepared by The Caucus Partner-
ship. Citizen input, as it affects development
of the Outer Harbor North site and the Small
Boat Harbor, is noted in the following para-

graphs.

The public expressed strong feelings about the
piles of coke and other materials at the Outer
Harbor and people 100k forward to their re-
moval or relocation. People wanted to see some
form of activity at the Outer Harbor, prefera-
bly recreational, and would also like in-
creased access to the area. Opinions
regarding possible industry on the waterfront

were negative.

Responses of those who attended the public

meetings indicated that they regarded the idea
of locating a major theme attraction at the

Outer Harbor favorably but, overall, preferred
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a location near the foot of Main Street, i.e.,
the Outer Harbor was ranked high but not the

highest.

Public responses, however, indicated very
strong support for the continued improvement

and development of the Small Boat Harbor.

Public meetings continued through 1986 and the
first half of 1987 as members of wvarious or-
ganizations and the public at large were asked
to comment on the recommended, plans for the
Outer Harbor and the remainder of Buffalo's

waterfront.

Deliberations of the Waterfront Planning
Board and Its Advisory Committee

Meetings of the Advisory Committee in late 1985
and much of 1986 covered other parts of the

waterfront, including areas along the Niagara

and Buffalo Rivers, but extensive discussion
was devoted to three possible sites for the
national-focus historic theme attraction, ©One
was dropped early £from consideration, leaving
the Outer Harbor North site and the foot of
Main Street.

It was noted that there are four areas rela-
tively close to downtown, which need to be de-
veloped so they are mutually supportive, Three
of these four -- Erie Basin, the foot of Main
Street and the Outer Harbor =--~ are located on
the waterfront. (The fourth is the Theatre
District.) Chains of activities should be
fostered, to link each of these areas to down-

town and to one another.




To aid its deliberations, members of the Advi-
sory Committee of the Waterfront Planning Board
asked for a better definition of the national-
focus historic theme attraction. Accordingly,
a common set of components for this attraction
was agreed upon by TAMS and the City's consult-
ant, and presented to the Committee. These
components were not very different from those
shown earlier in Alternative 1.

Following presentation of the various aspects
of the nation-focus historic theme attraction
by the respective consultants and review by the
Advisory Committee of the Waterfront Planning
Board, the Board itself endorsed the general
concept of a national-focus historic theme at-
traction -- as long as the timing of its devel-
opment would not Jjeopardize the success of
Buffalo Place in downtown Buffalo and develop-
ments in Erie Basin.

Following this endorsement, the Waterfront
Planning Board passed resolutions in early 1986
accepting the following proposals regarding
development of the foot of Main Street and the
Outer Harbor North site:

Some elements of the national-=focus historic
attraction (particularly those with a nauti-
cal theme) most appropriately belong at the
Outer Harbor, but the major share of the de-
velopment, including %"festival market" ac-
tivities, is more appropriately 1located at
the Foot of Main Street because of better
access and the existence of older structures
that can provide the desired ambience.




- The need for strong links between the Foot
of Main Street and the Outer Harbor - both
visual 1links and physical 1links -~ and the
concept that these links may be a part of
the areas attraction.

- Endorsement of lake-oriented research ac-
tivities at the Outer Harbor, as well as ac-
ceptance of office development for the Outer
Harbor that is not competitive with downtown
office space.

The conclusion drawn from the Waterfront Plan-
ning Board's deliberations, was that it would
be reasonable for the Outer Harbor North site
td be the location for a share of the national-
focus historic theme attraction, but not the
major share. Therefore, in addition to essen-
tial actions with respect to Seaway Pier 1, it
has been accepted that the NFTA should focus
upon development of the other uses found to be
appropriate for the Outer Harbor North site,
as well as making a concerted effort to further
develop the Small Boat BRarbor.

This approach meant the development of a plan
that would be very close to either Alternative
2 or Alternative 4. As noted in the sSummary
of alternatives, however, the financial picture
with Alternative 2 was such as to reguire an
outside subsidy for development of the park
that formed a major part of the developed area.
A variant of Alternative 4, therefore, was con-
sidered to be the better prospect-particularly
if further development can take pilace at a
later date, leading ultimately to a complete, -

largely self-contained community.
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CHAPTER 3
DESCRIPTION OF RECOMMENDED ALTERNATIVE

The site development plans recommended in late
1986 for the Small Boat Harbor and the Outer
Harbor North are presented in this chapter,
together with a modified plan for the Outer Har-
bor North that has been suggested as a result of
inguiries received in 1987, during the early
stages of implementation. The Small Boat Harbor
Plan describes the long-term development of that
facility through 1996. The Outer Harbor North
Plans describe the development of that area in
two phases. Phase I Development includes those
projects foreseen through the year 1996, which
will provide a basis for long-term development.
Phase I projects shown in both the plan recom-
mended in 1986 and the later, modified plan are
driven by the market analyses performed in ear-
lier parts of the Study. The OCuter Harbor North
Ultimate Development Plarn represents long-term
possibilities, based@ on the first Phase I Plan,
that move beyond market-driven development into
a vision of the Outer Harbor as a fully devel-
oped community. The Ultimate Development DPlan
shows a general concept and is somewhat specula-
tive in nature. It will, of course, be altered
if Phase I development follows the modified
plan, and will be dependent upon a continuing
improvement in Buffalo's economic outlook.




SMALL BOAT HARBOR

Marina and Related
Facilities

An upgrading and expansion program At the NFTA's
Small Boat Harbor, providing additional parking
spaces, and a new restaurant and facilities
building, was completed in 1986. The program
for further development envisioned for the Smalil
Boat Harbér consists of three major projects.
These are shown in Figure 3. and described

below:

Development at the Small Boat Harbor ultimately
calls for the creation of a total of 1600 boat
slips north and west of the existing diked land-
fill area. This weculd comprise 550 slips at the
the initial site of the floating marina, 500
slips along the north side of the landfill
(where 280 have already been placed), and 550
slips between the existing breakwater, after
rehabilitation, and a new breakwater along the

Harbor Line.

The existing breakwater providing wave protec-
tion for the Small Boat Harbor is in a rela-
tively weak state. A limited amount of reha-
bilitation has occurred in recent years, replac-
ing the randomly, placed concrete slabs with
adequate riprapping adjacent to the 1landfill
area, but the combination of record-high 1lake
levels and violent weather in the past year has
left the remaining structure in poor shape. As
of early 1987, the NFTA expected to secure funds
from sources cited later in this report for a.

range of projects, including the rehabilitation
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of the existing breakwater. Hence, this break-

water has been retained in the proposed plan for
the Small Boat Harbor.

A breakwater along the present Harbor Line has
been considered for a number of vears, since it
will permit significant expansion of the pro-
tected area of the Small Boat Harbor, and the
U.S. Army Corps of Engineers has undertaken
several studies to determine a suitable configu-
ration. Recent action by Congress has assured
funding for the final study and design of this
breakwater and it is hoped that this will lead
to a federal-local sharing of the costs of con-
struction. It will, however, be close tc 5
years before the new breakwater rnan be completed
and this 1is recognized in the financial analy-

sis.

One thousand six hundred parking spaces will be
provided in the l1andfill area south of the
existing basin. About 1,475 of these will be
for the use of owners 1leasing slips from the
NFTA and their guests, which would be additional
to the 200 automobile parking spaces and 193 car
and trailer parking slots developed by the NFTA
in its recent program of improvements.

The NFTA has considered a future extension of
the new breakwater to the south to permit con-
struction of another 500 or so slips. A study
by James R. Spotilla, et al, of the State Uni- .
versity College at Buffalo, indicates that this
expansion is feasible from an environmental
standpoint but it would conflict with a possible




Retail and Service

" Establishments

beach, for which the community has expressed a
strong desire. The parking that is provided on
the landfill area should be sufficient, if these
additional slips are built.

Originally, a core of retail establishments were
to be located within one corner of the land-
fill area, convenient to the parking area and
the boat slips. Unfortunately, because of the -
presence of contaminants within the landfill
area, any piercing of the clay cap for founda-
tions and utilities has been deemed inadvisable.
Therefore, the proposed retail core has been
relocated, further east, off the landfill it-
self. (Ih terms of amenity and utility costs a
preferred location may be the north end of the
small Boat Harbor near the restaurant completed
in 1986, where the retail core would be inte-
grated with the restaurant énd other buildings
on the site). About 125 of the parking spaces
on the 1landfill would be available for patrons

of these two facilities.

The retail core would be developed by private
interests. The development is envisioned as
consisting of two linked buildings. The first
would house a marine sales and service estab-
lishment. The second would house an "upscale"
restaurant and specialty retail outlets cater-
ing to boaters and their visitors.




Fishermen's
Facility

OUTER HARBOR NORTH

Capitalizing on the advantageous location of the
Small Boat Harbor vis-a-vis fish spawning areas,
a small facility providing shelter, concessions,
bait sales, and a tie-up for short stays by
fishing craft would be developed at the south-
west corner of the 1andfill area. This would
serve year-round fishing; providing services for

ice-fishing, as well as fishing from boats or

‘the rip-rap shoreline. This would be undertaken

by the NFTA.

Given the environmental restraints upon develop-
ment of the landfill area and the remote 1loca-
tion , this facility would be served by a single
water line located along the edge of the land-
fill and may have its own septic tank and field.
No washing or cleaning of fish could be al-
lowed. |

Both the originally recommended and the modified
Phase I Development Plans for the Outer Harbor
North Site, which are mainly based on market
factors, as well as the more visionary illustra-
tive ultimate plan, reflect the following phi-
losophy and approach:
- Creation of an environment for a variefy of
activities--using different activity centers

which act complementarily to provide diver-
sity;

- Orientation of "private" and "“public" spaces
in a way which provides a measure of security:
for residents and tenants without creating
arbitrary barriers to the general public;
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ULTIMATE DEVELOPMENT

- Exploitation of the unique character of the
three waterfronts, the Seaway Piers, the Lake,
and the Bell Slip to create diversity and to
preserve them for public use.

The 1illustrative Ultimate Development of the
Outer Harbor North shows how the establishment
of a fully integrated community on the Outer
Harbor, extending from the Seaway Piers area to
the Bell Slip area, might look by the year 2010
or perhaps later (Figure 4}). Development could
include perhaps 1,200 residential units at a
variety of scales, neighborhood commercial units
and professional offices,"back office" space,
research facilities and a school. This plan
uses the originally recommended Phase I Plan as
a base but ultimate development based upon the
modified plan would have a similar overall char-

acter (see Figure 6}.

Under the plan recommended in late 1986, the
Seaway Piers area would be developed to house a
maritime museum and floating attractions, to
complement development at the foot of Main
Street. With the plan the area would be used
mainly as another small craft harbor, with other
attractions using buildings from the garden
festival that may be hosted by Buffalo.

With either plan, the Seaway Piers would be
linked to Bell Slip Park by landscaped boule-
vard, which would provide a focus for the Outer
Harbor development. This main street would con-
tain a park down its median, utilizing the park-
way concept developed and utilized by Olmstead
in north Buffalo and would form & strong axis
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linking the piers at the north end to the park
on the south may have the Bell Slip. The Boule-
vard's median would house seating areas and

' kiosks providing a setting for visitors and

residents to stroll, converse, or contemplate

the outdoors.

The area nearest the Seaway Piers would be de-
veloped as a "town center", combining residen-
tial, commercial office and recreational
activities oriented toward the Seaway Pier de-

velopment.

Development southward along the Boulevard would
consist of mid-rise apartments and may include
three towers of ten stories, Some ground floor
retail and commercial service establishments
would be incorporated into the blocks. With the
plan recommended originally, & commercial com-
plex would also be located adjacent to a racquet
club and skating rink along Fuhrmann Blvd. An
elementary school, nestled into the park, would
be built in the south end of the area.

Three-story, terraced apartments would be lo-
cated between the lakefront and the multifamily
towers on the Boulevard, enjoying Lakefront
views 1in summer, yet protected from winter
storms by a combination of berms, structural
barriers and vegetation. These units would be
accessible from the Boulevard.

A formal, lakefront commons may form the focus

of the residential development, providing a




front yard onto Lake Erie. A restaurant, lo-
cated in the central apartment tower might over-

look such a common,

Along the lakefront, a wooded pedestrian path
and bicycle path may extend along the commu-
nity's length, forming a part of the City's
lakefront path system. Vehicular access between
the Piers and the Bell Slip would only be pro-
vided on the Central Boulevard. Parking for
cars may be provided only at certain points of
access to the lakefront. The Lakefront 1is
clearly intended to be a soft and passive public

space .

A public park would be developed at Bell Siip. A
maritime monument could be constructed on the
axis of the Boulevard, at the edge of the Bell
Slip, completing the axial relationship between
the Piers and the Park.

The design concept includes a hierarchy of pub-
lic and private spaces linked by an efficient
set of circulation systems. Interrupting the
automobile route along the Lake does not pre-
clude the motorist from experiencing the Lake-
front, but it does prevent the Lakefront from
becoming a route for through traffic. It pre-
serves it as a space oriented to the human
scale. Likewise, pedestrian routes along the
Boulevard and Lake, and between the two, allow
the pedestrian to move freely through the commu-.
nity, while maintaining the privacy and propri-

ety of the residential <complexes. Alsc,




PRASE I DEVELOPMENT

Seaway Piers

alternative routes would be available, some -of
which would be protected from winter winds.

The illustrative plan for ultimate development
based on the plan recommended originally, as
well as any based on the modified plan, are
only concepts of how the Outer Harbor North site
might be developed over a 25-year horizon. They
are not plans that reflect current market demand
or potential near-term demand. An estimate of
that demand is reflected in both of the Phase I
Development Plans. These plans cover the time
from 1986/87 through 1936 and are intended to
provide a basis for future growth, as well as to
create a coherent, high quality environment on
the Buffalo lakefront. The latter aspect of the
Phase I Development Plans is critical, given the
need to overcome a negéative public perception of
the Outer Harbor and establish its development
as a vital component of the urban fabric of
Buffalo. The plan originally recommended for
Phase I is shown in Figure 5, while the modified
plan based upon some of the early implementation
steps and a possible garden festival is shown in
Figure 6. This plan is currently intended as
the basis for development.

In the plan originally recommended in late 1986,
the Seaway Piers would be developed to comple-
ment the proposed Canal Place development at the
foot of Main Street, providing an opportunity
for a maritime-oriented experience as part of
the City's overall national-focus tourist devel-
opment. Seaway Pier One, the former Michigan
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Avenue Pier, would be developed as a floating

museum of maritime history.

(It was suggested by the City of Buffalo's con-
sultants that the the Naval Park museum be
moved to the Seaway Piers as a means of provid-
ing for more intensive use of the Buffalo
Riverfront area. It was felt that, with the
assent of the Naval and Servicemen's Park Com—
mission, the USS Little Rock and USS Sullivans
could be moved from their current location to

‘berths along Seaway Pier One. With the City's

plan for the development of the foot of Main St.
now in abeyance and@ subject to radical change,
there is no strong reason to move the Naval Park
exhibits. They are expected to remain where
they are).

For the longer range, a "narrative"” design con-
cept was formulated in the originally recom-
mended plan, whereby the Maritime Museum build-
ing on Seaway Piers One would become an. inter-
pretation of a Great Lakes vessel or a tanker.
The Museum would include a structure corresponad-
ing to the bridge of a laker containing a thea-
ter, showing films related to Buffalo's maritime
past and present, as well as a sampling of ma-
rine-related Hollywood fare. In the manner of a
vessel's bridge, the building would offer out-
door decks and windowed areas for viewing the
Lakefront panorama, Exhibit areas would start
at the second story level, above any future

high-water mark.
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An elevated, enclosed gallery would extend lake-
ward from the Museum building, suggesting the
conveyor boom of a self-~unloading vessel. This
gallery would provide an environment for year-
round vessel and lake viewing, and tours de-
scribing the history of the vessels at the pier.

A festival pavilion would be constructed near
the outboard end of the pier in the form of a
forecastle structure, with a tower and lookout
terrace. The pavilion would accommodate special
events as well as exhibits, food concessions
and restrooms. The "bow" end of the pavilion
would house a concert stage facing a grassy

seating area.

Other attractions of the museum would be vessels
or replicas relating to Buffalo's maritime past.
A replica of the Griffon, a lake schooner and a
canal boat as well as the Canadiana, would be
moored at the south side of the Pier and the

head of the slip.

A portion of the south side of the pier would
house excursion vessels -with, perhaps, a spe-
cialized theme, In addition to the trips of-
fered by the Miss Buffalo, concert barges, and
floating cinemas could combine to create motion
and activity that offer Buffalonians and tour-
ists alike the opportunity to experience the
Lake.




Modified Plan
For Seaway Piers

Events since early'1987 have changed the uses
foreseen for the Seaway Piers area and given
rise to the modified plan for Phase I (and sub-
sequent) Development. Because of the long ges-—
tation period required for the museum concept
and expressions of interest in the Seaway Piers
area by marina operators, the NFTA has decided
to move ahead with development of this area as

another haven for small boats.

Another consideration that has resulted in a
modification of the manner in which the Seaway
Piers area will be used is the garden festival:
a short-term use located at the Outer Harbor

during the development period. For this festi-
val a monumental structure may be located across

the eastern end of the southernmost Seaway slip
that will require a permanent change 1in the
location of the bulkhead. With this change in
the bulkhead location, approximately 700 boat
slips will be accommodated on the two sides of
Seaway Pier 1. These slips will probably be
protected by constructing wave curtains made up
of timber bents designed to withstand ice im-
pacts. Full breakwaters may not be economical

in this location.

Under this modified plan, the Seaway Piers open
areas will still be designed to allow the stag-
ing of special events, such as a visit by the
American Wind Symphony barge, or other water-
borne events, or perhaps a series of ethnic fes-

tivals.
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"Harbortown®

With the originally recommended plan and now
with the modified plan, the area adjacent to
Seaway Pier 2 will be developed for a variety of
urban activities, which take advantage of the
amenities posed by the location adjacent to the
piers and the Lake. The "Harbortown" development
is to be an integrated neighborhood, containing
a mix of residential, possible research, office
and recreational development. “Harbortown® will
provide a year-round population for the Outer
Harbor, mixing & variety of interests providing
continuous activity. Its location south of
Seaway Pier 2 will allow it to take advantage of
the amenities in Seaway Piers area , while
maintaining its own identity.

Seaway Pier 2, the waterfront of the "Harbor-
town" development, will present a relaxed atmos-
phere. In the originally recommended plan boat
slips would be provided on this side to accommo-
date both "Harbortown" residents and wvisiting
craft. In the modified plan, excursion craft
will be berthed along the wharf face. The pier-
side will be paved and landscaped to provide a
parklike atmosphere. It will provide a quiet
place from which to view the activities along
the other Seaway piler as well as a panoramic

view of the downtown skyline.

The Phase I development of Harbortown calls for
the following:

- Back-0Office Complex - A 225,000~250,000 s.f.
office facility, housing uses needing large
floor areas, high ceilings and parking but not
requiring a downtown location, will be devel-
oped within the Harbortown area in the vicin-
ity of the Seaway Piers. It is believed that
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this use will help to establish a year-round
presence at the Outer Harbor before any hous-
ing is built or marketed, Also the attrac-
tions of the activities at the Seaway Piers
may be an important selling point in market-
ing the Outer Harbor to prospective tenants
outside of Buffalo.)

Restaurant/Commercial: A full-service restau-
rant, offering lunch and dinnexz, as well as a
related service commercial establishments,
would be located at the pierside, Ticketing
facilities for excursion vessels may be lo-
cated here also. In the alternative plan
these facilities will occupy buildings con-
structed for the garden festival.

Center for Great Lakes Research: In the plan
fecommended originalliy, an 80,000 s.f. facil-
ity to provide unified space for several agen-
cies involved in Great Lakes studies would be
located behind Seaway Pier 2, where berthing
would be available for a 150' research vessel.
This facility could become an attraction for
tourists and groups as an educational activ-—

ity.

In the modified plan, the Great Lakes Research
facility will be 1located at the Bell Slip,
where more space 1is available for outdoor
research ponds and the berthing of additional
vessels. While workers at the research facil-
ity will loose aminities of a site adjacent to
the Seaway Pier activities they will have Bell
Slip Park nearby.

Boat Slips - In the plan recommended origi-
nally, 75 boat slips would be built for resi-
dents of the Harbortown residential
development and for visiting craft. They
would not be for those 1living elsewhere 1in
Buffalo, who would require parking adjacent to
the slips. In the alternative plan, only
excursion vessels, and possibly party boats,
will be berthed on this side of the Seaway
Slip.

Residential Complex - In either plan, some 250
rental or condominium units, targeted ini-
tially at those without children, housed in a
development with four-to-six story low-rises
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and possibly a l0-story tower would face both
the plaza behind Seaway Pier 2 and the Centratl
Boulevard.,

Racquet Club and Skating Rink - These recrea-
tional facilities would be developed further
south =-~- behind the open areas reserved for
future development in the plan originally
recommended or in the Bell Slip area in the
modified plan.

The design concept of Phase I Harbortown is to
create a mixture of activities at an "urban"
concentration. The central organizing elements
of the development would be the Seaway Pier
promenade and a formally landscaped Boulevard
leading from the entry road to the pier. Uses
would cluster around a plaza located where the
Boulevard meets the Pier. This would orient ac-

tivities toward a significant focal point, which
is important in establishing the Outer Harbor's

"sense of place".

To reinforce the density of the development,
parking is either beneath the buildings, as 1in
the case of the residential development where
units would be 6-7 feet above ground level, or
at the periphery, as would be the case for the
office uses in Phase I.

The pierside and lakefront would offer unin-
terrupted public pedestrian access. The pier
offering a hard, defined environment and the

lake a more organic landscaped environment.

Finally, it should be noted that the area to be
occupied by "Harbortown" will be regraded with-
in its boundaries, so that all o¢of the area, ex-
cept the promenade along Seaway Pier 2 and the
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Bell Slip Park

Lakefront path will be above extreme high

water.

The land immediately surrounding the Bell Slip
provides a vegetated habitat for various shore-
birds. Given the character of this area sur-
rounding the gently curving inlet, its preserva-
tion as parkland has been proposed in the plan
originally recommended.

Near Fuhrmann Blvd., a set of tennis courts,
housed in bubble-domes for year-round use, would
be constructed as part of the Park facility.

In the modified plan, the Bell Slip area will be
the focus of additional activities which encir-
cle much of the Slip (except for the low-lying
area south of the Slip near the Lake, where the
soils contain a range of contaminants and devel-~-
opment would be both expensive and inadvisable}).
Besides the Bell Slip park, the Great Lakes
Research Center and the Racguet Cliub are to be
located here. In this plan the year-round ten-
nis courts are to be an adjunct to the Racgquet
Club.

Under the modified plan the water sports area
will be in the Bell Slip Park. Facilities will
include an olympic size (50m) pool and grand-
stand, a water-slide attraction and space for
sun bathing and concessions. 1Ideally, this pro-
ject would be developed by private interests but
given the desired non-exclusive use and range of
facilities, revenues may be marginal. It may be
administered as a part of the Bell Slip Park.
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Portside Industrial
Park

JOBS CREATED BY OUTER
HARBOR DEVELOPMENT

South of the Bell Slip area, space is allocated
for some 1light industrial development of the
types mentioned on Page 37. Development costs
for this area may be kept low and infrastructure
investment should await commitments by potential

users, since the market is rather weak.

In the modified plan, the Portside Industrial
Park is merged with the warehouse and freight
consolidation facilities currently being pro-

moted in the area east of Terminal B.

Looking back at the goals set forth at the be-

ginning of the study for development of the
Outer Harbor properties of the NFTA, it may be

recalled that one of these was the creation of
jobs--particularly high quality jobs new to the

Buffalo area.

Table 7 shows the number of jobs expected to be
created through the Phase I development of the
Outer Harbor North site and expansion of the
Small Boat Harbor.

It is estimated that of nearly 1,900 jobs; per-
haps 1,000 to 1,200 would be new to the Buffalo
area, 1f new office lessees are sought outside
Buffalo, as recommended in this study, and 1if
some research units and industrial firms come
from other locations. Realization of these new.
jobs will be a major benefit from the proposed

development.




TABLE 7

JOBS CREATED BY OUTER HARBOR DEVELOPMENT

Units Per Job Total Jobs

Phase I - Outer Harbor North Site

225[000 Sof. "back—Off

ice" space 200 s.f.

10,000 s.f. convenience retail & restaurants 275 s.f.

Excursion boat landing

Say

Boat slips for visiting or local small craft 75-700 slips 2 to

Recreational complex &
250 units of housing
80,000 s.f. Great Lake

nearby swimming pool Say

§ research unit 200 s.f.

100,000 s.f. medium—-tech. industry 600 s.f.

Approx.

Expansion of Small Boat Harbor

1,600 boat slips
25,000 s.f. cluster of
food shops, and rest

TRANSPORTATION
LINKS

90-100 slips
retail specialty
aur ants 275 s.f.

The issue of perceived and actual poor connec-
tions between the Outer Harbor and the rest of
the City of Buffalo, particularly the downtown
area, has been central ¢to the planning work
throughout this study. Emphasis has been given
to the understanding that the lack of adequate
access and of visual links has contributed to
the public's perception of the Outer Harbor as
a remote and inhospitable location.

Several options for improving access between the
Outer Harbor and the Downtown and Foot-of-Main
Street areas were considered. These are des-

cribed below:




Relocation of Rt. 5 Off-Ramp

This option, shown in Figures 5 and 6 is impor-
tant to improving access to the Outer Harbor
North Site for Southbound Skyway traffic. This
would eliminate the need for those coming from
downtown Buffalo to use a circuitous and confus-
ing route to reach the site.

Relocating the off-ramp several hundred feet
north of its current location and providing for
a "T-intersection" would also enable the access
roadway system to function should Fuhrmeann Blvd.

eventually be developed as a two-way boulevard.

Rationalization of Puhrmann Blvad.
and Outer Harbor Bridge

The rationalization of Fuhrmann Blvd. will be an
important component in the overall development
of the entire OQOuter Harbor area, as well as
adjacent areas. The. City, through a project
that combines the Fuhrmann Blvd. rationaliza-
tion and a new Outer Harbor Bridge, is consider-
ing a two-way boulevard west of N.Y.S. Route 5
from the Buffalo River to Ohio Street. South of
Ohio ©Street, the existing system of one-way
roadways mixed with two-way segments would evi-

dently remain.

The exact form of Fuhrmann Blvd--whether it is a
two-way boulevard or one-way pair-~has rami-
fications for development at the Outer Harbor
North--largely because a two-way boulevard west
of N.Y.S. Route 5 in the Seaway Piers area may
require the acquisition of a significant part of
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the NFTA's site and crowd out easy pedestrian
access between Seaway Piers 1 and 2 and force
modification of the present plan for the Garden
festival. A consistent one-way pair from the
northern side of the Seaway Piers area to Tifft
Street (with a controlled intersection at Ohio
Street) would be decidedly better for Outer Har-
bor development. Extension of the one-way pair
to Tifft Street would also ease congestion in
the morning on N.Y.S. Route 5 between Tifft
Street and Ohio Street. The need to simplify
local automobile circulation along the Lakefront
can be best met by a consistent configuration
for Fuhrmann Blvd, from the City-line to the
Seaway Piers.

The City also has a project in the preliminary
design stage for an OCuter HBarbor Bridge, linking
Fuhrmann Blvd. to Erie Street. This is in con-
junction with their plan to rationalize Fuhrmann
Blvd. While a bridge providing a direct 1link
between the Outer Harbor and the Erie Basin and
downtown areas would be desirable from the
standpoint of enhanced physical and perceived
access, a new bridge 1is neither a necessary
precondition to Phase I Development of the Quter
Harbor, nor do traffic volumes associated with
Phase I Development of the Outer Harbor North
Site and expansion of the 8Small Boat Harbor
create, by themselves, a need for such a link.
The analysis described in the next section,
which was done in concert with the City's Wa-
terfront Master Plan, suggests, however, that
the combined traffic volumes generated by de-
velopments, including development projects at




the Foot-of-Main Street, the City Ship Canal,
the Inner and Outer Harbor areas, and Union Ship
Canal, will necessitate later construction of a
new crossing of the Buffalc River. While such a
project is not a priority from the standpoint of
NFTA Development, it would enhance the develop-
ment potential of the Outer Harbor.

Aerial Tramway

Developments at the Seaway Piers are expected to
complement the Canal Place development at the
foot of Main Street though they may precede it
in time. When Canal Place begins to attract
people in large numbers, an aerial tramway can
provide a suitable linkage between the two pro-
jects and become an attraction itself. The tram
would have one terminal within the Canal Place
development and the other at a point east of the
Seaway Piers, on the Outer Harbor side of the
Buffalo River. A pedestrian plaza would 1lead

from the station to the Seaway Piers.

The tramway should be able to operate year-
round, being designed to operate under the se-
vere winter conditions found in the Alps, the
Andes and other high mountain areas, and thus
improve accessibility to the Outer Harbor - as
long as a protected passage is provided to the
main part of the "Barbortown" development. Lia-
bility insurance is a potential problem and must
be investigated thoroughly before the project
proceeds.




The estimated construction cost of the tramway
is about $4.8 million. With operating costs in
the range of $350,000 (exclusive of insurance),
the viability of the tramway would be a function
of the number of passengers per year and the
fare charged. With a one~way fare of 75 cents,
about 1,000,000 passengers/year would be needed;
with a fare of $1.00, about 780,000 passengers a
year. Substantial development will have to take
place before such volumes can be generated, so
this project will be undertaken at a future date
and only after a full feasibility study is made.

Ferry/Water Taxi Service

As an early alternative to the aerial tramway,

access between the Canal Place development and
the Outer Harbor c¢ould be provided by a system

of water taxis. During the summer and autumn
months, these could 1link the Foot-of-Main Street
to Erie Basin, the Seaway Piers, and even extend
to Bell Slip Park and the Small boat BHarbor. The
service would, however, be seasonal, and subject
to interruption during periods of inclement

weather.

Pedestrian Bridge Across the Buffalo River

Should an upstream alternative (e.g., Michigan
Ave.,) for the Buffalo River Gateway Bridge be
selected in lieu of either the Erie Street or
Pearl Street Gateway Bridge alternatives, a
pedestrian bridge at Erie Street or Pearl Street
would enhance connections between the Outer
Harbor and other waterfront areas. A pedestrian
bridge at either location would, however, pre-
clude the construction of an aerial tramway.




TRAFFIC IMPACTS OF
RECOMMENDED PLAN

N.Y.S Route 5
Existing Traffic

Key roadways serving properties on the Outer
Harbor and other waterfront areas include N.Y.S.
Route 5 (Skyway) and the Niagara Section of the
New York State Thruway, which loops around the

downtown area and connects with the Skyway.

The following review of traffic volumes on these
two arteries was based upon the combined impact
of the plan recommended originally in late 1386
and the City's proposed plan. Since that time
the City's plan has changed radically but the
final dimensions of any new plan are not known
and will not be Known for some time yet. There-
fore, the original review has been retained,
primarily as an indication of future traffic
impacts, which are most probably in the range of
the final impacts foreseen by the mid 1990's.

In the following analysis, residual "capacity"”
is defined as the difference between a volume
for Level of Service D (3,000 vehicles per hour
as identified in the 1965 Highway Capacity Man-
ual for a four-lane freeway using a .83 peak
hour factor) and the peak hour volumes found
after the Buffalo Regional Center Plan is imple-

mented.

NYS DOT data on traffic volumes have been ana-
lyzed for N.Y.S. Route 5 from its northern ter=-
minus at Church Street to the Milestrip
Expressway. These data have been combined with
information received from the Niagara Frontier

Transportation Committee (NFTC) regarding the
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N.Y.S. Thruway
Existing Traffic

impact of the Buffalo Regional Center Plan upon
peak-hour volumes on arteries leading to the
CBD. The combined data yield the estimate of
baseline volumes shown in Table 8, These esti-
mates of peak-hour volumes indicate that, during
the morning peak hour, N.Y.S. Route 5 northbound
to the CBD would operate at Level of Service
(LOS) D for most of its length, as it does now.
In the section from Tifft St. to Ohio St. (Small
Boat Harbor), the Level of Service already drops
to LOS E in the morning and, with the Buffalo
Regional Center Plan, will become somewhat more
congested. During the afternoon peak hour,
southbound N.Y.S. Route 5 will continue to opet-—
ate at LOS C for most of its length, with only
the section from Ohio Street to Tifft St. oper-
ating at LOS D.

For the Niagara Section of the N.Y.S. Thruway,
residual "capacity" is defined in the following
analysis as the difference between the LOS D
volume of 4,500 vehicles per hour (as identified
in the 1965 Highway Capacity Manual for a six-
lane freeway using a .83 peak hour factor) and
the baseline peak-=hour volumes. The baseline.
volumes reflect the impact of the Buffalo Re-
gional Center Plan in this case also.

As shown in Table 9, the Thruway section from
Bird Ave. to the Elm/Oak St. ramps is operating
at LOS A or B in both the morning and the after-
noon and will continue to do so even with the
Buffalo Regional Center Plan in place. Between
the Elm/Oak St. ramps and Seneca St. the Thruway
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TABLE 8

ROUTE 5 - EXISTING AND BASELINE PEAK ROUR VOLOMES,
LEVELS OPF SERVICE AND RESIDUAL CAPACITY

Existing Baseline
Tratfic Peak Hr. Residual Traffic Peak Hr. Residual
Volume 108 Capacitvl  Volume 105 Capacityl

NORTHBOUND:

Milestrip Expwy. &

Union Ship Canal D
A

Cnion Ship Canal & Tifft St. D/E

A

Tifft St. & Ohio St.

¥ 3IF 32X

Ohic St. &
Beginning of Bridge

Skyway Bridge

¥F ¥%¥ ¥¥

NYS Thruway & Church St.
SCUTEBOIND

Church Street & NYS Thruway
Skyway Bridge

Erd of Bridge & Ohio St.

Ohio St. & Tifft st.

o» a» ap» »P
o¥» aO» O» »>»

o

Tifft St. & Onion Ship Canal

¥%¥ ¥% ¥¥ ¥I¥ 2%

oy

Unicn Ship Canal
& Milestrip Expwy.

¥

1 at oS o.




TABLE 9

NYS THRUWAY - NIAGARA SECTION

EXISTING AND BASELINE PEAK BOUR VOLUMES, LEVELS OF SERVICE
AND RESIDUAL CAPACITY

Roadway Seament Between

NORTHBORND:

Seneca St. & Smith St.3

Smith St. & Bamburg St.3
Hamburg St. & Elm/Cak Sts.
Elm/Cak Sts. & Skyway Bridge
Skyway Bridge & Virginia st.3
virginia St. & Porter Ave.
Porter Ave. & Bird Ave.2
Bird Ave. & Parish St.

SCUTHBCOUND :

Parish St. & Bird Ave.

Bird Ave. & Porter Ave?
porter Ave. & Virginia St.
Virginia St. & Skyway Bridge3
Skyway Bridge & Elm/Oak Sts.
Elm/Cak Sts. & Hamburg St.
Hamburg St. & Smith St.3

Smith St. & Seneca St.J

1At wos o.

Existina

Tratfic Peak Hr.
Voligre 10S

Time
Period

Residual

Capacityl

Tratric
Volume

Bageline

oS

He.

Resl
Capacityl

mP» P >0 .'P'g > 0

wm > z 'z
Fkad

>

2 praffic volumes from continuous count staticn.
3 peak hour volumes factored based on most recent ADTS.

4,250
1,950

4,300
1,850

4,300
1,900

2,750
2,200

2,350
3,350




Traffic Generated
by Waterfront
Development

will continue to operate at a reduced level of
service, LOS D or E, inbound to the CBD during
the morning peak hour and outbound from the CBD
during the afternoon peak hour. In the morning,
the lowest level of service will be found west-
bound between Hamburg St. and Smith St. In the
afternoon, eastbound traffic volumes will re-
sult in a level of service as low as LOS E in
the same section of the Thruway and also in the

next section, between Smith St. and Seneca St.

Traffic volumes generated by the NFTA's proposed
developments at the Outer Harbor North site and
at the Small Boat Harbor are shown in Appendix
B. In addition to the development of the
NFTA's Outer Herbor sites, other developments
are contemplated, both in the Buffalo Regional
Center Plan and on the waterfront, which may
affect traffic volumes on the roads that now
serve the area. For the City's portion of the
Buffalo Waterfront Master Plan, what is under-
stood to be the final scenario has been analyzed
to determine its impact on the two major re-
gional roads that are of concern for access to
the Outer Harbor sites: N.Y.S. Routé 5 and  the
N.Y.S. Thruway. The first step in this analysis
has been to identify for the City's 13 sites,
the traffic volumes that would be generated to

Phase I development at the Outer Harbor.




The total peak-hour traffic volumes generated by
developments proposed by the City and the NFTA
have been determined by adding the volumes as-
sociated with each site, while giving due con-
sideration to seasonal factors and the pattern
of daily variation expected with the kind of
development proposed. For purposes of this
assessment, additional vehicular trips generated
by each development project are estimated to be
distributed to the existing roadway system in
accordance with the directional distribution of
all traffic entering downtown Buffalo, as shown

by recent NFTC data.

A computerized spreadsheet has been used, to
assign the associated PM peak hour traffic vol-
umes to the roadway network currently serving
the various waterfront sites The network in-
cludes major regional highways, such as N.Y.S.
Route 5 and the Thruway, primary arterials,
streets leading to or from regional highways and
streets that would be used in the waterfront

area.

By referring to Tablesrlo and 11, the residual
"capacity" on a given 1link of. the Thruway or
N.Y.S. Route 5 can be compared with the traffic
volume that would be generated on that link as a
result of developments proposed by the City and
the NFTA.This comparison reveals where improve-
ments or changes are needed to either increase
the highway capacity of that link or reduce the
travel demand via diversion to a parallel link.




Table 10 shows how the LOS D "capacity" avail-
able on N.Y.S. Route 5 between Church St. and
the Milestrip Expwy., after the Buffalo Regional
Center Plan is realized, would compare with the
PM traffic volumes generated by the developments
proposed by the City, plus development of the
NFTA's Outer Harbor sites. Proposed developments
include large trip generators at the NFTA Outer
Harbor North site, the NFTA Small Boat Harbor,
the City Ship Canal and also the Union Ship
Canal. Development will result in southbound
volumes exceeding the LOS D "capacity" of the
Skyway Bridge. This means that during much of
the PM peak the Level of Service will fall to
LLOS E on the Skyway Bridge. Only a portion of
the increase is attributable to development at
the Outer Harbor sites. Much of the remainder
will come from developments along the City Ship
Canal and the Union Ship Canal--developments
which will not occur until late in the planning
period, if then. The heaviest volumes from the
waterfront developments themselves will, how-
ever, be northbound in the afternoon, counter to

the main flow of traffic.

Table 11 shows how the traffic volumes generated
by the various developments proposed by the City
and the NFTA compare with the residual "capac-
ity" that will be available on the NYS Thruway-
Niagara Section, between Parish St. on the
northwest and Seneca St. on the southeast,
after the Buffalo Regional center developients
are in place. Traffic volumes on this route

will be more heavily affected by developments
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TABLE 10
N.Y.S. ROUTE 5
BASELINE PM OPERATIONS AND INCREMENTAL POST-DEVELOPMENT VOLUMES
Post-Development Volume

Baseline Residual Existing New
Roadway Segment Between Volume LOS  Capacityl Network Network?

Church St. & NYS Thruway
NB 800 2,200 583 586
SB 550 2,450 542 147

Skyway Bridge
NB 650 2,350 1,288 1,015
SB 2,400 600 838 443

End of Bridge & Ohio Street
NB 950 2,050 121 121
SB 2,450 550 121 121

Ohio Street & Tifft St.
NB 1,050 1,950
SB 2,800 200

Tifft St. & Union Ship Canal
NB 950 2,050
SR 2,350 650

Union Ship Canal &
Milestrip Expressway
N’B .
SB

1l At Los D

2 Reflects extension of Elm/Oak Street pair and a new bridge connecting the foot
of Main Street with the Outer Harbor. Volumes shown reflect change from ex-
isting nmetwork volumes only for trips generated by new waterfront development.
Diversion of existing trips also would occur, but the volumes involved cannot
be estimated without trip origin/destination data.




TABLE 11

NYS THRUWAY - NIAGARA SECTION
BASELINE PM OPERATIONS AND INCREMENTAL POST-DEVELOPMENT VOLUMES

Post—DeVelo;men£ Volume
Baseline Residual Existing New
Roadway Segment Between _ Volume LOS Capacityl Network  Network

Parish St. & Bird Ave. _
NB 2,050 2,450
SB 1,850 2,650

Bird Ave. & Porter Ave.2
NB 3,300 1,200
SB 2,700 1,800

Porter Ave. & Virginia St.
NB N/A N/A
SB N/A N/A

Virginia St. & Skyway Bridge3 _
NB 3,350 1,150
SB 2,400 2,100

Skyway Bridge & Elm/Oak Sts. _
NB 2,200 2,300
SB 2,850 1,650

Elm/Oak Sts. & Hamburg St.
~ NB 1,900 2,600
SB 4,400 100

Hamburg St. & Smith St.
NB 1,850 2,650
SB 5,000 (500)

Smith St. & Seneca St. .
NB 1,950 2,550
SB . 4,800 (300)

At IOS D

Traffic volume from continuous count station.

Peak hour volume factored based on most recent ADT.

Reflects extension of Elm/Oak Street pair and a new bridge connecting the foot
of Main Street with the Outer Harbor. Volumes shown reflect change fram ex-
isting network volumes only for trips generated by new waterfront develorment.
Diversion of existing trips also would occur, but the volumes involved cannot
be estimated without trip origin/destination data.
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Demand for New Links
Posed by Outer Harbor
Developments

aiong the Niagara River. The impact of develop-
ments south of the CBD will still be substan-
tial (but not as large in relative terms as the
impact upon N.Y.S. Route 5). Nevertheless,
since capacity 1in the sections east of the
Elm/Oak St. ramps is already exceeded during the
PM peak, the level of service with new develop-
ments will be lower than acceptable. As a re=-
sult, a greater share of the traffic generated
at the Outer Harbor will go south to reach other
east-west routes than has been assumed in the

assignment used.

Review of the numbers in Table 10 indicates that

future traffic volumes on the Skyway Bridge
during the PM peak will result in a LOS E for

much of the time--if all the proposed waterfront
developments, including those of the NFTA go
forward. Traffic on other sections of N.Y.S.
Route 5 resulting from the baseline situation,
plus waterfront development, will not exceed the

LOS D "capacity" of the road in the evening.

Northbound traffic volumes in the morning be-
tween Tifft St. and Ohio St. are currently in
excess of capacity defined as LOS D, and else-
where on N.Y.S. Route 5 they are very close to
that capacity. Implementation of the Buffalo
Regional Center Plan and development of new
employment centers at the Outer Harbor will make
this situation worse unless new capacity 1is
provided south of the Ohio St. exit ramp. Pro-
posals for the rationalization of Fuhrman Blvaé
should be designed to function with the Father
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Baker Bridge reconstruction in order to provide
added capacity in this stretch of road.

At the north end of the Outer Harbor, additional
capacity will be provided by the proposed new
bridge across the mouth of the Buffalo River, if
this bridge is constructed as a supplement to
the Skyway and not as a replacement. The only
way the Skyway might be replaced would be to
construct a new South Towns Route in the corri-
dor east of Tifft Farm. If such a route were to
be constructed, then it would be possible to
serve the Outer Harbor with a low-level movable
bridge across the mouth of the Buffalo River and
a landscaped Fuhrmann Blvd. carrying local traf-

fic only.
PHASING OF
DEVELOPMENT
Overall Approach The phasing program proposed for the NFTA's

Outer Harbor Development seeks to build from a
position of strength. Thus the Small Boat Har-
bor, already an active and vital facility, will
be the focus of initial investment and develop-

ment programming.

The phasing strategy proposed for Outer Harbor
North development will focus initially on the
activities and special events, public open
space, institutional uses, and the infrastruc—
ture necessary to change public perception of
the Outer Harbor location. These are all public
or gquasi-public actions, which can be fostered
by the NFTA, City and State and will establish
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Coordination
Implementation

in

the credibility of the Outer Harbor as a desir-

able site for development.

While the public is favorably disposed towards
redevelopment of the Outer Harbor, there |is
likely to be resistance on the part of any
single entity to be the "first" to move to & new

and perhaps risky location.

The planning strategy is therefore oriented
towards creating, as early as possible, an envi-
ronment that will encourage private sector de-
velopment, capitalizing on existing strengths
and overcoming the uncertainty with which the

location is now perceived.

The phasing plan is oriented toward defining ac-

tions to be undertaken by the NFTA, since the
NFTA has been and will be responsible for ac-
tions to be taken on-site in developing the
Outer Harbor. While the NFTA is be responsible
for initiating or influencing most activities,
some of the final projects may be executed by
the City or State Governments; institutional
entities or public groups, and private develop=-
ers. These classes of activities are summarized
in Table 12.

Phasing plans for the Outer Harbor North and
Small Boat Harbor are presented in Tables 13 and
14. Actions are defined for three Stages: 1986~
1989, 1989-1992, and 1992-1995--for the modi-
fied plan. The emphasis of each stage is de-

scribed below.

—92-




TABLE 12
RESPONSIBILITIES FOR OUTER HARBOR DEVELOPMENT

Actions to be Completed and/or
Initiated by the NFTA

Rehabilitation of existing breakwater, comple-
tion of landfill area and continuation of
Small Boat Harbor development;

Relocation of port activities, regrading of
Outer Harbor North site and preliminary land-
scaping of Seaway Piers area;

Programming of public events, including the
proposed Garden Festival;

Repairs to Seaway Piers bulkheads and shore-
line treatment for the Outer Harbor North ir
preparation for subsequent use, including the
Garden Festival and subseguent permanent de-
velopment;

Internal circulation and infrastructure (incl.
utilities);

RFP's, evaluation of offers and developer
selection;

Various studies, designs and environmental
assessments needed during development process.

Start of Discussions on:

Sponsorship of a Maritime Museum Or alterna-
tive types of development at the Seaway
Piers area;

Establishment of a unified Great Lakes
Research facility .,
. Commercial, private recreational units,

m

Actions to be Initiated by NFTA, But
Completed by Other Governmental Entities

Skyway Ramp Relocation (State DOT) .

Parking Under Skyway (State/City},

Public parkland development (City, County)
Fuhrmann Blvd. rehabilitation (City DPW),
Construction of a new Breakwater at Small Boat
Harbor (Corps of Engineers, U.S. Army},




TABLE 13
STAGING - SMALL BOAT HARBOR

STAGE 1 STAGE 2 STAGE 3
1987-1989 1989-1992 1992-1995

Complete upgrading pro-
gram for Small Boat Harbor
with improvements at

the north end.

Rehabilitate existing Design and construct new - Camplete new
breakwater before its breakwater outboard from breakwater and
further deterioration existing breakwater. fishing center
jeopardizes the Small _
Boat Harbor. Install floating wave

attenuator or wave cur=-

tain to reduce effect of
Negotiate with Corps reflection off Freezer
regarding new breakwater, Queen Pier,

Complete clay cap and Complete 708 of parking - Complete remainder

start paving landfill in landfill area; ex- of parking in

area; expand number pand number of slips to landfill area;

of slips to 875. 1,050; provide fishing expand number of
facilities. slips to 1,600.

Solicit offers and - Development by
select developer for developers,
retail cluster east of :
landfill or at north end

of site.

Camplete envirormental Upgrade crossing beneath
reviews for water near Rt. 5 to provide pedes-
landfill and for break- trian links to Tifft Farm.
water area with City

and State,

Undertake discussions
with Tifft Famm, City
and State DOT regarding
access and linkages.

/l
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STAGE 1
19871989

- Close down port operations,
remove port buildings and bulk
cargo residue; begin site
preparation and initial land-
scaping.

Stage public event to commemo-—
rate the closing of the Port
of Buffalo and rebirth as the
Outer Harbor Development.

Complete arrangements for bring=
ing Garden PFestival to the Outer
Harbor.

Undertake repairs to Seaway Piers
and rip-rap initial stretch of
outer slope,

Regrade site and construct
initial access from Fuhrmann
Blvd. to the Seaway Piers area.

TABLE 14

STAGING - OUTER HARBOR NORTH SITE

STAGE 2
1985-1992

Continue programeing of public
events in undeveloped lands at
Outer Harbor to reinforce
activity center concept.

Prepare for and host Garden
Festival and arrange for
reuse of certain buildings.

Prepare berths to accommodate
Seaway Pier 1 vessels, erect wave
curtains at mouth of Seaway Slips.

Under alternative plan, issue
RFP for developing pleasure
craft harbor at Seaway Piers.

STAGE 3
1992-1995

~ Camplete internal circulation
system per development needs.

~ Complete rip-rapping of the
outer slope.

adopt revised landuse plan and
design guidelines to be used
in creating development RFP's
for all private developmment at .
Cuter BRarbor.

Solicit outside companies seek-
ing space for expansion of back
office space, etc.

Construct roads, utilities,
plazas, etc. in Seaway Piers
area "Rarbortown® and Bell
Slip area.

Issue RFP's for develcpment of
unified research unit, office
space, restaurant and commercial
units and recreaticnal facilities
evaluate, select, begin
construction.

~ Completion of restaurant, office
and commercial uses and recrea-
tional uses along Fuhrmann Blvd.

- Issue RFP's for development of
residential units in "Harbor-
town" and any industrial
properties south of Bell Slip
to be developed by private
developers

Resolve, in concert with City
DPW and State DOT, issues in-
volving access and parking
offsite (possible relocation of
Rt. 5 off-ramp and rationaliza-
tion of Fuhrmann Blvd.)

Possibly relocate Rt. 5 exit
ramp to improve access to
Outer Harbor.

Under originally recommended
plan, build institutional
mamentum for sponsorship of
Maritime Museum, Undertake
fund- and comscicusness-raising

campaign.

Build momentum for establishment
of unified Great Lakes Research
Unit at Seaway Pier 2, or the
Bell Slip.

Meet with City, County and State to

Conduct tramay feasibility study.

{ndertake rationalization of
Fuhrmann Blvd.

Under originally recommended plan,
begin construction of new Maritime
Museum; relocate Canadiana amd
other replica and excursion craft
to Pier 1.

Unified Great Lakes Research Unit
teo be undertaken by developer.

Begin phased development of public
open spaces with Bell Slip Park
treils, and Lake front Prcmenade.

determine appropriate roles in develop~

ing and maintaining Bell Slip Park

and Lake front Promenade.

- Construct tramway, if feasible,

~ Continue development of public
open spaces with extension of
Lakefront Promenade.
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Small Boat Harbor

The emphasis of Stage 1 (1987 - 1989%) develop~-
ment at the Small Boat Barbor will be to com-
plete the filling of the diked disposal area, .
undertake improvements at the north end of the
site, rehabilitate the existing breakwater and
add a number of boat slips. Given the strong
market for additional boat slips and the 1lead
time inveolved in undertaking the final study and
design work for the new breakwater along the
harbor 1line, negotiations with the Corps of
Engineers should be initiated as soon as funds
for the study phase are assured. Environmental
testing of the diked disposal area is essential-
ly complete and the required changes made but
Table 13 allows for possible supplementary re-

views, plus those required for environmental

studies of the new breakwater.

Stage 2 (1989-1992) will involve addition of
another 175 boat slips, and construction of a
new breakwater, as well as installation of a
floating wave attenuator to reduce the reflec-
tion of waves off the Freezer Queen Pier. Dur-
ing this period the solicitation of offers and
selection of developers for the retail and rec-
reation uses in the 1landfill should also go
ahead.

The Stage 3 (1992-1995) work may include the
completion of the new breakwater, which will
permit the addition of 550 more boat slips, the
provision of additional parking and completion
of commercial development.
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Outer Harbor North

-The First Stage of Phase I Development at the

Outer Harbor North Site 1is critical in that it
must quickly establish the desirability of the
site as a place for people to be and the com-
mitment of the NFTA to its development. 1In ad-
dition, responsibilities for projects to be
executed by other governmental units--~but which
are tied to Outer Harbor development, such as
access, and public park areas--need to be de-
termined at an early date so that capital pro-
jects can proceed. Major emphasis in Stage 1

will, therefore, include:

- Relocation of port activities to the former
Bethlehem Steel site in Lackawanna, which has
been approved by the NFTA board and may al-
ready be underway.

Early provision of access to the Seaway Piers,
together with minimal landscaping and investi-
gation of existing sheds, etc. for temporary
reuse, plus preparing port areas for
development through soil management
techniques, and the <creation of promenade
areas;

Programming of frequent public events and
festivals to establish the Outer Harbor as a
place where people can congregate and making
final arrangements for a major event, 1i.e.,
the Garden Festival.

Coordination with the City and State in the
selection of schemes for relocating the off-
ramp from N.Y.S. Route 5, rationalizing Fuhr-
mann Blvd. and providing offsite parking for
the Garden Festivalg

Actively selling an Outer Harbor 1location,
with the ©proposed amenities, to financial
institutions and others outside Buffalo that
are seeking space on advantagecus terms;

Making the contacts, visits and concessions

necessary to attract key institutional an-
chors to the Outer Harbor.
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The primary focus of Stage 2 is to actually
develop the anchor uses at the Outer Harbor, to
begin the construction of formal public open.
spaces and circulation systems, as needed to
receive, evaluate and contract for development
of the commercial sites. This must be preceded,
however, by an active search in .Stage 1 for
suitable 1long term occupants for the office
space to be developed. Also, emphasis will be
placed on construction of off~site access and
parking improvement projects. The continued
programming of events, through this and subse-

quent stages, is enccuraged.

The focus of Stage 3 will be on further private

sector development, including a start on resi-
dential development and, should the market de-
velop, possible medium-tech industrial units.,
The NFTA will proceed with circulation, infra-
structure and open space development as appro-

priate.
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INTRODUCTION

CHAPTER 4

FINANCIAL ANALYSIS OF THE
OUTER HARBOR DEVELOPMENT PLAN

The financial analysis of Phase I of the Buffalo
Outer Harbor Development Plan recommended in
late 1986 was conducted within the context of
the economic and social goals adopted by the Wa-
terfront Planning Board during the earlier plan-
ning phases of this study. The primary economic
goals of the Outer Harbor development remain as:
follows:

To encourage development which reinforces ac-

tivities planned elsewhere in the heart of
the region or along the waterfront;

To attract activities that offer high value
added per unit of land area and utilize the
unique location of the Outer Harbor;

To attract a mix of activities that includes
those with a high financial return per unit
of land area;

To realize optimum development of the Small
Boat Harbor, including development of commer-
cial sport fishing and a range of complemen-
tary commercial developments.

To develop packages that are attractive from

the standpoint of financial return and early

implementation.
The above goals define a balanced development
program for the Outer Harbor, in which financial
returns to the NFTA are sufficient to sustain
the direct outlays, at the same time the recrea-
tional experiences of Buffalo area residents are
enhanced. In order to expedite the development,
the development strategy envisages a public-
private partnership in which early actions are

undertaken by the NFTA. Such actions include
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playing a lead role in the development process
as sponsor and initial developer. The develop-
ment strategy rests on the assumption that the
NFTA, as sponsor, will provide such incentives
as site improvements {e.g., streets, utilities,
landscaping, etc.) to attract developers to the
Outer Harbor. The development strategy further
envisages that, for certain sites,the NFTA may
be more appropriate as the actual developer of
certain sites than private developers.

As the basis for determining whether the goal
of self-sufficient development can be achieved,
financial analyses were conducted for Phase I of
development under the plan recommended in Janu-~
ary 1987 at the Outer Harbor North Site and the
Small Boat Harbor. The intent o©f these analyses
was to assess the financial impacts of commit-
ting public funds for site improvements at the
Outer Harbor. The analysis required estimates
of the cost of site improvements and the likely
revenues that the NFTA can expect from such
investments. In updating this report, approxi-.
mate estimates of the costs of site improvements
by the NFTA have been prepared for the Modified
Plan plan. Because of possible negotiations,.
financial analyses have not been done for the
Modified Plan, though indications are provided
in the text regarding the financial impacts of
the revisions made since early 1987.

The financial analysis is presented in the form
of two financial models: a Cost and Revenue
Statement and a Cash Flow Analysis Model. These
models were developed for Phase I of the Outer
Harbor North site, the Small Boat Harbor and for




SITE IMPROVEMENT
COSTS

the overall development at the Outer Harbor
through 1995. Analyses were not prepared for
subseguent phases of development, since the need
for a stronger economic turnaround in the Buf-
falo region before the end of this century would
make longer range plans rather speculative. The
long-range plan presented in Chapter 3 is illus-
trative of what may be done but detailed analy-
ses of this plan would not yield meaningful

results.

The methodologies used in this study to deter-
mine the financial feasibility of making public
investments at the Outer Harbor in accordance
with the originally recommended plan were the
Net Present Value (NPV) and the Internal Rate of
Return (IRR). These methodologies projected the
revenue streams by explicitly taking into con-
sideration the phasing of outlays for site de-
velopment and the subsequent income from the

development.,

The financial analyses envisaged that multiple
leases would be executed between the NFTA and
developers of the sites and that these leases
would commence on different dates, as various

sites are developed.

In order for the Outer Harbor Development to be
successfhl in attracting developers, early ac-
tions by the NFTA have been identified at the
Outer Harbor North Site and the Small Boat Har-
bor. Most site improvements are to be financed
initially by the NFTA.to expedite the develop-
ment of the sites. Specific site improvements

in Phase I of the plan recommended originally .
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and their estimated costs are shown in Tables 15
and 16 for the major areas at each 1location.
Revised costs for the Modified Plan for at the
Outer Harbor North site and the current plan for
the Small Boat Harbor are presented 1in Tables
15a and l6a. Costs were based upon 1986 prices
in the Buffalo area with some upward adjustments
for a location within the city, though the fact
that an open site would be involved was recog-

nized.

The estimated site improvement costs to be borne
by the NFTA at the Outer Barbor North site
amounted to $7,565,000 under the originally
recommended plan and now amount to $10,540,000
under the Modified Plan. This may be spent over
a period of eight years, starting in 1988. An-
other $1 million or so will be spent by develop~-
ers for infrastructure within their individual
sites. This would include parking, curbs, sewer-
and water line connections, etc. Alsoc, the City
will need to fund a new firehouse, at a cost of
about $750,000 plus equipment. This firehouse
may be built in Phase I or may be deferred to a
later phase. One access improvement that has
been considered important to Phase I development
of the Outer Harbor North site has been the
relocation of the southbound off-ramp at the
south end of the Skyway bridge, albeit, with the
Modified Plan it may not be moved as far north.
Also, this change may not be needed until after
the Garden Festival. This work would be funded
by NYSDOT and 1is expected to cost from
$800,000-$900,000. Some rationalization of the
Fuhrmann Blvd. set of roadways during Phase 1

would also be desirable.

-102-



TABLE 15

BUFFALO OUTER HARBOR DEVELOPMENT PLAN
PHASE I: SITE IMPROVEMENT COSTS
ORIGINALLY RECOMMENDED PLAN--JANUARY 1987

NAUTICAL HARBORTOWN INDUSTRIAL
OUTER HARBOR NORTH SITE ATTRACTIONS ARFA AREA
SITE WORK {406,000 SF) (1,042,000 SF) (550,000 SF) TOTAL COST

Regrade & Riprap Outer Face S0 $1,250,000 $0 $1,250,000
Bulkhead Rennovation $500,000 $0 S0 $500,000
Water & Sewer Lines $395,000 $535,000 $400,000 $1,330,000
Storm Drains $310,000 $460,000 - $430,000 $1,200,000
Streets & Public Parking $185,000 $295,000 $75,000 $555,0090
Sidewalks & Plazas $325,000 $585,000 $0 $910,000
Landscaping & Landforms $35,000 $85,000 $45,000 $165,000
Marina Slips $180,000 $0 SO $180,000
Wave Curtain $150,000 $0 $0 $150,000
Remaining Slope Protection $415,000 $910,000 S0 $1,325,000

TOTAL COST $2,495,000 $4,120,000 $950,000 $7,565,000

TABLE 16

BUFFALO OUTER HARBOR DEVELOPMENT PLAN
PHASE I: SITE IMPROVEMENT COSTS
ORIGINALLY RECOMMENDED PLAN~--JANUARY 1987

a— ————
— ——

FISHING RETAIL WATER SPORTS BOAT
SMALL BOAT HARBOR AREA CLUSTER AREA BASIN
SITE WORK (45,000 SF) {155,000 SF) (365,000 SF) (515,000 SF) TOTAL COST

North End Improvements $0 S0 S0 $135,000 $135,000
Water & Sewer Lines $35,000 $120,000 $280,000 $0 $435,000
Storm Drains $20,000 $70,000 $280,000 S0 $435,000
Paving $5,000 $115,000 $300,000 $745,000 $1,165,000
Sidewalks $5,000 $25,000 $0 $75,000 $105,000
Landscaping $5,000 $10,000 $20,000 $25,000 $60,000
New Boat Slips S0 S0 S0 $2,520,000 $2,520,000
New Docks $0 S0 $0 $485,000 $485,000
Rennovate Existing

Breakwater $0 $0 S0 $830,000 $810,000
Floating Wave Attenuator $0 S0 S0 $350,000 $350,000
New Breakwater $0 s0 $O  $3,500,000 $3,500,000

$70,000 $340,000 $760,000 $8,870,000 $10,040,000

n

Source: TAMS. January 1987.& 1988




TABLE 15a

BUFFALO OUTER HARBOR DEVELOPMENT PLAN

PHASE I: SITE IMPROVEMENT COSTS

MODIFIED PLAN 1988

OUTER HARBOR NORTH SITE
SITE WORK

SEAWAY
SLIPS AREA

{406,000 SF)

HARBORTOWN
AREA

(1,042,000 SF)

BELL SLIP
PARK AREA

(550,000 SF)

TOTAL COST

e e -
— —

Regrade & Riprap Outer Face
Bulkhead Renovation

Water & Sewer Lines

Storm Drains

Streets & Public Parking
Sidewalks & Plazas
Landscaping & Landforms
Marina Slips (704)

Wave Curtain

Remaining Slope Protection

0

500,000
115,000
205,000
420,000
480,000
35,000
1,690,000
1,600,000
0

$5,045,000

$ 750,000
0

425,000
363,000
287,000
305,000
85,000

0

0
1,150,000

$ 675,000
0

385,000
487,000
518,000
25,000
40,000

0

0

0

$ 1,425,000
500,000
925,000

1,055,000
1,225,000.
810,000
160,000
1,690,000
1,600,000
1,150,000

$3,365,000

$2,130,000

$10,540,000

TABLE 1l6a

BUFFALO OUTER HARBOR DEVELOPMENT PLAN

PHASE I: SITE IMPROVEMENT COSTS

MODIFIED PLAN 1988

SITE WORK

FISHING
AREA
{45,000 SF)

RETAIL
CLUSTER

(155,000 SF)

et e e e e s ot et

BCAT BASIN
{515,000 SF)

TOTAL COST

North End Improvements

Water & Sewer Lines

Storm Drains

Paving

Sidewalks

Landscaping

New Boat Slips

New Docks

Renovation Existing
Breakwater

Floating Wave Attenuator
or New Wave Curtain

New Breakwater

Source: TAMS., January 1988

0
60,000
0
25,000
15,000
5,000

0
205,000
55,000
105,000
30,000
20,000
0

0

0

0
0

$ 135,000
0

0
1,325,000
130,000
80,000
2,520,000
485,000

810,000
350,000
400,000
3,500,000

$415,000

$9,385,000

$ 135,000
265,000
55,000
1,455,000
175,000 -
105,000
2,520,000
485,000

810,000

400,000
3,500,000

P e

$9,905,000




SOURCES OF REVENUE

At the Small Boat Harbor, the cost for develop-
ment of the site, including rehabilitation of
the existing breakwater, a floating wave atten-
uator (or, if the Buffalo Water Co. intake will
allow it, a wave curtain could be constructed
near the existing fuel dock)} and the local share
of a new breakwater, was estimated in late 1986
to be $10,040,000; this figure was used in the
financial analysis. The estimated cost of the
current plan, with the landfill area used solely
for parking, is $9,905,000. This amount may be
spent over a period of nine years, starting with
improvements this year at the north end of the
site. These amounts have not incldded the
costs of filling, rough grading and capping the
former diked disposal area. Good quality sur-
plus £fill from another construction site 1in
Buffalo has been deposited in the area at no
cost to the NFTA. The figures shown also have
not included about a modest amount for on-site
infrastructure by the developers of the retail
core; nor have they included the federal share
of the new Dbreakwater, covering half the
$7,000,000 construction cost and all of the
study and design costs of about $3%00,000.

The average cost for site work at the Outer
Harbor North site, per square foot, would be-
roughly $4.00, and at the Small Boat Harbor
about $5.00.

Potential revenues to the NFTA were estimated on
the basis of income to be derived from four
sources. These sources included:

1. Developer contributions for recovering the
cost of site improvements;

-105-




2. Ground rents for use of the sites them-
selves;

Payments for municipal services, some of
which must be passed on to the City as pay-
ments in lieu of real estate taxes
(P.I.L.0.T.) and some of which may be re-
tained by the NFTA to recover the costs of
the Seaway Piers development, which consti-
tutes a major amenity for the other develop-
ments.

Lease 1income from boat slips at the 8Small
Boat Harbor and possibly Seaway Pier 1, plus
dockage charges for use of Seaway Piers 1 or
2 by excursion craft.
As shown in Table 17, revenue streams were
developed for each of the sites at the Outer

Harbor.

Developer Contributions for Site Improvements

The estimation of the potential revenues from
the development assumed that the NFTA would
charge back to commercial developers and the
sponsors of the unified Great Lakes Research
Facility, all capital costs incurred in making
the necessary improvements to the Outer Harbor
Sites. The contributions for site improvements
are shown for each site in Table 17, but only
for the plan originally recommended. These con-
tributions represented each developer's propor-
tional share (based on square footage) of the
cost of, for example, water and sewer lines,
landforms and landscaping, sidewalks, plazas,
bulkhead renovation, storm drains, regrading and
riprapping of the outer face, and other site im-
provements. Annual contribution amounts were
based on a formula that provides for level an-
nual payments at 10% interest to NFTA over a
25-year period. These payments were intended to




TABLE 17
BUPFALO OUTER HARBOR DEVELOPHEHT PLAN
BBVENUBS AN SITB CO3T3 BY USE TiFB

8178 GB0SS BUILDING SITR GROURD RURLCIPAL ARRUAL TOTAL  SITR COST
KUSBER USE TYPE AREA {SF) ABEA (SF) CONTRIBUTION BENT PAYKENTS SITB PHT REVENURS PER 8F

OUTER HAKBOR MORTH SITR

Sites 1,2 & 3 Nautical Attractions 174,000 1,995,000 $219,185 $60,000

Site 12 Past Food Restaurant 10,500 455,000 $4,128 $10,853 $6,05§ 1]

Jite | Boat Marioa {15 Slips}) 1,500 $445,000 49,615 $1,39% $49,025 10 $60,095
Site 6 Besearch Pacility 86,000 80,000 $395,000 $38,700 10 $43,5186 $0 §82,216
Jite § Restaurant 18,000 6,000 $175,000 $11,100 48,311 $19,219 0 $44,151
Jite 7 Besideatial 330,000 283,000 41,525,000 $148,500 $581,154 $168,006 §0  §898,261
Site 8 Office/Parking(550 Spaces) 210,000 215,000 41,250,000 §121,%00 $488,614 $131,1710 $747, 884
Sites § & 12 Becrestional 318,000 59,000 4115,000 $143,100 485,380 $306,047
Site 1§ [odustrial Campue 100,000 $950,000 $10,000 $104,660 §L, 40

Subtotal

SHALL BOAT HARBOR SITR

Site § Fishing Ares 410,000 $140,000  §140,000

Sites § 4 T Marioa Betail Cluster 25,000 $340,000 469,750 $12,660 11,487 455,000  $204,869 §2.19
Site 8 Kater Sports Area §160,000 $169,150 $348,208 183,128 40 9581,682 AL
Sites 1 L 4 Boat Marins {1600 Slips) 46,810,000 $0  §1,164,800 §1,164,800 $11.21

Subtotal

TOTAL DEVELOPMENT L TOTAL REVBNUES

Source: Planping Tesovations, [nc., January, 1981




roughly approximate payments made by the NFTA on
the financial 1instruments (presumably bonds)
used to finance the overall site improvements.
The 10% rate reflected some of the advantages of
tax-free revenue bonds and thus exemplified the
public-private partnership approach. At the end
of 25 years, such payments would end, except

any amounts needed to finance subsequent

placements.

Ground Rents

The analysis of the financial returns to the
NFTA further assumed that developers would have
a leasehold interest in the land and that the
NFTA would retain full ownership. This lease-
hold interest would be formalized as a ground
lease between the NFTA and each of the develop-
ers. The ground leases would provide for devel-
opers to pay ground rents or lease fees to the
NFTA over the life of the leases (87 years was
assumed). The ground rents used in this study
reflected the market value of comparable land in
the Buffalo area. They were estimated at an
average of 45 cents per square foot and shown in
Table 17. In the revenue streams it was assumed
that 50% of the ground rents would be payable as
soon as a developer took control of a site--
roughly one year before other payments, since
the latter would require a more substantial
stream of revenues to back them up. In follow-
ing years 100% of the ground rents would be
payable.

Municipal Services Payments
Because the NFTA will retain full title in each

of the sites in the Outer Harbor Development,




the analyses assumed that the developers would
not pay real estate taxes on the land or im-
provements directly to the City. 1Instead it was
assumed that payments for municipal services
would be paid to the NFTA and that a substantial
part of these payments will be passed on to the
City, as payments-in-lieu-of~taxes {P.I.L.O.T.}.
The actual proportion would be the subject of
negotiation between the City and the NFTA. In
the financial analyses, upon the NFTA's finan-.
cial results the impact of 70% of these pay-
ments being passed to the City was tested. The
portion retained by the NFTA could be applied to
such items as the cost of administering develop-
ment and the development and maintenance of the
Seaway Piers area. The City may believe that
all of these payments should be passed on to the
City at the outset and a special assessment used
to recover the Seaway Piers development costs.
This, however, would raise the cost to develop-
ers and thus overlook the need for adeguate
incentives to attract developers, if any reve-
nues at all were to be realized by the City or
the NFTA. Sharing these municipal services
payments may, therefore, be considered as analo-
gous to tax abatement and would cover a defined
period of time. (It should be made clear that
these municipal services payments were entirely
unrelated to utility charges, which would be
billed by the respective utilities and paid for

on the basis of actual use.}

To calculate the municipal services payments
adjusted tax equivalents for the proposed land
uses were used (Table 18}. These tax assessments

were estimated in 1986 dollars.
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Table 18

BUFFALO OUTER HARBOR DEVELOPMENT PLAN
PROPERTY TAX ASSESSMENT RATES BY USE TYPE

Assessment Equalization
Use Type Evaluation Rate Current Taxes

Past Food Restaurant '$ 70/Sq.Ft. 0.295% $131.07/$1000
Sit Down Restaurant 36/Sq.Ft. n n

New Office 56/Sq.Ft.

R&D Office Space 28/5q.Ft.

Health Club 40/Sq.Ft.

Seasonal Marina $480/Slip

Renovated Industrial Space $ 18/Sq.Ft.

Retail Space $ 44/Sq.Ft.

Residential Property

SOURCE: Hammer, Siler, George Associates, November, 1985
Planning Innovations, Inc. May 1986

The municipal services payments were assumed to
be payable at intervals during the first year of
full development of the sites. Because the NFTA

would develop the Seaway Piers area under the
originally recommended plan, as well as the
fishing area and boat slips at the Small Boat
Harbor Site, no municipal services payments were
shown for these uses in the financial analysis.
Similarly, such payments were not shown for the
unified Great Lakes Research Facility.

Lease Income

In addition to the sources of income indicated
above, it was anticipated that the NFTA would
receive income from leasing the boat slips it
develops to private boat owners and from exist-
ing restaurant facilities at the Small Boat
Harbor. Based on data from the NFTA, the annual
rental rate for an average boat slip was ex-
pected to be about $728 in 1987.




RECAPITULATION OF

ASSUMPTIONS USED IN
THE FINANCIAL MODELS

The Maritime Museum and other nautical attrac-
tions to be developed at Seaway Pier 1 under the
plan recommended originally were expected to be
developed using public funds--through the NFTA
or possible state or Federal units, or funds
from one or more eleemosynary institutions. Thus
the Seaway Piers area, when developed was not
expected to generate significant lease income,
although some income would be derived from land-
ing fees and dockage paid by various commercial
excursion vessels, party boats and their passen-
gers. The Museum would receive income from
public admissions but virtually all of this

income would go for the Museum's expenses.

Basic assumptions and parameters, used in the

financial models are reiterated as follows:
Costs

Site Improvement Costs: All site improvement
costs within the boundaries of the Outer
Harbor North site and the Small Boat Harbor
would be funded by the NFTA, except for in-
frastructure within or crossing developers!'
sites, electric and gas installiations and the
Federal share of the new breakwater.

Operating Costs: Operating costs would cover
staff for promoting and administering the
Outer Harbor North site, programming events
and operating the Small Boat Rarbor.

Maintenance Costs: Maintenance costs would
cover maintaining the Seaway Piers them-
selves, public plazas and parking areas, and
streets within the Outer Harbor North Site
and Small Boat Harbor, as well as beaching
and refloating the boat slips each year.




OUTER HARBOR
NORTH SITE

Revenues

Ground Rent: 50% total during construction;
100% thereafter. The ground lease peéeriod was
87 years.

Developer Contributions: Proportional site
improvements costs paid over 25 years with
interest on remaining balances at 10%

Municipal Services Payments: These payments
would begin during the first year of opera-
tions. Their scale was based on current real
estate taxes, though the proportion going to
the City and the proportion retained by the
NFTA were varied within the models.

Lease Income: Mainly derived from rental of
boat slips but also included income from the
existing restaurant and various fees for use
of facilities.

The proposed development at the OCuter Harbor
North Site under either plan would offer a widex
mix of land uses than those planned for the
Small Boat Harbor site. The plan recommended
originally for the Outer Harbor North Site
called for the development of nine sites in the
Seaway Piers area. (The Modified Plan calls for
seven). The specific uses are discussed in the
preceding chapter. The site areas and gross
building areas are shown in Table 17, as well as
the base revenues to be derived from each site.

For comparative purposes a cash flow analysis
was run in which all municipal services payments
were retained by the NFTA, though it was recog-
nized that this is not a realistic assumption.
If this were the case, Net Present Value of the
cash flows over the 1987-2000 period, disccunted
at 10% would be $897,000.




Table 19 shows the analysis with the more real-
istic assumption that the City would receive
708 of the municipal services payments as
P.I.L.,0.T. If this were the case, the NFTA would
not be expected to recover the costs invested
in the site improvement work at the Quter Harbor
North Site until about 1999. The projected cash
flow indicated that the Net Present Value of the
cash flows, over the period from 1987 to 2000,
discounted at 5% would be approximately (=)
$637,000 and discounted at 10% would be (-)
$1,415,000. The other financial measure used in
the study to assess the feasibility of funding
public improvements at the Outer Harbor North>
Site was the Internal Rate of Return (IRR}. The
IRR of the cost and revenues streams from 1987
to 2000 was estimated to drop from 1l4%, if all
municipal services payments were retained by the
NFTA, to 3% if 70% were passed to the City as
P.I.L.0.T. These figures would be higher if the
analyses were extended over the assumed 25-year

amortization period.

These financial results indicated that, if the
NFTA had to borrow funds at current interest
rates (on tax-free instruments) and if 703 of
the municipal services payments were passed to
the City as P.I.L.O.T., development of the Quter
Harbor North site would not be financially
viable. Several possibilities were explored for
improving this financial outlook as discussed in
a later section. These include the use of grant
fund programs for certain improvements, the
securing of seed money from the legislature and
reduction of the amounts paid to the City as
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. TaBis 49
BUFFALO OUTBR RARBOR DRVELOPNRNT PLAN
QUTER BARBOR KORTE SITR CASE FLOV PROJBCTIONS
SRASITLVITY ANALISIS AT 30X OF MUNICIPAL PATNRNTS

Site Contritutions $274,869 $274,869 QU530 4728,760  #83), 020 4833, 420 4833, 420 4813420 $833,020 4800, 420 46,154,390
Ground Bent $14,100 $4,000  9181,700 483,300 4523,200  §523,300 452,300  §523,300  9523,300  §523,300 43,843,600
Hunicipal Service Papaents 13,676 $3,676  9152,791 350,588 4371531 4371,50) $311,501 111,53 $311,531 $171,531 42,129,918
Lease lacome 160,000 160,000 160,000 460,000 60,000 60,000 160,000 460,000 460,000 $600,000

TOTAL BEVENUES $1,788,251 41,788,251

SITB INPROYENENT BIPENDITURES

Operating Costg 1100,000 $225,000  4215,000 $12%,000 §215,000  4200,000  §175,000  4150,000  §150,000  §150,000 150,000 150,000  $150,000 $2,115,000

Naintenance Costs {0 111 0 $0 $250,000 §210,000 $285,000 $295,000 $295,000 $295,000 1295,000 $295,000 $295,000  §2,515,000

Coat of Site Bork: )
Bulkhead I Outer Face 10 $350,000 $100,000 $100,000 0 10 10 10 40 10 : 0 §1,150,000
Seaway Piers (Sites §,2,3) $0 $221,000 $454,000 $45¢,000 10 0 0 §6 11 10 §1,135,000
Harina (Qite &) 489,000 118,000 $118,000 10 10 1] 10 10 $0 $445,000
Sites §,6,8,0 § 10 1211,000 {422,000  $922,000 40 10 10 10 10 41,215,000
Begidential (3ite 1) §145,000  §290,000  §230,000 $0 10 0 $125,000
Iodustrial {Site 1§} $198,000  4380,000  $189,000 10 10 1950, 000

Bemaining Slope Protection §530,000 530,000 10 $0  £1,325,000

sgamstranes

TOTAL SITE BIPENDITURES

NET CaSH FLOV 11,343,251

meeduvan

CUNULATIVE HBY CASH FLOW (1100,000) (4480,000)(§1,055,000)(42,296,000) (§3,711,055) (45,222, 110) (46,169, 204)(46,206,598) (45,393, 345) (44,050,0941 (42,706, 843) (91,363,592)  (920,340) $1,222,900
NET FBESBNT VALUB @ 8% (81,185, 345)

#1101 (41,415,234)

I (41,562,197}
TNTBREAL BATB OF BETURN n

Source: Plaoning Innovations, Inc., Janaary, 1981




Modified Plan

SMALL BOAT HARBOR

P.I.L.O.T. in the early vyears. Regarding the
last item, it may be noted that if the develop-
ment didn't take place, the funds involved would
not be realized by either the NFTA or the City,
so retention of a larger share by the NFTA would
not represent a diminution of existing City re-
sources., It would be a further abatement of
future P.I.L.O.T. A sliding formula, whereby
the NFTA might retain 90% of the municipal serv-
ices payments the first year, 80% the next year,
70% the third year and so on, would permit the
NFTA to recover its development outlays 2 years
earlier and, in combination with possible "seed
money" provided by the 1legislature and some
cross-subsidy from the Small boat Harbor (see
below) could make revenue bond financing a pos-
sibility.

In the case of the Modified Plan site improve-
ment costs are higher than the originally rec-
ommended plan, since more slips for small craft
and more extensive protective works are proposed
for development by the NFTA. Revenues, however
will reflect the income received from the pleas-
ure craft harbor at the Seaway. Piers area, plus
some money from the swimming pool (relocated
from the Small Boat Harbor). These may reduce
the level of abatement for P.I.L.O.T. and the
need for any cross-subsidies from the Small Boat

Harbor.

Unlike the Outer Harbor North Site, which was
planned to accommodate a wide mix of development
uses, the Small Boat Harbor development is pri-
marily a single use development with recrea-
tional boating as its main focus, although some
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retail uses are proposed. The water sports
area is relocated to the Bell Slip area.

The Small Boat Harbor development thus comprises
three types of activity. The predominant activ-
ity will be a 1,600 slip boat marina. Supple-
menting this will be a fishing area and a
retail cluster. The Boat Basin and fishing area
will be developed by the NFTA. The retail clus-
ter 1is proposed for development by a private
developer.

Projected revenues from leasing of boat slips,
other fees, the developer's contribution, ground
rent, and 30% of the municipal services payments
for the Small Boat Harbor are shown, for the
plan recommended originally, in the cash flow
projections in Table 20. Cumulative cash flows
would turn positive by 1996, with a positive
balance of $281,400 by the end of that year.
With the water sports facility located elsewhere
revenues would be reduced somewhat, but so are
development costs (Table 16a) since storm drains
in the 1landfill area will be eliminated (all
run-off will be on the surface} and utility
needs will be reduced.

The results of the financial analysis indicated
that the net cash flow stream discounted at 10%
would yield a positive Net Present Value of
$1,141,700. The results of the IRR analyses
indicated a strong 17% return on the NFTA funds
invested at the Small Boat Harbor over the
analysis period. This financial result was much
better than that at the Outer Harbor North site

largely because (a) the 1lease of boat slips




TABLS 20
BUFFALO OUTBR BARBOR DBVSLOPMEHT PLAN
SNALL BOAT RARBOR 818 CASH PLOW PROJECTIONS
SENSITIVITY AMALYSIS AT 30X OF KUNICIPAL PAYMENTS

1930 1994 1992 1993 1994 1995 1996

ite Contributions $120,185  §121,185  §12L,185  §121,185  4121,185  §121,185  4121,185  §121,185  ¢121,185 $121,185 41,211,850
Ground Reat 219,500 4228,500  §229,500  4228,500  4229,500  4229,500  4229,500  4229,500  4229,500  4229,500  4229,500 42,524,500
Hunicipal Service Payaents $UIS, 924 405,928 9N, 920 S045,920  §H45, 920 §HAS5, 920 g045, 924 495,924 045,920 4145924 #145,920 41,605,159
Leage Incoae/Lauching Fees 560,400 §959,400  4359,400 959,400 41,101,800 1,239,200 41,399,800 41,399,800 41,399,800 §1,399,800 41,399,800 41,399,800 $15,680,000

TOTAL REVENUBS

SITE INPROVEMBNT BIPENDITUBES
Operating Costs 180,000 $95,000 195,000 $110,000 $110,000 §110,000 110,000 $125,000 $125,000  $125,000 §125,000 §125,000 4125,000 $125,000 41,585,000
Mainotenance Coste 455,000 $10,000 $90,000 $105,000 $130,000 $119,000 §150,800 4115,000 $195,000  $195,000  $195,000  §195,000  $195,000 $195,000 §2,075,000
Recenl Ieprovesent Progeas $350,000 $42,110 $42,120 $42,120 $42,120 $42,120 $41,120 $42,120 §42,120 §41,120 §41,120 142,120 $42,7110 $42,120 §305, 360
Cost of Bite ¥ork:
Bristing/Floating Breakvater §0 $405,000 $405,000 $350, 000 $0 10 $0 1) §0 1 10 10 10 §1,160,000
Roads Parkiog & Utilities $135,000  §310,000  4745,000  §745,000 10 $0  4180,000  $190,000 40 10 10 10 10 42,375,000
New Bost 3lips $360,000 $420,000 $420,000 1] 11 $420,000 $420,000 1480,000 1] 10 10 10 42,520,000
Hew Docks 0 19 485,000 {0 1] 10 1 $0 $485,000
New Breakvater $0 700,000 41,400,000 §1,400,000 10 §0 93,500,000

10TAL 3118 SIPENDITURES
KET CASE FLOY
CUKULATIVE ¥BT CASH FLOW (#53,800)  (4722,720) (41,898, 440)(82,138,337)(42,148,008)(42,374,760)(42,089,000) (92,305,983} (41,252,294) 281,398 41,815,089 13,048,712 94,882,480 46,416,148
BT PRRIENT VALUB @ 8% §$1,125,198 :
@108 1,141,861

12 690,655
THTBENAL BATR OF BRTURN b}

§ource: Planning {anovations, lnc., Janoary, 1387




SOURCES OF FUNDING

would provide the NFTA with a revenue stream
right at the outset and (b) because private
development at the Small Boat Harbor will not be
very important, the impact of passing 70% of the
municipal services payments through to the City
will be much less significant. With the recent
modifications at the Small Becat Harbor, these
financial results are not expected to be very
different.

Although the developers' site contributions are
expected to end in year twenty-five, other reve-
nue streams such as the ground rents, municipal
sérvices payments and lease revenues will con-

tinue.

The proposed financial plans are based on a
development strategy in which public sector
funds are used induce private developers to make
the investments that «can bring the most
significant benefits. Given current market op-
portunities, as discussed in other sections of
this report, and present conditions in the Outer
Harbor, the realization of such a public/private
partnership will require significant public
investments at the Outer Harbor. Faced with
these early capital requirements, the maximum
use of existing federal and state funding pro-
grams should be an important part of the NFTA's
efforts to implement the development program.

The proposed development recommended earlier
required the NFTA to spend approximately $25
million of its funds over the next ten years for

site improvements and operating and maintenance
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N.Y. State Grant
and Loan Programs

needs. (With the Modified Plan this amount
would be nearly $28 million.) Given the. weak
financial results at the Outer Harbor North site
and the need for expenditures to be made for six
years before significant revenues can be real-
ized, the role played by gJgrants or low cost
loans can be important.The potential for obtain-
ing such funds through federal and state Ppro-
grams is not as promising as it was in earlier
years when constraints on domestic spending were
not as stringent as today. Nevertheless, sev-
eral federal and state programs which fund in-
frastructural improvements of the type proposed
at the Outer Harbor are outlined below.

Local Waterfront Revitalization Program: This
Department of State funded program provides
funds for preconstruction activities which may
not exceed 10% of the construction costs. Al-

though limited, the program provides funds on a
80-20 matching basis. Such funds could poten-
tially be used for early landscaping and prome-

nades at the Outer Barbor sites.

Waterway Access Program: Current efforts by the.

State Department of Environmental Conservation
to fund capital improvements at the Small Boat
Harbor are indicative of the funding support
available on the waterfront. The program funds
waterway access points, boat landing ramps,
parking, shoreline walkways and railings, £fish

cleaning stations and related facilities.




Land and Water Conservation Fund: Federal funds

are available through the State Office of Parks,
Recreation and Historic Preservation on 50-50
matching basis.

Industrial Access Program: This program pro-

vides up to $1 million per year for roadway
projects which facilitate access to industries
which create or retain jobs. The program pro-
vides 100% funding with a requirement that 40%
of the funds are in the form of interest free

loans repayable over five years.

Western New York Economic Development Corpora-
tion: As a subsidiary of the Urban Development
Corporation, this state agency administers a
working capital fund for investments in indus-
trial job creation and may have the ability to
invest in other projects with economic develop-

ment purposes.

Discretionary Aid Projects: PFunds are provided

by the state legislature for local capital pro-
jects each year on a district basis. Appropria-
tions are typically between $100,000 to $500,000
per project.

Regional Economic Development Partnership Pro-

gram: This program is designed principally to
crate and retain private-sector jobs in regions
with distressed economies. The program offers
assistance through grants and loans in the areas
of business development projects, business in-

frastructure and economic development assistance




Federal Assistance
Programs

PINANCIAL STRATEGY

projects. Infrastructure assistance is avail-
able to municipalities, and local development
corporations for access roads, drainage systems,
sidewalks, docks, water supply and site clear-

ance and preparation. *

Dingell-Johnson Program for Marine Access:

Under this program the Department of Environ-
mental Conservation receives $500,000 per year
for marine access development. This program
provides funds specifically for public boat
launches and access to shoreline fishing.

Urban Development Action Grants (UDAG): The

UDAG program provides funding for development
projects in distressed urban areas. Funds are
available for selected projects on the basis of
the amount of private investment leveraged per
dollar of public funds, the number of newly
created jobs and the 1long—term return to the

public sector.

Community Development Block Grants (CDBG): This

program provides funds for capital improvements.

Funding eligibility is dependent on the demon-
strated benefits to 1low- and moderate—income
residents within the framework of clear economic

objectives.

Thus, there are various financing programs at
the state and federal level which might be used
to cover some of the costs of public improve-
ments at the Outer Harbor. The main difficulty
that we see at this juncture, in addition to the
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tightly defined purposes of most of these pro-
grams is that of timing. Capital funds needed
by the NFTA to develop the public infrastructure
will be in the range of $17.6 to $20.4 million.
To make up a significant proportion of these re-~
gquirements, an interagency funding approach is
needed, in which a combination of funding pro-
grams are used. This can have a damping effect
on the development schedule and push expected
revenues further into the future. Therefore,
only the most likely programs should be pursued.

Various grant programs may also be tapped for

additional development on Seaway Pier 1, Bell

Slip park and the Lakefront walkway.

The greatest share of the necessary capital
funds will need to be raised through revenue
bonds, which would be retired through the reve-
nues that the NFTA expects to receive from the
development. The preceding financial analyses
indicates that the use of such bonds would be
possible, if the Outer Harbor North site devel-
opment and the Small Boat Harbor expansion are
financed together, if agreement can be reached
with the City on the retention by the NFTA of a
high proportion of the municipal services pay-
ments in the early years and 1if 1legislative
support can be secured in the form of seed money
to cover expenditures in the early years of the
project.

This seed money might consist of repayable ap-
propriations for the purpose of paying interest
on the bond issue. As the project matures and
more revenues become available, funds would be

targeted for both debt service regquirements on
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the bonds and repayment of the appropriations.
There are precedents for this approach but spe-
cific issues such as the maturity schedule and
reserve requirements would have to be worked out
with the legal and bond counsel to the NFTA.
Issues such as the debt-service coverage ratio,
risk factors involved and marketability poten-
tial (particularly in 1light of recent federal
tax legislation and its impact on tax exempt
bonds) would require further investigation be~
fore the feasibility of the approach could be

determined.
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PARCELS NOT COVERED

CHAPTER 5

DEVELOPERS' PACKAGES

Not all of the areas included in Phase I of the
Outer Harbor Development Plan are covered by the
following "Developers' Packages". As indicated
in the financial analyses of the preceding chap-
ter, areas such as the boat slips in the small
craft harbor in the Seaway Slips area and the
Small Boat Harbor may be developed by the NFTA,
which would receive income from the rental of
boat slips and other completed facilities.

Developers' packages have also not been prepsared
for sites that mey be developed by or on behalf
of government agencies (the unified Great Lakes
research facility) or eleemosynary institutions
(Maritime Museum under the plan of January 1987)
since these involve a different apprcach, in
which institutional momentum must be created and
funding sources developed over time. Such
institutions don't lend themselves to straight-
forward offers to develop specific properties.
Finally, developers' packages have not been
prepared for the water sports attraction, now
located in the Bell Slip Park, and two restau-
rants at the Outer Harbor North site: a possible
fast-food outlet near Seaway Pier I and a more
formal restaurant in an adapted horticulture
building from the Garden Festival. The areas
involved in the last two are small and, while all
three areas may be disposed of in the same manner
as the other parcels, the NFTA could also develop
the sites and lease the completed facilities.




PACKAGE #1
SMALL BOAT HARBOR
RETAIL AREA

Description

It should be noted that while a developer's
package has been prepared for the office space
at the Outer Harbor North site, it is expected
that the NFTA will play a major g¢ole in promot-
ing this site among companies outside Buffalo
that can bring new jobs to the area. Either
itself or, more probably, through a promotional
firm, the NFTA will in effect be "knocking on
doors" on Wall Street, La Salle Street and else-
where, actively looking for tenants. The par-
cels for office construction may be the first
commercial properties outside of the restaurants
to be developed at the Outer Harbor North and it
will not be enough to wait for a developer to
come along. Not only the site, but the whole
package of Buffalo, its housing, 1its recrea-
tional opportunities, etc. will have to be sold
to prospective tenants.

The site to be developed is a parcel of about
two acres just east of the 24 acre landfill area
south of the NFTA's Small Boat Harbor, in addi-
tion to the parking to serve the retail area.
(See Figure 5.1.1)).

Planned development within this site includes
retail facilities for selling small craft, ma-
rine supplies and, specialty goods, and in an
adjoining building restaurant facilities. The
two buildings involved may total about 25,000
sq. ft with another 15,000 sg. ft. for future

expansion. They will face towards a landscaped
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Market Potential

area shielding the area from the parking area
serving the Small Boat Harbor. Adjacent to
these buildings parking will be set aside for
approximately 125 cars.

Near the retail area that is the subject of this
request for development proposals, will be the
NFTA's expanded Small Boat Harbor, providing
1,600 slips for pleasure craft ranging from less
than 20 feet to over to 40 feet. Certain other
facilities will be developed by the NFTA in-
cluding & harbor-master's building, docking
facilities for the charter and party boats and,
after completion of the Outer Breakwater, a

fisherman's center, for year~round use.

Pleasure bbating is one of the more rapidly
growing segments of the recreation market in
Buffalo and early expansion of the Small Boat
Harbor, to satisfy unfulfilled demands is pro-
posed. Slips for total of 1050 pleasure craft
are foreseen by 1990 and once a new breakwater
is built, out along the Harbor Line, a further
550 slips can be provided.

The proposed expansion will make the Small Boat
Harbor a major attraction on the Buffalo water-
front, bringing several thousand people to the
area each day during spring and summer months
and offering a significant market for retail
activities. It is estimated that boating ac-
tivities could attract 150,000 to 200,000 or
more visitors annually to the area. If only a
small fraction patronizes the marine-oriented
retail/restaurant complex, an estimate of gross
sales in the range of $5-6 million annually is
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Likely Costs and
Revenues

Improvements by

the NFTA

still conservative. This will be particularly
true if some of the items sold are big-ticket
items, including small boats themselves.

Construction <costs of the retail/restaurant
complex are estimated to be in the range of $2.5
to $3.0 million for civil works and buildings.
Gross revenues from building rentals are ex-
pected to be at least $580,000 annually.

In addition to the expansion of the Small Boat
Harbor and the construction of the new breakwa-
ter (which 1is primarily a Corps of Engineers
responsibility), the NFTA either has undertaken

or will undertake the following improvements in
the portion of the landfill area used earlier

for disposal of dredge spoil:

- Filling of the area with competent material
and placement of a 2' thick cilay cap, up to
rough grade elevation (about the top of the
rip-rap protecting the dike}). This work is
underway.

Construction of the central road across the
landfill area, two rocads branching out on
the western side of the landfill and parking
areas for 950 cars initially and 1later for
another 650 cars (1,600 total). Spaces fdr
125 cars will be assignable to the retail
cluster. Both the road and the parking areas
will be sloped to provide surface drainage
(by sheet flow), thus avoiding any piercing
of the clay cap.

Construction of a road roughly 400 feet long,
linking the new road with the existing park-
ing area on the east side of the boat basin.

Improvement of the northern edge ¢f the land-
fill area and construction of a 50 ft. wide
promenade along this edge, This promenade
will provide access to boat slips in the
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Terms and Conditions

area, as well as to the shops and restau-
rants.

The following utilities will be provided:

- A water line extends down Fuhrmann Blvd. to
which a connection can be made.

An extension of the present sewer line up to
a manhole on Fuhrmann Blvd. near the entrance
to the parking area.

A gas line exists now under Fuhrmann Blvd.
near the Small Boat Harbor. It will be up to
the developer and the private utility to ex-
tend this service, if it is desired.

The above improvements and utilities are indi-
cated on Figure 5.1.2 on the next page.

The following describes the terms and conditions

governing the development of the Small Boat

Harbor Recreational and Retail Area.

Form of Tenure
The NFTA will retain title to all its properties

and the developer will acquire a leasehold. the

period of this lease is expected to be 87 years
from the time of signing the lease agreement.
Lease payments shall be made annually, in ad-

vance.

Payments to the NFTA
In additional to annual lease payments, the
developer shall also make the following payments

to the NFTA or its designated agents:

Payments to recover capital costs of NFTA
provided improvements. Payments to be made
over a year period at an interest rate of

$ pP.a.
Municipal services payments ({or ad valorem

taxes due the City of Buffalo) on the as-
sessed value of the improvements at current
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tax rates (unless specific tax “abatement
agreements are negotiated beforehand}.

Any special assessments that may be levied
upon all property owners as & class or area-
wide assessments.

These payments shall be made at the intervals

specified in the lease agreement.

Schedule for Development

The selected developer shall prepare a schedule
that 1is consistent with the NFTA's overall
schedule for the 8Small Boat Harbor. Subse-
quently, the developer shall be responsible for
adhering to this schedule. If he should fall
behind the schedule by more than __ months, he
may be subject to forfeiture of the leasehold,

though he would be reimbursed for the value of

work in place.

Development Guidelines

The development that is undertaken shall be
consistent with the overall guidelines prepared
by the NFTA, governing lot coverage, building
bulk and height, parking, materials, signs,
architectural treatments and climatic design
features. These guidelines will form a part of
the lease agreement and the NFTA will retain the
right to review the developer's plans and re-
quest changes that will allow a mutually agree-
able result to be attained. All improvements
shall conform to the Building Code of the City
of Buffalo.

Access to Adjacent Areas

The developer, his lessees and patrons of the

facilities to be constructed will have access to




all adjacent public areas. (Entry to the boat
slips themselves and the approach fingers will
be restricted to boat owners, quests and NFTA
personnel.) The developer and his lessees must
not take any action, or permit their patrons to
take any actions, that would harm public areas
or degrade the public environment. Structures
and other improvements built by the developer
shall be properly maintained.

Permits
It shall be the developer's responsibility to
secure all permits necessary to carry out the

improvements he proposes.

Financing of Improvements

Financing of all improvements undertaken by the

developer shall be his responsibility.

Security Guarantees

Prior to the signing of any lease agreement the
developer shall furnish satisfactory evidence of
his financial capability and his ability to
secure the funding necessary to complete the
proposed development. At the time of signing he
shall provide a bond in the amount of $....c0.4y
to cover any costs, including foregone income,
that the NFTA might incur should the developer
fail to complete developments of the site in
accordance with the plans that have been agreed
to by the NFTA.




PACKAGE $#2
OUTER HARBOR NORTH
OFFICE DEVELOPMENT

Description

The site to be developed for office purposes
consists of three parcels totaling about 380,000
sq. ft. lying between Fuhrmann Blvd. and a land-
scaped interior road. The main parcel is adja-~-
cent to the Seaway Piers area, which is to be
developed, by others, as a small craft harbor.
The other two are about 900 feet to the south
and are to be developed solely as parking areas
in Phase I of the Outer BHarbor North develop-
ment. In subsequent phases, they may be devel-.
oped as residential areas, if eguivalent parking
is provided in a structure adjacent to the of-
fice building on the main site. 1In close prox-
imity to the office building will be the Phase 1
residential units and a building to be used
initially as a part of the Garden Festival and
later as a restaurant and commercial area. See

Figure 5.2.1.

Office space at the OQuter Harbor North site in
not intended to compete with downtown office
space and a clear commitment has been made to
the Waterfront Planning Board on this score.
Functions that do not require a downtown loca-
tion-—commonly called "back-office" functions,
though other office needs may be included=--can
most readily be accommodated at the Outer Harbor
North site. Hence, low=rise development, fea-
turing large unbroken floor areas, ample parking
and a suburban ambience {(modified, however, by
climatic considerations) seem most appropriate
and new markets should be sought out, in coop-

eration with the NFTA, to avoid any drawing from
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Market Potential
and Occupants to
be Sought

Buffalo's downtown, Proposed Phase I develop-
ment consists of an office building averaging
four stories in height on one parcel and open-
lot parking for about 625 cars on the main par-
cel and the other two parcels.

As Buffalo makes the transition from an economy
based on manufacturing to one that is more serv-
ice oriented, the demand for new and upgraded
office space is relatively strong. Most recent
figures refer to downtown, which constitutes a
somewhat different market from the "suburban"
market that is considered more appropriate to
the Outer Harbor North site but they do provide
an indication of market strength. A vacancy
rate of 16.2% in early 1986, which is below the
national average and an absorption rate well in
excess of 200,000 sq. ft. annually, characterize
Buffalo's downtown office market 1in recent

years.

At the regional level, recent growth and projec-
tions of employment in the services and the
finance, insurance and real estate sectors are
consistent with the relatively strong market for
office space. At the same time, employment
projections also indicate the desirability of
seeking out and bringing new firms to the area,
in order not to weaken demand for downtown

space.
As the shift in Buffalo's economy continues and,

particularly, if the needed new investment in

office space does not materialize, demand by the
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Likely Costs
and Revenues

Improvements by
the NFTA

early 1990's should be even stronger. On this
basis, it 1is believed that a market can be
established for some 200,000 to 250,000 sg. ft.
of new office space at the Outer Harbor by that

time.

Construction costs for offices in Phase 1 are

estimated to be in the range of $16.0 to $20.0
million. Revenues from building rentals are ex-
pected to be in the range of $3.0-83.75 million
annually.

In addiﬁion to improvement of the Seaway Piers
area and the provision of public amenities in
that area (much of which should already be com=
plete by the time this package goes to develop-
ers), the NFTA will undertake the following

improvements:

- Construction of a main access rocad from
Fuhrmann Blvd., plus -a divided landscaped
roadway, west of the parcels covered by this
package, leading to the plaza on Seaway Pier
2. A main storm drain will be provided along
each of these roads, plus a pipe from the
parking areas, with manholes for future con-
nections.

The following utilities will be provided:

- One water line loop around the periphery of
the area to be occupied by the office build-
ing, the Phase I residential/commercial devel-
opment and a building remaining from the
Garden Festival. Water line extensions funded
by the developer shall join the line making up
this loop.

- A sewer line serving the area with a manhole
located in the entrance road south of the
parcel shown with the Phase I office build-

ing.
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Terms and Conditions

- A gas line exists now under Fuhrmann Blvd, up
to what has been general cargo port area,
Extension of this line to serve the office and
other developments in the Outer Harbor North
site will be the subject of agreements be-
tween the developer ard the private utility.

The above improvements and utilities are indi-

cated on Figure 5.2.2 on the next page.

The following describes the terms and conditions
governing the development of Phase 1 office
space at the Outer Harbor North site.

Form of Tenure

The NFTA will retain title to all its properties
and the developer will acquire a leasehold. The
period of this lease is expected to be 87 years

from the time of signing the lease agreement.
Lease payments shall be made annually in ad-

vance.

Occupants to be Sought

A special condition for development of this site
shall be that the developer, in concert with the
NFTA, shall seek all major tenants for the of-
fice space outside the Buffalo SMSA. Firms that
are canvassed may currently be active in the
Buffalo area but the specific jobs involved
shall be new to the area. It is the intent of
the NFTA to utilize this property for regional
growth and not merely to draw jobs from other

parts of the region.

Payments to the NFTA

In addition to annual lease payments, the devel-
oper shall also make the following payments to
the NFTA or its designated agents:




\ muu 5’} ”.@7)

&
[

Office Development

Fig. 5.2.2




Payments to recover capital costs of NFTA
provided improvements. Payments to be made
over a ....year period at an interest rate of
ceesdd DA

Municipal services payments {or ad valorem
taxes due the City of Buffalo) on the as-
sessed value of the improvements at current
tax rates (unless specific tax abatement
agreements are negotiated beforehand).

Any special assessments that may be levied
upon all property owners as a class or area-
wide assessments.

These payments shall be made at the intervals

specified in the lease agreement.

Schedule for Development

The selected developer shall prepare a schedule
that is consistent with the NFTA's overall
schedule for the Outer Harbor North, Subse-
quently, the developer shall be responsible for
adhering to this schedule. If he should fall
behind the schedule by more than ___ months, he
may be subject to forfeiture of the leasehold.

Development Guidelines

The development that is undertaken shall be
consistent with the overall guidelines prepared
by the NFTA, governing lot coverage, building.
bulk and height, parking, materials, signs,
architectural treatments and climatic design
features. These guidelines will form a part of
the lease agfeement and the NFTA will retain the
right to review the developer's plans and re-
gquest changes that will allow a mutually agree-
able result to be attained. All improvements
shall conform to the Building Code of the City
of Buffalo.




Access to Adjacent Areas

The developer, his lessees and patrons of the
facilities to be constructed will have access to
all adjacent public areas. The developer and
his lessees must not take any action, or permit
their patrons to take any actions, that would
harm public areas or degrade the public environ-
ment. Structures and other improvements built by
the developer shall be properly maintained.

Permits
It shall be the developer's responsibility ¢to
secure all permits necessary to carry out the

improvements he proposes.

Financing of Improvements

Financing of all improvements undertaken by the

developer shall be his responsibility.

Security Guarantees

Prior to the signing of any lease agreement the
developer shall furnish satisfactory evidence of
his financial capability and his ability to
secure the funding necessary to complete the
proposed development. At the time of signing, he
shall provide a bond in the amount of $.......4.
to cover any costs, including foregone income,
that the NFTA might incur should the developer
fail to complete developments of the site 1in
accordance with the plans that have been agreed
to by the NFTA.




PACRAGE #3
OUTER HARBOR NORTH
RECREATIONAL COMPLEX

Market Potential

The site to be developed for the recreational
complex is a parcel of about 300,000 sqg. ft.,
located between Fuhrmann Blvd. and the interior
road linking the Bell Slip entrance to the cir-
cle at the south end of the landscaped boule-
vard. Figure 5.3.1.

Possible development in the area includes fa-
cilities such as a health club, with courts for

squash and racquetball, a plunge pool, exercise

‘rooms, etc. Adjacent to the structure containing

these facilities would be perhaps 10 vear-round
tennis courts (with fabric air-supported "bub-
bles"), plus 1locker facilities. Parking for
about 225 cars could be provided. The actual mix
of recreational facilities on this site would,
however, be up to the developer and would re-
flect his own studies-subject to the concurrence
of the NFTA,

There are a number of recreation and fitness
centers in the Buffalo area at present which
cater to the adult population. However, if a
wide-range of recreational offerings is included
in the Outer Harbor Development, it should pro-
vide the opportunity to capture a significant
share of the market. The proposed recreational
complex because of its mix of activities, in-
cluding court games such as ‘racquetball and
squash, a possible place for indoor swimming,
physical work-outs and, across the street, ice/
roller skating should offer an attractive alter-
native to fitness-conscious residents in Buf-
falo.
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Likely Costs
and Revenues

Court games such as tennis and racquetball/hand-
ball continue to show strong participation rates
among adult users in the Buffalo area. In a
1981 survey for the State Office of Parks, Rec-
reation and Historic Preservation, 35.9 percent
of those surveyed in the Niagara Frontier Region
indicated that they played tennis at least once
during the previous year. While only 14.2 per-
cent played racquetball/handball once during the
year, if these participation rates are adjusted
for differences 1in age, sex and income, the
percent of the population playing tennis de-
creases to 28.0 percent and the proportion play-
ing racquetball or handball increases to 16.3
percent. Assuming that these shares remain

constant through 1990, these figures represent a
future demand of 104,000 tennis and 60,500
racquetball players.

Given the market that exists, a location such as
this one, adjacent to a major commuting route
and near a likely ocffice complex, may be par=-
ticularly favorable for both the health club and
year-round tennis.

Construction costs for the various components of
the recreational complex are estimated to be
roughly $2.0 - $2.2 million for the health club,
and $1.1 million for the tennis courts with
fabric "bubbles", with parking for both sets of
facilities.

Revenues from rental of the health club facility
are expected to total about $300,000 - $400,000




Improvements by
the NFTA

annually. Tennis courts revenues stemming from
operation may be in the range of $150,000 annu-
ally.

In addition to the improvement of the Bell Slip
area and the provision of public amenities in
that area (much of which should be complete by
the time this package goes to developers), the
NFTA will undertake the following improvements:

Construction of the Bell Slip entrance road
from Fuhrmann Blvd, the landscaped boulevard
and the road 1linking them which passes in
front of the recreational complex. Storm
drains will be provided along each of these
roads, with manholes for future connections.

The following utilities will be provided:

- A water 1line 1loop extending from Fuhrmann
Blvd. along the Bell Slip entrance road,
passing along the rocad in front of the rec-
reational complex then turning back through
the parking area next to the complex to link
up with the pipe along Fuhrmann Blvad.

A sewer line from the swimming area in the
Bell Slip Park that will pass through 'the
parking area for the recreational complex. A
manhole in this area will allow a connection
to be made.

A gas line exists now under Fuhrmann Blvd’
between Tifft Street and what has been the
general cargo port of the NFTA. Extension of
this 1line to the north to serve the Outer
Harbor North site will be the subject of
agreements between the developer and the
private utility.

The above improvements and utilities are indi-

cated on Figure 5.3.2 on the next page.
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Terms and Conditions

The following describes the terms and conditions
governing the development of the recreational
complex parcels at the Outer Harbor North site.

Form of Tenure

The NFTA will retain title to all its properties
and the developer will acquire a leasehold. The
period of this lease is expected to be 87 years
from the time of signing the lease agreement.
Lease payments shall be made annually in ad-

vance.,

Payments to the NFTA ]
In additional to annual lease payments, the
developer shall also make the following payments

to the NFTA or its designated agents:

Payments to recover capital costs of NFTA

provided improvements. Payments to be made

over a year period at an interest rate of
% p.a.

Municipal services payments {(or ad valorem
taxes due the City of Buffalo) on the as-
sessed value of the improvements at current
tax rates (unless specific tax abatement
agreements are negotiated beforehand)

Any special assessments that may be levied
upon all property owners as a class or area-
wide assessments.

These payments shall be made at the intervals

specified in the lease agreement.

Schedule for Development

The selected developer shall prepare a schedule
that is <consistent with the NFTA's overall
schedule for the Outer Harbor North. Subse-
quently, the developer shall be responsible for
adhering to this schedule. If he should fall




behind the schedule by more than months, he
may be subject to forfeiture of the leasehold,
though he would be reimbursed for the value of

work in place.

Development Guidelines

The development that 1is undertaken shall be
consistent with the overall guidelines prepared
by the NFTA, governing lot coverage, building
bulk and height, parking, materials, signs,
architectural treatments and climatic design
features. These guidelines will form a part of
the lease agreement and the NFTA will retain the
right to review the developer's plans and re-
quest changes that will allow & mutually agree-

able result to be attained. All improvements
shall conform to the Building Code of the City

of Buffalo.

Access to Adjacent Areas

The developer, his lessees and patrons cof the
facilities to be constructed will have access to
all adjacent public areas. The developer and his
lessees must not take any action, or permit
their patrons to take any actions, that would
harm public areas ,or degrade the public environ-
ment. Structures and other improvements built by

the developer shall be properly maintained.

Permits

It shall be the developer's responsibility to
secure all permits necessary to carry out the

improvements he proposes.
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PACKAGE #4

OUTER HARBOR NORTH
RESIDENTIAL
DEVELOPMENT

Financing of Improvements

Financing of all improvements undertaken by the
developer shall be his responsibility.

Security Guarantees

Prior to the signing of any lease agreement the
developer shall furnish satisfactory evidence of
his financial capability and his ability to
secure the funding necessary to complete the
proposed development, At the time of signing,
he shall provide a bond in the amount of
$.vee0.., tO cover -any costs, including foregone
income, that the NFTA might incur should the
developer fail to complete developments of the
site in accordance with the plans that have been

agreed to by the NFTA,

The two parcels to be developed initially at the
Outer Harbor North site for residential uses and
convenience shopping lie on the southern side of
a landscaped circle that is also bounded by the
office building and a building from the Garden
Festival that is to be adapted as a restaurant,
commercial space and exhibit area. Views of the
Seaway Piers and Lake Erie will be possible from
the residences. The area of the two parcels
totals about 297,000 sg. ft. See Figure 5.4.1.

Proposed Phase 1 development consists of ap-
proximately 250 residential units, including
possible townhouses and apartments in 1low to
mid-rise buildings. The condominium form of
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Fig. 5.4.1

Residential Development




Market Potential

ultimate ownership is presently considered most
likely, though the developer may find another
form to be more appropriate, yet sﬁill accept-~
able to the NFTA, Given the relatively small
number of units, Phase I housing will be unsub-
sidized, market-rate units, targeted at those
without c¢hildren and containing from 1,000 <to
1,300 sq. ft. of space in each. Public policy
dictates, however, that in later phases, and as
markets strengthen, some government-assisted or
cross-subsidized wunits will be provided for

families of moderate means.

Approximately 10,000 to 12,000 sq.ft. of conven-
ience shopping area may be developed for conven-
ience shopping to serve both residents and
office workers., They would be developed as
rental properties,

Key forces driving overall demand for housing
are the expected future population (projected
or targeted) and average household size. The

rate of demolition is also an important factor.

As discussed in the chapter on the regional
economy and future prospects for Buffalo, there
is a wide difference between estimates of future
population based upon projections of past trends
and population "targets" based upon further
shifts in the regional economy and specific
initiatives by 1local officials and business

leaders to foster a sense of renewal.

Mid-range projections of the City's population,
based on recent trends, indicate a slowed rate

of decline and a population of about 323,000 by




~year 2000. A continuing drop in the size of

the average household and an assumed loss of 700
units per year through demolition or conversion
would create a net demand for about 600 housing
units per year over the 20 years from 1990 to
2010.

On the other other hand, population targets
established near the beginning of the Buffalo
Waterfront Study indicated a turnaround and a
potential population by Year 2000 of 385,000 in
the City of Buffalo. If population were to move
towards this 1level, and assuming comparable
declines in average household size and losses in
existing housing stock, a total of 25,800 hous-
ing units would be needed between the years 1990
and 2000; roughly 2,600 per year.

In the five years between 1990 and 1995, there-
fore, from less than 2,500 up to about 12,900
households will be seeking housing. Looking at
the higher end of this range and estimating that
about 6.75% of the population (those with over
$35,000 in income in the early 1980's) can af-
ford a unit in the mid to luxury range means a
potential market of 850 housing units, if Buf-
falo's -economic turnaround can be realized.
Other sites within the City can attract the same
market group, but a waterfront site with the
proper mix of amenities and once other develop-
ment in the area is underway could attract up to
1/3 of that group: particularly younger profes-
sionals, with both husband and wife working,
initially attracted to Buffalo by the shift in
the economy towards services.




Likely Costs and
Revenues

Improvements by
the NFTA

Construction costs for an estimated 250 residen-
tial units, including site costs, will be in the
range of $17.5 to 22.5 million. Selling prices,
assuming that land rental and the developer's
contribution to site improvements by the NFTA
are factored into the price of the units, will-
be in the range of $105,000 to $135,000 per

unit.

In addition to the improvement of the Seaway
Piers and the provision of public amenities in
that area (which should be essentially complete
by the time this package goes to developers),
the NFTA will undertake the following improve-

ments:

Construction of the main access road from
Fuhrmann Blvd. and the divided 1landscaped
boulevard that separates the two residential
parcels. Main storm drain will be provided
along both of these roads and around the
circle where they intersect, with manholes
providing for future connections.

Development of a shoreline park area for
passive use, which will include (depending
upon the results of specific analyses) a mix
of plantings, earth forms and structural so-
lutions to ameliorate the microclimate found
within the Outer Harbor North site.

The following utilities will be provided:

- A water line loop around the periphery of the
area to be occupied by the residential units,
the office building and the building remain-
ing from the Garden Festival. The devel-
oper's water lines will connect with this
loop.

- A sewer line starting at the western residen-
tial parcel, passing around@ the circle, then
along the access road to the main sewer along
Fuhrmann Blvd.
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Terms and Conditions

- A gas line exists now, under Fuhrmann Blvd.
up to what has been the general cargqo port
area. Extension of this line to serve the
Outer Harbor North site will be the subject
of negotiations between the developer and the
private utility (by the time this package
goes to developers, this extension may have
already been negotiated by the developers of
the office and recreational complexes}.

The above improvements and utilities are indi-
cated on Figure 5.4.2 on the next page.

The following describes the terms and conditions
governing the development of the Phase I resi-

dential units at the Quter Harbor North site:

Form of Tenure

The NFTA will retain title to all its properties
and the developer will acquire a leasehold. The
period of this lease is expected to be 87 years
from the time of signing the lease agreement.
Lease payments shall be made annually in ad-

vance.

Payments to the NFTA
In addition to annual lease payments, the devel-

oper shall also make the following payments to
the NFTA or its designated agents:

- Payments to recover capital costs of NFTA
provided improvements. Payments to be made
over a ....year period at an interest rate of

Municipal services payments {or ad valorem
taxes due the City of Buffalo) on the as-
sessed value of the improvements at current
tax rates (unless specific tax abatement
agreements are negotiated beforehand).

Any special assessments that may be 1levied

upon all property owners as a class or area-
wide assessments.
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Residential Development

Fig. 5.4.2




These payments shall be made at the intervals
specified in the lease agreement.

Schedule for Development

The selected developer shall prepare a schedule
that is consistent with the NFTA's overall
schedule for the Outer Harbor North. Subse-~-
quently, the developer shall be responsible for
adhering to this schedule. If he should fall
behind the schedule by more than ___ months, he

may be subject to forfeiture of the leasehold.

Development Guidelines

The development that 1is undertaken shall be
consistent with the overall guidelines prepared
by the NFTA, governing lot coverage, building
bulk and height, parking, materials, signs,
architectural treatments and climatic design
features. These guidelines will form a part of
the lease agreement and the NFTA will retain the
right to review the developer's plans and re-
guest changes . .that will allow a mutually agree-
able result to be attained. All improvements
shall conform to the Building Code of the City
of Buffalo.

Access to Adjacent Areas

The developer, his lessees and patrons of the
facilities to be constructed will have access to
all adjacent public areas. (Entry to the boat
slips located in the Seaway Slip will be re-
stricted to boat owners, guests and NFTA person-
nel.) The developer and his lessees must not
take any action, or permit their patrons to take
any actions, that would harm public areas or
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degrade the public environment. Structures and
other improvements built by the developer shall
be properly maintained.

Permits

It shall be the developer's responsibility to
secure all permits necessary to carry out the
improvements he proposes.

Financing of Improvements

Financing of all improvements undertaken by the
developer shall be his responsibility.

Security Guarantees

Prior to the signing of any lease agreement the
developer‘shall furnish satisfactory evidence of
his financial capability and his ability to
secure the funding necessary to complete the
proposed development. At the time of signing he
shall provide a bond in the amount of S...vce0eys
to cover any costs, including foregone 1income,
that the NFTA might incur should the developer
fail to complete developments of the site in
accordance with the plans that have been agreed
to by the NFTA.
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CHAPTER 6

SITE MANAGEMENT PLAN

EARLY ACTIONS In establishing the desirability of the Outer
Harbor as a site for development activities, the
NFTA 1is concerned with, first: the 1issue of
where to start--how can the NFTA begin to get
people out to the Outer Harbor (particularly the
Outer Harbor North site)=--and, second: the issue
of appropriate activities--what is marketable
and what will complement the activities that
will be found at the foot of Main Street.

Getting people to the Small Boat Harbor is not a
real problem, since it is already a popular
spot. The chief restraint on further develop-
ment have been funding and environmental clear-
ances for constructing the new breakwater and
completing the adjacent landfill area. Clearance
for the latter has now been received, so this

restraint is removed.

Getting people out to the Outer Harbor North
site may be a rather slow process because of its
present image, the fact that outdoor activities
will only be possible for half a year (at least
until there are enough built forms to block and
divert the wind) and that significant private
investment is unlikely before the area's image
is changed. Clearing the present coke trans-
shipment operation off Seaway Pier 1, rehabili-
tating this pierl and landscaping it, as well as

starting a similar rehabilitation and partial

lThis involves restoration of the exposed concrete and minor sheet
pile repairs at a relatively modest cost.
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paving of the Seaway Pier 2 apron, is essential
to changing the image of the area. The existing
sheds on Pier 2 should be looked at in terms of
their potential for short-term reuse as shelters
or possible stage areas for outdoor presenta-
tions. If the plan recommended originally were
retained, an important but difficult task would
be to build the institutional momentum for the
funding and development of the indocor/outdoor
Maritime Museum that will ultimately be a focus
for Seaway Pier 1. This task will be obviated
if the alternative plan is adopted, but it will
still be necessary to develop the excursion boat
landing and, perhaps, to still bring in some
replica vessels and@ schedule scme public events.

Regarding possible activities, those that focus
upon Buffalo's history as a center of lake and
canal transport may be the most appropriate but
they may be limited in number. Regattas may be
held in the Outer Harbor, for which the Seaway
Piers would be excellent vantage points. The
remainder of the Outer Harbor area would have
the space and regional access for visiting cir-
cuses, fire displays and, on calm days, tethered
balloon events (nearby elevators may be present
hazards to free balloons.) Buffalo is a city
with a number of ethnic groups and Seaway Piers
1l or 2 may be quite suitable for performances by
ethnic dance troupes, concerts and as the number
of people grows (though it may remain at modest
levels for a while}, other developments can be
started. Most important, however, if it can be
obtained for Buffalo, will be the Garden Festi-

val that is proposed for the Outer Barbor.




STAFF AND
ORGANIZATION

To foster people's awareness of the area, perma-
nent improvements on SeaWay Pier 1 and, possi-
bly, the edge of Seaway Pier 2, could be the
subject of an architectural competition. The.
plan described in Chapter 3 is intended as an
inspiration; a more definitive program would be
developed on the basis of those uses that actu-

ally prove to be most successful.

During the time the above is taking place, nego-
tiations for the relocation of the first south-
bound off-ramp from N.Y.S. Route 5 and for the
establishment of a unified Great Lakes research
facility should be advanced with the appropriate
state and federal authorities.

The work of developing the Outer Harbor proper-
ties, using public and private funds and employ-
ing the talents of private developers will
require a special unit dedicated solely to this
development, as well as some additional skills
beyond those found now in the NFTA's organiza-
tion Other skills already exist in various units
of the NFTA.

As to the location of this special Outer Harbor
Unit within the NFTA's organization, this would .
be an internal policy decision by the NFTA
Board, for which TPTAMS makes no recommendation,
Formation of the Unit will be governed by the.
language of the legislation needed to expand
the NFTA's role beyond transportation projects
only.
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Among the skills and areas of specialization
that must be brought to the development task, Dy
members of the Special Outer Harbor Unit, by
other departments of the NFTA or by outside
consultants are: imaginative leadership, public
relations, promotion, programming of special
events and various technical skills required to
contract for design, construction and, later

development of specific parcels.

Skilled and imaginative leadership must be pro-
vided by the head of the Special Outer Harbor
Unit itself, though he or she may be supported
by an advisory body of active citizens with
contacts in various local community end service
organization. Pragmatism and the capacity to
seek out and exploit opportunities are important
attributes.

Public relations should be a part of the Special
Outer Harbor Unit and would include working with
local groups to explain the NFTA's plans on a
continuing basis and obtaining their support by
building on current knowledge of the public's

priorities.

Promotion of development will apply particularly
to two areas of concern. One is the generation
of momentum for the attractions at Seaway Pier
1, as discussed above, Programming of special
events should be a full-time job for someone
within the Special Outer Harbor Unit with a
knowledge of local organizations, what volunteer
talents are availabie and where funds for local
festivals etc. can be obtained. This person




would be responsible for estimating the costs of
each event, and recruiting and managing volun-
teers to develop programs--allowing them the
chance to get in on city events and see some-
thing permanent come from their efforts. This
work will take time. The other area of concern
is the development of office space. This should
involve an outside firm with a knowledge of the
space needs of companies in New York City,
Chicago and other major centers; how to tailor
an offering to meet these needs; and how to

affect their decisions on facility location.

Elaboration and updating of financial pilans,
selecting financial 1instruments and securing
funding for Outer Harbor projects to be carried
out by the NFTA should also be the responsibil=
ity of a member of the Special Outer Harbox
Unit, though he or she would work closely with
the NFTA's legal and financial units in dealing
with various state agencies, underwriters,

brokers, etc.

Some technical skills should be found within the
Special Outer Harbor Unit--particularly those
needed to develop scopes of services and costs
for the design and construction of infrastruc-
ture and, later, prepare documents to solicit
offers from developers. Other technical skills
will be provided by other units within the NFTA,
such as engineering and legal services, that

would support the Special Outer Harbor Unit.

The Special Outer Harbor Unit, therefore, would
start with a professional staff of four or five
people, plus clerical staff, and might later be




DEVELOPMENT
GUIDELINES

expanded by one or two people as negotiations
with developers become more important. Support
services, such as design review, supervision of
construction, finalization of contracts, etc.,
should be provided by other units in the NFTA.

At a later date, the Special Unit will take on
the added tasks of administering the rental of
individual properties at the Small Boat Harbor
and the Outer Harbor North and monitoring the
performance of developers, in terms of their
adherence to the Development Guidelines that are
outlined below and referred to in the individ-
ual developers' packages. At that time, some of
the earlier tasks of promotion and event pro-
gramming may be dropped, or modified. There may
still be an interest in attracting people to the
area, particularly if the Seaway Piers area is
to have activities that will complement those at
the foot of Main Street, so the person with that
assignment may be busier than ever. The need
for continuing promotion of the Outer Harbor
beyond Phase I will depend upon the pace of de-
velopment and market conditions in the years
following 1995,

The Outer Harbor Development Plan presented in
the preceding chapters describes a vision for a
new community on the Buffalo Lakefront as well
as the first phase of this community. It is the
culmination of a multi-year planning effort
which has benefited from the input and involve-
ment of not only the NFTA, but the City of Buf-
falo, the State DOT, various public groups and
consultants. It is recognized that the plan heas
room to grow. Private developers and their ar-
chitects will bring creative solutions to the
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various components of the community. The over-
all site plan will mature as the urban-and land-
scape design of public spaces is carried out.

However, either one of the Development Plan
speaks to a vision of the character of the com-
munity that will grow at Outer Harbor to the
types of uses which will be developed and to
the overall quality of the environment which 1is
sought. To this end, a set of development guide-
lines are provided which provide a framework
within which individual development efforts are

to be carried out.

The guidelines presented herein are intended to
assist the designers and developers of various
components of the community in achieving the
following goals:

- Creating a suitable "Gateway to Lake Erie" -a

new community which expresses Buffalo's rich
heritage as well as a bright future;

Developing a community of diverse activities
and interests which serves all of Buffalo as
well as visitors from outside the Region;
while,

Creating and reinforcing a "sense of place"
and a distinct identity for this community
through coherence in the design of public
spaces and private developments; and,

Addressing the rigorous demands imposed on
the community by natural conditions, includ-
ing climatological and environmental consid-
erations.
The guidelines are preliminary 1im nature and
will no doubt see refinement prior to implemen-
tation. They discuss means by which the above
goals may be realized by development undertaken

by both public agencies, whose responsibilities




Public Spaces

include the design and construction of public
spaces, and private interests, who will provide
the office, recreational, and residential devel-

opments.

The public spaces and circulation system compose
the primary organizing elements of the Outer
Harbor community. The nature and quality of
these components of the plan will establish the
overall quality which must guide subsequent

development phases.

The NFTA will prepare a landscape plan and
design for all public spaces on the Quter Harbor
for which it will have ultimate responsibility
for development and installation. These will

include the following.
Outer Harbor North:

- Fuhrmann Boulevard Street Edge
- Access Roads

- Boulevard

- Seaway Piers Development

- Lakefront Promenade

- Bell Slip Park

Small Boat Harbor:

- Roads and Lots

-~ Promenade and Green Spaces

- Fisherman's Center

~ Marinas and Berthing Areas

The landscape elements selected for the above
projects will provide the basis for landscaping
and design treatments for all subseguent devel-
opment. while it is not the purpose of these
guidelines to impose a conformity to individual
project design, the use of standard landscape
design vocabulary will provide a sense of coher-
ence to the entire Outer Harbor dJdevelopment.
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Where appropriate elements of the design vocabu-
lary of existing waterfront projects, such as
Erie Basin Waterfront Village, Naval Park, etc.,
will be utilized to reinforce a sense of coher-

ence along the City's waterfront.

The project elements designed and installed by
the NFTA will include:

- Paving treatment for promenades, sidewalks
and pedestrian paths;

- Granite curbing material
- Planting scheme for public areas;

- Street tree scheme for the Boulevard, ‘includ-
ing publicly (median) and privately (side-
walk) develop components;

- Street furniture design guidelines, including
standard designs for 1light posts, benches,
kiosks, and other elements;

- Signage system for motorists and pedestrians
including directional, interpretive, and
informational signs;

-~ Fencing standards, including guard rails for
water's edge and security treatment for resi-
dential areas and public paths.

While the design vocabulary will be developed,

and certain project components installed by the

NFTA it is expected that certain areas, at the

edge between public and private areas will be

developed by private interests. These areas
will include sidewalks &and 1landscaped areas
fronting public projects.
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Private Developments

The private development projects are encouraged
to reflect the creative design solutions for a
diversity of activities. This diversity will
provide an essential ingredient to creation of
an "urbanness" within the Outer Harbor Develop-
ment.

It is equally important, however, that the over~-
all urban design plan for the community be rein-
forced by the individual development projects.
This coherence will provide an essential ingre-

dient in creating a "sense of place".

Design guidelines will be established for spe-
cific projects. These will describe among other
factors, building height, density, bulk and
setbacks. Key elements of the guidelines which
express the general philosophy behind the guide-
lines are described below.

Overall height 1limitations on buildings in
the Outer Harbor North Development will be set
at 5 to 6 stories for office and most residen-
tial development. As suggested in the site
plan, allowance will be made for some towers of
up to 10 stories within the residential develop-

ment.

The basis for this lies in a desire to preserve
a sense of openness in the waterfront landscape
avoiding the "Gold Coast" syndrome, creating a
wall of high rise towers along the waterfront,
limiting views and vistas for all but the resi-
dents. It also recognizes the powerful presence
of the City's grain elevators, allowing them to
maintain a dominance in the skyline of Buffalo.




A consistent streetwall is recommended for pri-
vate development along the Boulevard. This
refers both to setback as well as building
height. Residential towers fronting the:boule~
vard will be set back behind the street wall.
This gquideline 1is included to reinforce the
formality of the Boulevard as well as to empha-
size the activity centers and monumental

"events" planned for its end points,

The formal Boulevard is planned to be the activ-
ity spine of the community, complementing the
tourism-recreation center of the Seaway Piers.
It is essential that the Boulevard, its side~
walks and median parkway maintain a sense of
activity and vitality. Office development along
the Boulevard will be required to provide win-
dows and entrances fronting the street to convey

activity on a human scale . Residential and, if
feasible, office development fronting the Boule-
vard would be encouraged to provide service-
oriented commercial activities on the ground

floor.

The land use,urban design, and building massing
elements of the development plan reflect a con-
cern for addressing climatic and micro-climatic
issues. Care has been taken to avoid creation
of voids and "wind tunnels" and to protect
against lake-effect summer and winter storms,
The designs proposed for components of the Outer
Harbor developments will need, individually and
collectively, to respond to these considera~
tions. The results of the Cornell University/-
Sea Grant Institute Land scape/microclimate




Study are expected to provide direction 1in
achieving this end. |

The Seaway Piers development 1is intended to
provide, together with the Foot of Main Street,
a tourism and recreation focus of national
prominence. The OQOuter Harbor development 1in
general, is to attain a special stature as a
regional showcase-~Buffalo's newest community,
located on its greatest natural asset - Lake
Erie. As such, the overall quality of design,

_ including use of materials, acknowledgement of

the special character of open spaces, and sensi-

tivity to the interrelationships between build-
ings and development components will assume a
high level of importance in evaluating and se-
lecting a course for the development of the

Outer Harbor.




CHAPTER 7

ENVIRONMENTAL CONSIDERATIONS - BUFFALO OUTER BARBOR

EXPANSION OF SMALL
BOAT HARBOR

Generadl

Expansion of NFTA's small boat harbor involves
construction of a new breakwater dike outboard
of the existing breakwater by placement of stone
and fill materials on the harbor bottom. The
new dike would be reached via an existing
landfill constructed from Outer Harbor dredged
sediment. The existing dike has deteriorated
and will be repaired as part of the expansion
project.

It is estimated that construction of the new
dike and repair of the existing breakwater will
require filling about 6 acres of lake bottom
aquatic habitat. However, as a partial replace-
ment, 3 to 4 acres of new habitat would result
from the subagueous rock slopes of the new and

reconstructed breakwaters.

Construction of the Small Boat Harbor's expan-
sion facilities and the resultant loss of
aquatic habitat are likely to be the impacts of
most concern when project approvals are sought
from regulatory agencies. A secondary concern
would arise if disturbance to the dredged
material disposal area were to occur during
construction. The issue would be discharge of

pollutants and contaminants back 1into lake
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Ecological Habitat

waters. No disturbance of these materials is

planned, however.

Harbor sediment sampling was reported by the
Corps of Engineers in their 1982 "Biological
Survey" of Buffalo River and Outer Harbor. Their
results indicate that the Small Boat Harbor's
substrate consists of sand-gravel-cobble materi-
als. The same is true for the cove or embayment
south of the former dredged disposal area. In
deeper waters (beyond the marina) the substrate
changes to a dark brown gelatinous type sedi-
ment. The precise nature of sediments at the
proposed construction site cannot be fully as-

certained from available data.

In their June 1984, Section 107 "Reconnaissance
Report" the Corps of Engineers shows Small Boat
Harbor depths in ranging from 3 to 7 feet.
Water depth outside the breakwater is typically
7 to 17 feet while the Outer Channel Channel has
about 27 feet of water. In the southern cove up
to 5 feet of water occurs. Thus the proposed
breakwater site 1is in deeper water than now

occurs at the marina and cove.

Recently New York State Department of Environ-
mental Conservation (DEC) determined the Small
Boat Harbor to be a "significant coastal fish
and wildlife habitat®. They have concluded that
the harbor is one of the most important fish and
wildlife habitats in the Buffalo metropolitan
region because it provides substantial protec-
tion for fish, wildlife and agquatic vegetation.
That agency includes the marina, the southern

embayment and all water west of the existing
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breakwater (out to the channel) within their
limits for the Small Boat Harbor.

The Corps' 1982 Biological Survey found the
southern cove to be covered with a luxurient
growth of aquatic macrophytes {water milfoil,
wild celery and pondwheeds). By September of
the year this embayment was described as choked
with weeds. Similarly the present Small Boat
Harbor was found to contain abundant aquatic
vegetation. West of the basin area (along the
lakeside face of the existing breakwater) the
Corps also reports the presence of aquatic
vegetation; such vegetation disappears in deeper
lake waters near the ship channel.

Both DEC and the Corps state that the marina and
cove are diverse and productive fish habitats
and this has been confirmed in the more recent
study by James R. Spotilla, et al, of the State
University College at Buffalo. Adult pumpkin
seed, yellow perch, brown bulkhead, largemouth
bass, rock bass, muskellunge, carp and fresh-
water drum are among the fish found in these
waters. Game fish forage for yellow perch, rock
bass and shiners within the small boat harbor
area, The quality of fish habitat is a result
of interactions between a number of factors:
shallow gquiescent water (due to several protec-
tive breakwater structures); the nature of
substrate; presence. of aquatic vegetation;
acceptable water quality; and availability of
shelter in the random rock facing of existing

breakwater structures.




|

While the two embayments (the marina and south-
ern cove) are relatively well described in DEC,
Corps and Spotilla documents, the site of the
proposed breakwater 1is not treated as com-
pletely. The‘deeper water area outboard of the
existing dike is 1likely to provide poorer
habitat for near-shore fish because of swifter
currents and lower abundance of aquatic vegeta-
tion. Vegetation will be affected by degree of
light penetration (less in deeper waters)} and by
the nature of bottom substrate (gelatinous
mud-like material appears in deeper waters ac-
cording to the Corps). Therefore, an adeguate
assessment of new breakwater construction should
be based on obtaining some additional data on

conditions outboard of the existing dike.

The Corps of Engineers in their Section 107
Study and James Spotilla, et al, in their study
conclude that the 1loss of 6 acres of bottom
habitat (at the new dike's base) would be
partially offset by creation of 3 to 4 acres of
subagueous rock slope habitat. It is their view
that the fisheries impact of this action is a
minor negative conseguence. The Ceorps has
further determined that social benefits in terms
of additional recreational activity are a major

project benefit.

The N.Y. State DEC concludes in its "finding of
significant habitat® that, since existing
conditions in the area are largely the result of
human activities, considerable allowance should
be given to construction and maintenance of
harbor structures. The State feels that instal-

lation of new breakwaters would not cause




Soil Contamination

significant habitat -loss unless they involve
substantial filling in shallow areas.

Based on available data and the findings of two
agencies, construction of the new breakwater is
not expected to remove significant fish habitat.
It is possible that the larger embayment created
by a new dike would actually increase available
habitat. A better analyses of trade offs
between existing conditions and those likely to
occur after construction should be based on
additional data outboard of the existing break-

water.

Forming the southern limit of NFTA's small boat
harbor is a former diked disposal area landfill
created by placement of dredged material. This
area, when filled, will provide access to the
new breakwater and was originally intended to
support marina related facilities such as the
restaurant and retail cluster described earlter.
In their July 1985 "Evaluation of Environmental
Constraints" document, Erie County DEP referred
to U.S.G.S. groundwater tests within the sedi-
ment disposal site. As noted in Chapter 2, an
investigation of this area that included chemi~-
cal tests of soil and water samples was carried
out in 1987 by Empire Thomsen Inc. As a result
of this work, a clay cap to seal the entire area
has been recommended and 1t has been deemed
inadvisable to have any permanent uses located
on this fill. Accordingly, it will be used for
parking only.




REDEVELOPMENT OF
SEAWAY SLIPS AND
NFTA BULK PORT AREA

General

Soil Contamination

During a July 2, 1986 meeting in DEC's Region
IX offices, the Department stated that any de-
velopment placed on the dredged material should
also be designed so that no discharge of con-
taminants to Outer Harbor would occur. This

requirement is still in force.

Redevelopment of Seaway Piers and the bulk port
site, as described elsewhere in this report,
does not 1involve significant construction in
Federal or State regulated waters. At The
Seaway Piers some repairs to the existing pier
structures are necessary. Commercial and
residential development at the bulk port site
will require some improvement to existing slope
protection but realignment of the waterfront

would not be needed.

Consequently, the most relevent environmental
issues associated with the redevelopment project
are the 1land use issues, which have been dis-
cussed at length in earlier chapters of this
report, and subsurface contamination. The
potential for soil contamination exists because
the bulk port site had been a former dumping

area.

According to Erie County DEP, the bulk port site
was created by filling along the Lake Erie
waterfront. It is reported that fill materials
included ash, construction debris, foundry sand,

and dredged material.




The USGS performed a sampling program at the
site in 1982. Results of testing four soils
samples showed 1little in the way of elevated
metals concentrations, Data beyond these four

analyses are not available.

In recent discussions with Mr., Peter Buechi it
was determined that DEC has recently completed
its Phase I reconnaissance survey'for the site
and will be releasing its report on this phase
shortly. A Phase I report typically consists of
a compilation of all relevant data for a loca-
tion, an assessment of that data, and recommen-
dations on disposition of the site. The agency
can recommend either that further testing (Phase
IT program) 1is need or that more work is not

necessary.

Goldberg, Zoino Assoc., 1in a letter report to
NFTA (October 18, 1984) reviewed the USGS
testing program and concluded it was inadequate
for a number of reasons. Among them were failure
to obtain groundwater samples, lack of organics
testing and use of an auger for sampling. They
recommended a more complete subsurface investi-
gation be accomplished prior to issuance of

DEC's Phase I report.

There continues to be a need for additional data
on trace subsurface contaminants at the bulk
port. The reasons for obtaining the information
should, however, be made clear. This report
proposes residential/commercial development in
which year round occupancy of structures would
occur., The additional data are not primarily
needed to assess potential ecoclogical problems
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REGULATORY APPROVALS

Small Boat Harbor
Expansion

in Lake Erie but rather to confirm that 1long
term human habitation is reasonable. While none
of the existing information suggests the pres-
ence of significant toxics, confirmation by an

appropriate sampling program is warranted.

Expansion of the boat harbor involves placement
of fill in waters of the United States and the
State of New York. Consequently, the U.S. Army
Corps of Engineers and New York State DEC could

have regulatory jurisdiction over the proposal.

The River and Harbors Act (particularly Section
10) and the Clean Water Act (Section 404)
require the Corps to review projects involving
work in navigable waters and placement of £ill
in U.S. waters. Construction of a new breakwa-
ter outboard of the existing dike will be an
action requiring Corps review and approval under
both statutes.

During a July 2, 1986 meeting in the Buffalo
District's offices, the agency stated that along
with other application materials (for Section 10
and 404 permits) NFTA should provide an analyses
which demonstrates that no practicable alterna-
tives exist to the proposed action. Practicable
alternatives are those which are available and
capable of being done--taking into account cost,
technology and “the project objectives (Ref.
40CRF230.10).
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Design of the breakwater should preclude en-

croachment on the Federal channel and the dike
should have the minimum cross~-section needed to
accomplish its energy dissipation function. The
Corps representative stated that proposals to
expand the dike cross-section for parking and
other auxiliary facilities would require sub-

stantial justification,

During the conversation it was learned that the
Corps does not have a regulatory interest in any
construction ©proposed on the former diked
disposal area for dredged material. By corre-
spondence dated February 4, 1985, the Buffalo
District informed NFTA that they had nc juris-
diction over placement of fill within the
disposal area's swale and that, in a prior
determination, Corps authorization £for use of
the remainder of the landfill was waived.

On the basis of conversations with the Corps, a
review of their regulations, and in considera-
tion of the proposed action, it is recommended
that NFTA plan to file both Section 10 and . 404
permit applications with the Buffalo District
for the Small Boat Harbor expansion. Supporting
documentation for the applications should
describe all details of the expansion including
the new dike, method of renovating the existing
breakwater, plans for use of the former diked
disposal area, and landside supporting facili-
ties. An alternatives analyses should also be
submitted, in conformance with 40CFR230, accom-
panied by a report that provides information of
the type specified in 40CFR230 (Subparts C thru
H).




In addition to Federal review, DEC will have a
regulatory role in the project. To obtain
project approvals under the Clean Water Act it
is necessary that an authorized State agency
certify the proposed action as not significantly
impacting water gquality. Thus, the Corps will
not issue a Section 404 permit without certifi--

cation from DEC.

DEC's participation in other aspects of the

"project is less clear. Region IX representa-

tives stated during a July 2, 1986 meeting that
NFTA is exempt from acquiring most approvals
which DEC normally issues with the possible
exception of permits to build in wetlands.
Since Region IX has not mapped any wetlands that
would be affected by the project it appears the
DEC involvement may be limited to water guality
certification (a check on wetland status was

made by phone on September 19, 1986}.

NFTA obligations under State Environmental
Quality Review (SEQR) were also discussed with
DEC. It was DEC Region IX's view that an
environmental impact statement (EIS) should be
prepared for the expansion of the Small Boat
Harbor that requires the new breakwater. They
felt that the impacts of the project could not
be considered without a thorough evaluation and
that an attempt to avoid preparing an EIS would

only delay construction.

Agency representatives stated that NFTA can act
as lead agency under SEQR and, therefore, scope
and organize the EIS process. Preparation and




Redevelopment of
Seaway Slips
and Bulk Port

public review of an environmental impact state-—

ment may take 6 to 12 months, depending on both
public interest and the complexity of the

proposed action. NFTA must decide wether it
will prepare an environmental impact statement
for the project or fulfill its SEQR obligations
via an environmental assessment after reviewing

all information available to it.

One complication with regard to State review of
the expansion has appeared in the form of DEC's
finding a significant habitat to exist at the
Small Boat Harbor. Such determinations were
requested of DEC by State Department of State
pursuant to the Coastal Zone Management program.
In their finding DEC has stressed the ecclogical
importance of the Small Boat Harbor area,
thereby suggesting that proposals for its use
should receive a particularly thorough evalua-
tion. This may be partially met by the study
of James R. Spotilla, et al, which found active
and varied aquatic life within the present Small
Boat Harbor basin. “

With regard to redevelopment of Outer Harbor
North, authorization from the Corps of Engineers
would have been required to straighten the
alignment of the bulk port waterfront. Since
bulk port will, in all probability, be relo-
cated away from this site, the current proposal
does not involve alignment improvements. Section
404 approval will, therefore, not be necessary.
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The Corps may become involved in the Outer
Harbor North site redevelopment if the NFTA were
to seek a determination of non-navigability for
the property. The determination is a Federal
statutory matter and is sometimes sought by
developers to preclude future guestions over use
of former subaqueous properties.

Unlike the Corps, DEC would normally review and
authorize in-kind repair of waterfront struc-
tures, Their authority to do so appears under
the State Protection of Waters program. How-
ever, according to DEC,the NFTA is exempt from
protection of streams procedures and, therefore,

need not file an application with that agency.

During our discussion with representatives of
DEC's Region IX, they asked if Outer Harbor de-
velopment would be incorporated in Erie County's
Waterfront Revitalization Plan. If the Water-
front Revitalization ©Plan, on the basis of
information from this report and earlier Techni-
cal Memoranda, adequately treats the proposed
project, it may not be necessary for NFTA to
perform a duplicative SEQR analyses. NFTA
should assure itself that the County's Coastal
Zone Management Plan (and supporting EIS) will
fully reflect the present proposals for redevel-
opment of Outer Harbor North.
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