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Local Planning Committee Topics & Schedule

LPC Meeting 2
• Preliminary Assessment and Opportunity
• Review of preliminary potential initiatives
• Preliminary Market Demand and National Trends

LPC Meeting 3
• Preliminary Options
• Final Market Demand Assessment

LPC Meeting 4
• Options and financial strategies
• Preliminary Implementation Strategies

LPC Meeting 5
• Final Options, Priority Projects, Implementation Strategy

First Public Meeting November 10th



1.
ASSETS / ISSUES
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1.1  Cultural Assets ( Stakeholder Comment)

Chemung County Courthouse.
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1.2  Cultural Assets ( Stakeholder Comment)



New York State HomeS aNd CommuNitY reNewal
empire State developmeNt
New York State departmeNt of State 

CitY of elmira

1.2  Historic District
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1.2  Historic Plan and Historic Center
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1.3  Decline resulted in a Fractured City
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Several stakeholders cited 
the decline of the city.  
While some individuals 
discussed the flood of 
1972 as a reason for the 
vacant lots, others said 
the decline is more tied 
to the overall economy of 
the city. Several cited the 
negative perception of the 
city center. 

1.3  Underutilized Land ( Stakeholder Comment)
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1.4  Division of City in Half 

Some stakeholders reported 
difficulties in crossing Clemens 
Center Parkway. Pedestrian 
safety issues were frequently 
witnessed at times of theater 
events.



New York State HomeS aNd CommuNitY reNewal
empire State developmeNt
New York State departmeNt of State 

CitY of elmira

1.5   Impediments to Walkability (Stakeholder Comment)
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1.6  Vacant Upper Stories (Stakeholder Comment)
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Some stakeholders commented 
on the number of vacant 
storefronts and on the need to 
support small business.  

1.7  Vacant Storefronts: Lack of Business Continuity (Stakeholder Comment)

Business Presence (NAICS 445, 446, 448, 522, 722)*
Source: ESRI Business Analyst 2016

Elmira Business Presence Corning Business Presence 



2.
ANCHOR FOR REGION
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Several stakeholders believe in the growth of the regional economy.  The growth of the I-86 
Innovation Corridor as well as th 22,900 commuters to the city every day are a real opportunity. 
.

 Ernie Davis Academy 
 1,000 students 

 Corning Inc 
 5,100 employees 

 Elmira High School 
 500 students  Notre Dame High School 

 380 students 

 Hardinge Group 
 1,475 employees 

 CAF USA 
 650 employees 

 Anchor Glass 
 300 employees 

 Elmira College 
 1,300 students 

 St Joseph’s Hospital 
 4,800 admissions 

 Elmira/Corning Airport 
 150,000 boardings per year 

 Elmira Refresh (1/2 mile radius) 

2.1  Regional Map
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2.2  Anchor of I 86 Innovation Corridor
The Strategic Action Plan for the I-86 Innovation 
Corridor is designed to accelerate public/private
investment, create job opportunities, advance regional 
competitiveness, and create the magnetism to draw 
and keep young, skilled workforce participants. 

The I-86 Innovation Corridor is a scenic stretch 
of New York’s Southern Tier located between the 
intersection of I-99 at the Pennsylvania border in 
Steuben County and I-86 at the Elmira interchange in 
Chemung County.

Strategy Framework
To achieve the vision, five corresponding strategies 
are outlined in the plan.

• Leadership
• Sources of Innovation
• Human Capital
• Built Environment
• Identity and Marketing
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Demographic data was obtained 
from a 3, 5, and 10 mile radii 
corresponding to primary and 
secondary trade areas.

2.2  Local Trade Area



3.
A VISION FOR
DOWNTOWN 
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3.1  Key Projects; Elmira Refresh

 

If these market rate rents are attainable, it is expected that developers will begin to approach rent revenue 
streams that could support new project development; but then rent levels are still below what would be 
necessary to support the total cost of design, construction and property taxes that must be incurred prior to 
occupancy.  Gap financing will be required. 

Sixteen (16) buildings and one vacant parcel suitable for infill development have been identified as potential 
development projects to respond to the forecasted demand.  These properties would have the capacity to 
accommodate an estimated 190 – 220 apartment units. 
 

                                
 
 
 
 
 
 
 
 
 

 

Prime Targets for Adaptive Reuse: Cluster #1                                  
 
 
 
                            

 
 
 
 

Street Address Owner (2015) Parcel Size 
(Acres)

Gross Floor Area 
(SF)

Stories Average GFA per 
Story (SF)

W. Water Street Infill City of Elmira / STEG TBD

110-120 Main Street First Air AGS, Inc. 0.22 18,249.00 2 9,124.50

150-152 N. Main Street Iszards Associates LLC 0.28 50,226.00 4 12,556.50

111-115 N. Main Street
Elmira Real Properties, 
Inc. 0.16 24,379.00 4 6,094.75

 
 

 

Cluster #1
Estimated Potential of New Housing Units:  100 - 115
Target Market Groups:  LECOM and Elmira College Students
Possible development of a “College Town” housing, retail and entertainment district

 

Prime Targets for Adaptive Reuse:  Cluster #2                                               
 
 
 
 
 

Street Address Owner (2015) Parcel 
Size 

(Acres)

Gross Floor Area 
(SF)

Stories Average GFA per 
Story (SF)

112-114 Lake Street Braustein Family LP 0.09 10,728.00 3 3,576.00

116 Lake Street T & R Realty Corp 0.05 6,172.00 3 2,057.33

118-122 Lake Street Chemung County 0.15 16,020.00 3 5,340.00

124-126 Lake Street Chemung County 0.11 14,320.00 3 4,773.33
                                                           
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Cluster #2
Estimated Potential of New Housing Units: 30 - 35 upper story rental units
Target Market Groups:  Medical Residents, young professionals, college 
faculty

 

Prime Targets for Adaptive Reuse:  Cluster #4 
         
 
 

 
Street Address Owner (2015) Parcel 

Size 
(Acres)

Gross Floor Area 
(SF)

Stories Average GFA per 
Story (SF)

251-257 W. Water 
Street

Eights Holding 
Company LLC 0.09 5,600.00 3 1,866.67

227-229 W. Water 
Street Mitchell, Michael 0.04 5,966.00 4 1,491.50
248-252 W. Water 
Street BATL Management LLC 0.13 7,814.00 2 3,907.00

 

                                               
 
 
 

Cluster #4
Estimated Potential of New Housing Units:  7 - 10
Target Market Groups: Young professionals, college faculty

 

Prime Targets for Adaptive Reuse:  Cluster #5 
          
 
 
 

                                                                                                                
Street Address Owner (2015) Parcel 

Size 
(Acres)

Gross Floor Area 
(SF)

Stories Average GFA per 
Story (SF)

121 W. Church Street Laurentiu, Marian 0.66 31,316.00 3 10,438.67
200-208 E. Church 
Street City of Elmira 0.82 42,166.00 3 14,055.33
214-216 E. Church 
Street Yunis Realty Inc 0.15 12,549.00 3 4,183.00

 

                                                               
 
 
 

Cluster #5
Estimated Potential of New Housing Units:  40 - 45
Target Market Groups: Young professionals, executives and senior management, physicians and health 
professionals

Cluster 1 Cluster 2

Cluster 4 Cluster 5
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3.2  Anchors as Components of Destination 
First Arena

Daily Events: Ice hockey, Ice Skating, 
Convertible for other events: 
basketball, other
Home to Jackals Hockey
Seating Capacity: 3,784

Clemens Center

Attendance: 100,000 per year
100 professional performances per year
non-profit 501(c)(3)
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3.2  Existing Anchors
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3.3 Make a Destination
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3.4  Make a Destination - Events District

0 250 500 750 1,000125
Feet

Photo: drburtoni / FlickrPhoto: Santander Arena
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3.3 Key Projects: West Water Street Redevelopment
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3.3  Linking anchors to create a destination
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3.3  Linking anchors to create a destination
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3.3  Linking anchors to create a destination
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3.3  Make a Destination

Photo of existing viaduct
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3.3  Make a Destination - Precedent:

Charleston, SC

Some stakeholders indicated that many 
individuals were running home business. These 
could use support, space, business planning 
assistance.
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3.3  Parking ( Stakeholder Comment)
Parking Structure

High Capacity but lack of use
Stakeholders comments:
• Comments on lack of 

maintenance
• Filth
• Poor lighting
• Not fully utilized
• One reported regular use with 

no problem
• Lack of use may be due to 

habit
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3.3 Waterfront as Destination
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3.3  Make a Destination: Waterfront Park
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4.
DEFINE CITY

WIDE STRUCTURE
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4.1  Defining Neighborhoods
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4.2  Creating Linkages between Neighborhoods: (Stakeholder Comment)
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         Elmira Complete Streets Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

          
                     
               
                          North Main Street Cultural Connector Project 

                       

The Clemens Center Parkway 
is currently a controlled-
access, surface-grade arterial 
road. The high vehicle speed 
and volume on this segment 
make active transportation 
difficult. The segment of the 
road between 2nd Street and 
Pennsylvania Avenue is 
identified as a high priority 
complete streets project. 
However, this segment should 
receive special consideration 
and consider the following: 

 
1) Traffic Calming 
2) Pedestrian Havens 
3) Light Cycles 
4) Study Speed Limit 
5) Sight Lines/Delineators 4.2  Cultural Connector linking Elmira College to Downtown

      (Stakeholder Comment)

Several stakeholders 
expressed support for 
improving connection 
between the College 
Area and Downtown.  

• Some said they 
preferred use of 
College Ave to walk 
to downtown than 
Main Street. 

• Some expressed 
concerns regarding 
safety issues currently 
encountered in 
the area between 
Downtown and Elmira 
College.
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4.2  Lake Street Bridge (Stakeholder Comment)

• Several stakeholders expressed 
support for reopening for 
pedestrian and bike use

• $3.7 M total cost to renovate 
$2.5M DOT grant application
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4.2  Clemens Center Parkway

Harlem River Park Gateway

After

Before

Union Square



5.
MARKET DEMAND



5.1  Local Demand

Local: colleges, health, others 

• LECOM: Growth of professionals, students
• Growth of Arnot Health
• Expansion of Elmira College 1,100-1,800 students
• Institutions clearly need downtown, downtown needs the colleges

22, 900 vehicles use Exit 56 daily
• Opportunity to capture 10% of that market



5.1  Residential Market Demand

Demand for 350 market rate 
units per 2016 Residential 
Market Demand Study.
Based on type of unit and 
monthly rent ranges, demand 
for rental housing during 
the period 2017 – 2022 is 
forecast in the table.

According to stakeholders, 
many professionals live and 
shop near the adjacent 
community of Horseheads 
and other locations.

Unit Style                Number           Monthly Rent
Studio 25 $550-695
Small one bed-
room

37 - 42 $725-850

One bedroom 68 - 95 $950-1200
Luxury one bed-
room

11 - 19 $1200-1475

Two bedroom 115 - 133 $1300-1600
Luxury two bed-
room

14 - 22 $1700-2000

College student 
suites

60 - 63 $1800-2000
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5.2 Overall Population Characteristics

Population within the 3 mile radius is denser than in the 5 and 10 mile trade areas as well NY State but 
estimated to decline. As trade area increases in size, population becomes older, with a higher presence 
of family households and higher incomes. 
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5.3  Major National  Trends

An Uber self-driving car cruises the streets of 
Pittsburgh in May 2016. 

Increase in Digital Connectivity Access to Healthy Foods

Sustainable Design

Photo: Patty Mooney
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5.4  The Urban Dividend

OVER 65

UNDER 35

35-65

UNDER 35

OVER 65

35-65

Demographics are destiny—population growth by age: 2010-2030

1990-2010: 
Families

Demographics are Density - Population Growth By Age

2010-2030:
Millennial and Boomers
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5.4  The Urban Dividend

UNDER 35

OVER 65

35-65

Demographics are destiny—population growth by age: 2010-2030

Millennials (under 35)
• Leaving rural areas
• Preference for downtowns
• Being connected
• Authenticity
• Preference or healthy foods

Boomers (over 65)
• Looking for place to retire
• Looking for low cost, activities, warm, 

connected

Photo source: Wikimedia
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5.4 The Urban Dividend

Photo source: Wikimedia

HOUSEHOLD CHANGE IN DENSE URBAN CORES

0-3 YEARS 
OF COLLEGE

4+ YEARS OF 
COLLEGE

-10% -5% +5% +10% +15% +20%

Educated households moving to dense urban cores, 2000-2014
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5.4  The Urban Dividend

1ST DECILE

-10% -5% +5% +10% +15%-15%

2ND

3RD

4TH

5TH

8TH

7TH

6TH

9TH

10TH

HOUSEHOLD CHANGE IN DENSE URBAN CORES

Affluent households moving to dense urban cores, 2000-2014

Source: Arthur C. Nelson 



6.
HOW TO PRIORITIZE 

PROJECTS
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How to Prioritize Projects?

Financial Leverage

• Does it leverage other financial resources, ie private investment, partner funding programs?

Non-financial Leverage:

• What benefits aside from the specific project might be generated?
• Increase in business or economic activity in the surrounding neighborhood?

Sustainable Economic Practice

• Does it operate on its own, generate its own revenues, after the initial investment is made? 
• Do you have to place new money into it year after year to keep it afloat?
• Can it revolve funds, so the same money is used again and again.

Percentage use of your funds:

• Small projects may generate benefits, and you can have many projects
• Large projects may generate benefits, but use all your funds on a few projects


