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11. New Pocket Park

Public Realm Improvement

Public Cost: 5200,000

Funding Sources: NYS Parks EPF, Niagara River Greenway, TIF and/or PIF

The development of a neighborhood scale pocket park in this location should focus on providing unique recreational
elements not found in adjacent parks, such as a ‘dog-park’ or other themed program. Funding for the design and
development of parks can be found through the NYS Environmental Protection Fund Parks Program, which can be
utilized for the planning, design, construction and acquisition of land for parks. In addition, Niagara River Greenway
funding has been successfully utilized at Gratwick Riverside Park, and is also available for improvements at this
location.

12. Gateway Memorial Park

Public Realm Improvement

Public Cost: $200,000 - $500,000

Funding Sources: NYS Parks EPF, NYS LWRP, NYS DOT TEP, TIF and/or PIF

The intersection of Thompson Street, Main Street, and River Road creates a large triangular shaped parcel perfectly
suited to become a primary gateway element that welcomes visitors to Downtown North Tonawanda. As the
opportunity arises, the City should acquire this land to create a large gateway open space that will also provide
travelers with wayfinding cues as they approach Downtown. The park should include high-quality landscaping,
directional and gateway signage, and public art to denote entry into the core of the City.

Funding opportunities for this project include the NYS Environmental Protection Fund Parks Program and the Niagara
River Greenway Commission standing committees. Funding for this project would also be available through the NYS
DOS Local Waterfront Revitalization Program. During the planning and design phase of improvements to River Road,
the City should seek to require a portion of project funding be set aside for pedestrian and public art improvements
at this location.

The City should also seek funding through the State Transportation Enhancements Program. This program provides
expanded funding for pedestrian and aesthetic improvements in connection with state and federally funded highway
and bridge projects.
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27. Multi-Family Residential
Private Development

This site, located at 624 River Road is directly adjacent to a Strategic Site (Site #15, 600 River Road). Recommendations
for this site are intended to capitalize on its prime location along the Little River, Fisherman’s Park and location
adjacent to 600 River Road (Site #15), which is a Strategic Site planned for future residential development. Future
development of high-value waterfront housing should incorporate, where appropriate, ground floor uses that are
focused on water-oriented uses and design. The waterfront should be, open to the public and include the provision
for public access with the development of a waterside trail system.

28. Gratwick Riverside Park Phase 3

public Realm Improvement

Public Cost: S5-58 million

Funding Source: Niagara River Greenway, NYS Parks EPF, NYS LWRP

The continued redevelopment of Gratwick Riverside Park includes the relocation of the primary loop road away from
the waterfront and the development of the waterfront promenade. Future phases of the Park’s development also
include the construction of the Gratwick Community Room and band shelter to provide a formalized venue for events
and activities.

29. Mixed-Use with Structured Parking
Private Development

The completion of residential development on Tonawanda Island includes several infill projects on temporary parking
lots constructed during previous phases. The structures are envisioned to be three to four stories, with lower-level
parking and upper story residences.

30. Townhomes and Oliver Street of Shoppes
Private Development

The development of townhomes and enhanced commercial/retail services at the intersection of Oliver and Thompson
Streets provides a strong anchor to the northeast corner of the Downtown Central Business District Character Area.
Townhomes are proposed internal to the site, while mixed-use, multistory development flanks the street frontage
and strengthens the urban form of the intersection. The redevelopment of this intersection is a central feature of the
revitalization strategy for Oliver Street, and was included in the City’s Downtown Redevelopment Pian.

31. Enhanced Oliver Street Gateway

Public Realm Improvement

Public Cost: $250,000 to 5650,000

Funding Sources: NYS Parks EPF, NYS DOT TEP

As part of the phased redevelopment of the Oliver Street corridor, a major gateway opportunity exists at the current
terminus of the Heritage Park trail. The unique, mid-block gateway feature may include a raised table trail crossing,
enhanced paving materials, aesthetic lighting, street trees, and potentially a public art structure that spans the
corridor. In addition, the historic railroad switching tower sits directly adjacent to this area and should be utilized as
part of the gateway. Public funding may be attainable via the NYS Parks EPF Historic Preservation program to restore
the switching tower, which could leverage other funding sources to make gateway improvements feasible.
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32. Mixed-Use Housing and Municipal Parking Lot
Private Development / Infrastructure Investment
Funding Source: NY Main Street

The area bounded by River Road, Backer Alley, Goundry Street, and Island Street is proposed to undergo a major
transformation from industrial uses to a mixed residential/commercial node. The redevelopment of this block
relocates surface parking from Manhattan Street, and bolsters the urban form of both Island Street and Goundry
Street through mixed-use, multistory frontage development. Proposed uses include business services, office, retail,
and upper story residential.

33. Manhattan Street Mixed-Use & Parking Structure
Private Development

Public Cost: 515 to 520 million

Funding Sources: NYS ESDC, Public Bond, TIF

This project includes the construction of a multistory parking structure and accessory mixed-use buildings along
Manhattan Street. A direct connection from this development to Webster Street is envisioned, linking the City’s
historic core with an abundant supply of parking. Attached to the parking structure would be larger-tenant retail
space and top-floor condominiums with views of the Niagara River. This development project would define Goundry
Street as the primary gateway to downtown from River Road, and would strengthen the sense of arrival into the City
from the south. Funding sources for this project will likely include significant private investment, though public monies
will likely be required to make the parking structure feasibly. There is the potential to partially fund the parking
structure through the presale of residential condominiums and long-term leasing arrangements with nearby anchor
tenants and/or first floor retail tenants within the parking structure.

34. Office Park
Private Development

Existing Industrial uses along River Road are envisioned to transition to office and flex light industrial uses in a business
park environment. This location will allow employers to capitalize on access from River Road, as well as proximity to
Downtown North Tonawanda and new residential developments along the Little River.

35. Riviera Theatre
Private Development

In conjunction with, and as an outcome of the BOA Planning process, the Riviera Theatre was recently awarded $1.2
million for the Riviera Theatre Expansion and Development Project, a $6.1 million project that will provide a 23,000
square foot addition for a smaller performance space called the Black Box Theatre, new dressing rooms and rehearsal
space, a new lobby, and new theater box office. The renovation will maintain the history of the existing theatre, in
particular the Mighty Wurlitzer Theatre Organ.
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The BOA Plan illustrates numerous opportunities for redevelopment of vacant sites for commercial, residential,
hospitality, and mixed uses. These projects, if implemented, wilt bring increased vitality to the City and attract new
residents, resulting in a potential population increase for the City of North Tonawanda. Potential negative impacts
resulting from population increases such as increased housing prices, demand for municipal services, and traffic
congestion will likely be mitigated by virtue of the project’s long-term phasing plan. The development scenarios within
the plan are phased over a period of 20 years; thus the growth will be incremental over time and will not result in a
sudden increase in demand for housing, public services, and other amenities. The long-term impacts of this
incremental growth in population are addressed in the transportation systems, infrastructure, and community
services sections. Table 10 summarizes the total number of residents and employees that may be expected under a
full build out scenario.

Table 10 Total Projected Residents and Jobs

Short-term (5-10 years) Mid-term (10-20 years) Long-term (20+ years)
Coeficient | Total units/sq Total Total

Use Total {sf/employee) ft Employees |Residents | units/sq ft [Employees [Residents |units/sq ft|Employees Residents
Residential 588 | units 2.54 155.47 - 395 257 653 176 0 447
Office 367,991 sf 300 125,800 419 178,401 595 63,750 213
Restaurant 79,050( sf 200 13,600 68 34,850 174 30,600 153
Manufacturing 211,000] sf 2,000 151,000 76 60,000 30
Warehouse 190,000| sf 5,000 15,000 3 20,000 4 155,000 3
Retail 242,250| sf 500 50,150 100 130,050 260 62,050 124
Total 666 395 1,033 653 551 447
Total @ Full Build Out

Residents 1,495

Employees 2,250

*Source: Bergmann Associates, 2016
Coefficients: Institute of Transportation Engineers (ITE) Trip Generation Manual, 9t Edition.

e Residential: The BOA Plan envisions 588 new residential units, which equates to approximately 1,495
potential net new residents (based on average household size of 2.54). If constructed according to the
phasing plan, the potential population growth would be phased in over the 20-year time period. The first
phase accounts for 155 new units, or 26% of the potential new residents. The second phase accounts for 257
units, or 44% and the third phase accounts for 176 units, or 30% of the new potential population growth that
can be attributed to the BOA Plan. (It is noted that new residential units may be filled by current residents
who move from other homes in North Tonawanda. It is assumed that homes vacated by residents moving to
would be occupied by other North Tonawanda residents or those from outside of North Tonawanda).

e Office: If constructed according to the phasing plan, the potential growth in jobs would be phased over the
20-year time period. The total amount of office space envisioned in the BOA Plan is 367,951 sf and 1,227
employees. The first phase accounts for 125,800 square feet, equating to approximately 419 employees. The
second phase accounts for 178,401 square feet, equating to approximately 535 employees. The third and
final phase accounts for 63,750 sf of office space equating to 213 employees.

e Manufacturing: If constructed according to the phasing plan the potential growth of jobs in the
manufacturing sector would be 395 employees. The total amount of manufacturing space envisioned in the
BOA Plan is 211,000 sf. The first phase accounts for 151,000 sf equating to 76 employees. The second phase
does not have any manufacturing construction planned. The third and final phase has 60,000 sf of space
planned equating to 30 employees. The BOA Plan envisions a total of 106 employees after the three phases
have been completed.

e  Warehouse: The BOA Plan envisions a total of 38 employees within the warehouse sector of employment
with 190,000 sf after the three construction phases have been completed. The conversion factor used to
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equate the number of employees is 5,000 sf per employee. The first phase accounts for 15,000 sf pf
manufacturing space equating to 3 employees. The second phase accounts for 20,000 sf equating to 4
employees. The third phase has 155,000 sf equating to 31 employees. The three phases total 190,000 sf of
space with 38 employees.

e Restaurant: The BOA Plan envisions a total of 395 employees after the full build out of restaurant space; with
a total of 79,050 sf. The conversion factor used to reach the total number of employees is 200. Phase 1 has
the amount of restaurant space being built at 13,600 sf with 68 employees. Phase 2 has 34,850 sf with 174
employees. The final phase has 30,600 sf with 153 employees.

4.2.2 land Use and Zoning

The BOA Plan and proposed land use/zoning changes are consistent with the community’s goals, as identified in this
document, as well as the City’s Comprehensive Plan and Local Waterfront Revitalization Strategy. The proposed land
use and zoning changes will allow far new development, most notably the introduction of mixed-use, residential and
commercial uses within the BOA. In addition, the BOA Plan wil! result in changes to the City’s existing zoning code,
which may alter allowed uses and densities in certain zones located within the BOA boundary. The changes will
implement site and building design standards that promote smart growth and protect environmental and cultural
resources. The purpose of the land use and zoning changes is to manage growth as it occurs over time and to ensure
that new development is built in a manner that enhances the built environment and is consistent with the
community’s goals.

These proposed land use and zoning changes do not create development directly, but they do help facilitate new
development by modernizing, harmonizing and streamlining the City's regulations governing land use development.
The potential impacts of new development include loss of natural resources and habitat, increased stormwater runoff,
erosion and sedimentation, traffic increases, and new pressure on City infrastructure and services.

The BOA Plan recommends changing the zoning districts of approximately 141 acres of land within the BOA. Table 11
quantifies the total acres affected by proposed zoning changes within the BOA baundary. Changes will maost
significantly impact River Road and downtown North Tonawanda. The BOA Plan recommends changing the zoning of
properties along River Road, from General Industrial to Waterfront District. Downtown North Tonawanda is currently
zoned General Commerce (C-2) and Light Manufacturing (M-1). The BOA Plan recommends changing the zoning in
most of downtown to a new district (Downtown Mixed-Use District) that is better able to accommodate a diversity of
mixed-uses.

it is noted the existing zoning districts would permit a much wider range of heavy industrial uses within the historic
downtown and along the waterfront than the proposed zoning changes. The proposed zoning changes would restrict
the types of uses that may be introduced within the BOA boundary, particularly in the historic downtown and along
shorelines. The restriction of uses along with the addition of rigorous design standards will likely constitute a reduction
in the potential impacts of new development and could be considered as a mitigation measure in itself.
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The proposed BOA Plan does not recommend demolition or displacement of any existing residential structures, and
it is not expected that the plan will have negative impacts on the housing stock within the City. The addition of new
housing units will likely serve to increase property values, thus also increasing associated tax revenues.

4.2.4 Open Space, Parks and Recreation, and Scenic Resources

The BOA Plan recommends implementation measures that will increase the amount of protected open space, parks,
trails, shoreline access, and scenic resources, through zoning changes, and incentive zoning. Several
recommendations for increased or improved public spaces are made within the BOA plan, as summarized below:

e  Gratwick Riverside Park. The recommended improvements to Gratwick Park and the adjacent marina align
with the Gratwick Riverside Park BOA Plan completed in 2009. Such recommendations include the addition
of restroom and kitchen facilities, the construction of a children’s natural playground, new public access trails
to a picnic point, and other recreational opportunities within the park.

s Tonawanda Island Open Space. The development of public open space in conjunction with private residential
development on the northern tip of Tonawanda Island is recommended by the BOA plan. Coordination
between the City and the current private owners of the land must occur to agree upon a framework for such
future development. Given this agreement, a Phase |l Environmental Site Assessment should be performed
to determine the environmental conditions of the site.

s Tonawanda Island Promenade and Public Plazas. Increased public access to the Niagara River Waterfront is
recommended within the BOA Plan through many initiatives. Included in these Initiatives is a proposal for
the development of a public promenade along the western shoreline of Tonawanda !sland. In addition,
several public plazas and open spaces are recommended to act as an interface between the public waterfront
and the private development on the island. A public promenade is also proposed along the little river from
Taylor Street to Bridge Street.

o New Parks. The BOA Plan proposes several new park spaces, including a pocket park south of the intersection
of North Marion and Schenck Streets, as well as a park in the triangular lot formed by the intersection of
Thompson Street, Main Street, and River Road. This park would serve as a gateway to the downtown district
of North Tonawanda, and is recommended to include wayfinding signage, high-quality landscaping, and
public art.

o  Multi-use space for educational, recreational, interpretive, and performance purposes is recommended in the
plan. This space would utilize existing rail cars for these purposes, and the Railroad Museum of the Niagara
Frontier would be relocated to this area on Oliver Street.

e  Weatherbest Boat Slip. The Plan calls for redevelopment of the Weatherbest Boat Slip in the southern area
of the BOA for public open space. This area is envisioned to include a trail connection between Gratwick
Riverside Park and Gateway Harbor Park, as well as amenities for passive recreation along the waterfront.

e Improved Pedestrian Amenities. In addition to the above, the Plan calls for improvement of pedestrian
mobility through development of streetscape elements such as trees, street art, and curb bump-outs at
intersections. These improvements, targeted specifically at Oliver Street and Main Street, would provide
increased ease of access to the multitude of public spaces within the city for pedestrians.

Given the myriad recommendations for increased public and open spaces, no adverse impacts on the open space,
parks and recreation, and scenic resources of the BOA and the City of North Tonawanda are foreseen.
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flow, the proposed BOA Plan will not have a significant adverse impact on the North Tonawanda public water and
waste water systems.

Some specific components of the existing water distribution system may have limitations due to pipe diameters and
obsolescence (service life). Required upgrades and replacements to the water distribution system can occur parallel
with public street improvements and individual development projects. All new utility facilities should be designed and
built to required flood proofing standards and codes.

Table 12 Project Daily Water Demand

Projected Daily
Proposed Land Use Unit Quantity  GPD perunit  Demand (GPD)
Office Employees 1,227 15 18,398
Restaurant (seat) Seats 1,976 35 69,169
Industrial (per person) Employees 144 15 2,153
Retall Square Feet 242,250 0.1 24,225
Single Family/Townhomes Dwelling Units 188 300 56,400
Multi-family Dwelling Units 400 130 52,054
Hotel (rooms) Rooms 310 130 40,300
Total Average Daily Demand 262,697
Maximum Daily Demand (2x average) 525,395

Source: Bergmann Assaciates, New York State Design Standards for Intermediate Sized Wastewater Treatment Systems,
NYS DEC Division of Water
Note: GPD = Gallons Per Day

4.2.8 Community Facilities and Services

This section provides an analysis of the impacts the BOA Plan may have on demand for community facilities and
services. No significant adverse impacts are anticipated resulting from the adoption of proposed zoning code updates.

SCHOOLS

The development of new housing units, and in particular the development of single-family homes (188), may bring an
additional 100-150 school-aged children to the City. This may have the potential to create additional burden on the
North Tonawanda City Schools. There are certain mitigating factors that will reduce or avoid negative impacts. New
residents would pay local property taxes allocated to schools, which funds approximately 40% of the school district’s
budget. Federal and state aid covers the majority of the remaining budget. Both sources of funding would offset the

costs of new students.

PARKS, RECREATION, AND OPEN SPACE

The BOA Plan recommends increases in the total amount of open space and parks within the Study Area. Therefore,
any population increase would be matched by an increase in the park space in the area, thus limiting the possibility
of overuse of parks or public space is foreseen. Further, the addition of significant amounts of new parkland is a benefit
to the community and is itself considered a mitigation strategy. Based on the above, the BOA Plan will not create any
significant negative impacts to supply and function of parks, recreation, and open space.

POLICE, FIRE, AND EMERGENCY SERVICES

The slight increase in population described above may increase the demand for police, fire, and emergency services.
However, two mitigating factors will limit any negative impacts: (1) the BOA Plan is proposed to be phased in over 20
years, thus any population gains will occur incrementally over time, with an average of 50 to 60 people per year. In
addition, new residents will pay property and sales tax as well as other local fees that will offset the costs of providing
such additional services.
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4.2.9 Natural Resources

This section addresses the potential impacts of the BOA Plan and zoning code updates on habitat, wetlands,
groundwater, flood plains and other designated resources. Implementation of the BOA Plan and zoning code updates
may result in land use or other changes that would alter surface and/or groundwater resources, including habitat,
wetlands, streams, floodplains, watersheds, and groundwater resources.

A key consideration in this analysis is that North Tonawanda is an urbanized city and most of the major sites within
the Study Area are located on former industrial sites/potential brownfields. The types of proposed development
within the BOA area have fewer environmental impacts, and in many cases may improve the overall quality and
abundance of natural resources in the area by hastening environmental remediation, applying high quality zoning and
design standards that create shoreline buffers and encouraging the use of green infrastructure techniques. In
addition, the creation of new parks and green space as well as ecologically-sensitive landscaping will aid in restoration
of the natural environment within the BOA. The zoning code updates recommended as an implementing strategy of
the BOA Plan will preserve and protect open space, environmentally-sensitive vegetation, critical wildlife habitat, and
scenic views of the Niagara River.

HABITAT

The Study Area is located within an urbanized area. However, throughout the plan, habitat restoration is encouraged
within open and vacant spaces. Furthermore, the Niagara River acts as a host to many species of fish within the BOA
area, and the BOA Plan recommends increasing fish habitats in the area through techniques such as dredging marinas
and boat slips.

Congruent with the Gratwick Riverside Park Master Plan and the Niagara River Greenway Plan, the BOA Plan’s
recommendations for Gratwick Riverside Park include significant habitat restoration efforts for both fish and birds in
the park. In addition, educational features will be implemented that highlight the process of habitat restoration within
the area, and the Great Lakes Region as a whole,

NYSDEC recently designated North Tonawanda as a Waterfowl Winter Concentration Area. The habitat of such
waterfowl can be threatened by dredging, filing, and bulkheading, as well as discharges from combined sewer
overflows and industrial sites. Such impacts must be taken into account when entering the construction process of
the recommended development projects along the waterfront in the BOA and appropriate mitigation measures
implemented as part of such development activities.

Given the urbanized character of the BOA, as well as the plans to create and restore natural habitats, no significant
adverse impacts to natural habitats are predicted.

WETLANDS

Currently, there is one designated wetland within the BOA. It is classified as a freshwater emergent wetland according
to the National Wetland Inventory. The wetland is located within Fisherman’s park and is 1.73 acres in size. The BOA
Plan does not recommend any new development or alternation to Fisherman’s Park, therefore no disturbance to
wetlands within the BOA is anticipated.

FLOODPLAINS

Due to its adjacency to the Niagara River and the Erie Canal, several sites are located within Special Flood Hazard Area,
or 100-year floodplains, as determined by the Federal Emergency Management Agency. The floodplain within the
BOA covers portions of both the east and west coasts of Tonawanda Island, as well as the Weatherbest boat slip in
the southern portion of the BOA.

The Niagara River is a large body of water and has a significant conveyance capacity. Therefore, future development
in the BOA should not have a significant effect on the water surface level or risk of flooding on the River. Development
within these areas of the BOA will be in accordance with the City’s Flood Hazard Area ordinance which requires specific
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Table 13 Summary of Sites that May Require a Phase Il Environmental Assessment

Address

63 Oliver Street

161 Tremont Street

210 Sweeney Street

900 River Road

871 River Road

830 River Road

765 River Road

555 River Road

512 River Road

87 Robinson Street

51 Robinson Street

90 Taylor Drive

Ownership Environmental Rationale
Concern
Bulk storage tanks require a higher level of regulation due to
Private Unregulated PBS tanks the volume of contaminants. If a site is notin compliance with
NYS DEC regulations, the threat for spills is higher.
If a site is not in compliance with NYS DEC regulations, the
Private Unregulated PBS and threat for leaks and spills is higher. Listing as a hazardous
riva CESQG waste generator also indicates handling of waste not
suitable for disposal in standard landfills.
isual staining indi th rele th .
City of North Visual evidence of soil Visual staining in |cate§ ere was a release on the property
. . A Phase Il may be required to determine the extent of
Tonawanda impacted by hydraulic oil o .
contamination and need for remediation.
Monitoring wells indicate that the presence of groundwater
contamination is suspected. The site also has former spill
. Existing monitoring wells events from which groundwater was impacted by
Private . e . . .
identified chlorinated solvents. Groundwater provides a mobile
medium for contamination, which can then travel offsite
creating a plume.
Unregulated PBS and CBS, If a site is not in compliance with NYS DEC regulations, the
Private chemical drums visible threat for leaks and spills is higher.

throughout the property

City of North
Tonawanda

CBS facility, CESQG

Due to the volume of chemicals and/or hazardous waste that
may be handled at the site, there is an elevated potential for
environmental contamination.

Private

CESQG

Listing as a hazardous waste generator also indicates handling
of waste not suitable for direct disposal in standard landfills,
which may have greater impact on public health or the
environment if released.

Private

PBS facility and historic spill
site

The site has a long history of spill events that have impacted
area soil and groundwater. Additionally, the site is a
petroleum bulk storage facility, indicating the potential for
future spills to occur.

Private

PBS facility

The site is currently an active PBS facility and is slated for
future residential waterfront development. It’s possible that
historic use of petroleum products have impacted the
environmental integrity of the property.

Private

Unregulated PBS facility

If a site is not in compliance with NYS DEC regulations, the
threat for leaks and spills is higher.

Private

CBS facility, unregulated
PBS facility, historic spill site

The volume of chemicals and petroleum handled at the site
increase the potential for contamination. Furthermore, the
site has spill history that impacted area soil and groundwater.
Groundwater increases contaminant mobility, facilitating
travel off-site,

Private

Visible drums, CESQG

There is visual evidence of on-site storage of materials,
possibly hazardous. In addition, the site is a small quantity
hazardous waste generator, indicating it may handle
materials not suitable for disposal in a standard landfill. These
materials are generally more hazardous to the environment
and public health, and have stringent disposal regulations.
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recommended transportation improvements. The preferred alternative is described in detail in Section 4.1, BOA Plan
Projects and Phasing. Potential impacts have been identified and assessed in Section 4.2, along with mitigation
measures where appropriate.

Modifications to the Alternative Scenario
The following projects and recommendations were modified from the Alternative Scenario. The resulting plan became
the Step 3 BOA Plan, referred to as the Preferred Scenario.

Downtown Structured Parking. The Alternative Scenario placed a parking structure downtown at the corner of
Tremont and Marion Streets. For the Preferred Alternative, structured parking was moved to a site across Tremont
Street to better capitalize on proximity to the recommended downtown hotel.

512 River Road (formerly Site #2). The Alternative Scenario proposed residential development on this site. That
alternative would be less responsive to the current market conditions, which would not support residential
development on this site in addition to other adjacent properties. This site has been replaced with the adjacent site,
known as 600 River Road.

600 River Road. The Alternative Scenario did not include this site. Since completion of the Step 2 BOA Nomination
Study, the City of North Tonawanda has received proposals to develop multi-family residential units on this site. Thus,
600 River Road has been added to the BOA Plan (i.e., the Preferred Alternative) in place of the adjacent site, known
as 512 River Road. At present, there are no plans anticipated for 512 River Road.

High Density Residential Site #15 is located near the corner of Marion and Robinson Streets. The Alternative Scenario
recommended this site for high density residential. This alternative would be less compatible with surrounding uses
and less responsive to the market than the Preferred Alternative, which proposes a multi-tenant warehouse on this

site.

Downtown Mixed-Use Site #13 is located near the corner of Sweeney and Main Streets. The Alternative Scenario
recommended this site for mixed-use development. The Alternative Scenario would be less responsive to the
downtown market than the Preferred Alternative. The City completed a hotel feasibility analysis in 2014 concluding
that the downtown market is well-positioned for a hotel.

Zoning Code Updates. This alternative includes zoning code modifications determined necessary to implement the
preferred alternative. The zoning code modifications involve two parts; a downtown form-based code and waterfront
zoning code revisions. All zoning modifications are included as Appendix H.
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