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EXECUTIVE SUMMARY

INTRODUCTION

Since Elmira’s last Comprehensive Master Plan in the late 1960’s, its economic base,
demographic profile and appearance have dramatically changed. Due to these changes and the
lack of a current plan there are problems building consensus as to how to solve the tough issues
the City faces on a daily basis. This Comprehensive Master Plan not only provides the guidance
to address these problems, but also creates a framework and a direction for future decisions. The
result will be to look at opportunities that will strengthen these positive attributes which will, in turn,
place Elmira as one of the Southern Tier’s leading communities.

This Plan is meant to guide the City through the next decade and strengthen its existence as a regional
center for infrastructure (transportation), institutions (colleges and hospitals), manufacturers,
recreation and quality neighborhoods. The basic purpose of the Comprehensive Master Plan is to
provide the City Council and Planning Commission with specific projects and policies on which to
act. If followed, the City of Elmira will become a mixed-use community with a robust economy,
healthy neighborhoods, variety of recreational assets and a sound transportation network. The
Comprehensive Master Plan is concerned with the long-range development of the City and, as a
result, will help The City of Elmira secure a place in the regional, national and global marketplace.

SUMMARY OF EXISTING LAND USE

The City of Elmira has developed very traditional land use patterns. When studying the City, it is
natural to divide it into four quadrants centered around the Central Business District (CBD). The
quadrants can generally be described as northwest, northeast, southwest, and southeast. The natural
boundaries between these areas are formed by a north-south rail-line and the Chemung River that
flows east-west. The center of the city, or CBD, can be described as the area surrounding the point at
which Main Street and the Clemens Center Parkway cross over the river.

Central Business District (CBD)

The CBD generally extends from Main Street west to Columbia Street, and from Main Street east to
Madison Street on the north side of the River. South of the river, the business district extends along
Main Street in a linear fashion towards Pennsylvania Avenue. Within the CBD the primary land uses
are commercial and community service buildings, such as the post office and City Hall, with a slight
mix of recreational use. Traditionally, the CBD was the retail center of Elmira. Recent expansions
within the district have moved away from this trend as retail businesses are being replaced with
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businesses that generate people (offices). Secondary to this activity is the existence of coffee shops
and small lunch-time restaurants to support downtown workers.

Commercial Districts

There is a relatively large number of commercial establishments situated along the northern end of
College Avenue near the border with Elmira Heights. There is a mix of uses in this area including
some retail shops, restaurants/bars, and professional offices. This area directly leads into the “Miracle
Mile” which is a four-lane road in Elmira Heights that is a primary area of commercial activity in the

arca.

Other commercial areas include portions of the city east of Eldridge Park, east of Sullivan Street near
the industrial park, land along the Clemens Center Parkway, South Main Street, West Church Street
between College and Hoffman Street, and Maple Avenue near Brand Park. These are the primary
"pockets" of commercial activity.

Industrial Zones

The majority of Elmira's industrial land is located in the northeast quadrant of the City immediately
adjacent to Sullivan Street. Within this area there are manufacturing facilities, warehouses and
storage, and distribution facilities. Another primary area of activity is situated along the Clemens
Center Parkway primarily south of the river. This area has historically been one of Elmira's
manufacturing areas as this is where American LaFrance was located. There are additional
scatterings of industrial uses within the downtown area. Many of these parcels are surrounded by
commercial uses. Generally, nearly all of Elmira's industrial land is east of the north-south railroad.

Residential Zones

As with many American cities, residential land use in Elmira generally surrounds the CBD. The
majority residential land use in Elmira is situated in the northwest, southwest, and southeast quadrants
of the City. Many of these homes are single and multi-family homes aligned along a gridlike street
pattern. Although the northeast quadrant of Elmira has some residential uses, commercial and
industrial are more common.

Because of the mix of land use in the northeast quadrant, conflicts may be more common as the
neighborhoods become increasingly isolated. Currently, there are many pockets of dilapidated
structures within these neighborhoods, which may be a result of incompatible land use throughout the
quadrant. Measures should be adopted that can protect these neighborhoods from further
deterioration.

SUMMARY OF MAJOR FINDINGS
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A summary of major findings and proposals are presented to provide a preview of the more
detailed conclusions and recommendations of the Comprehensive Master Plan. In evaluating
different aspects (downtown, commercial districts, neighborhoods) of the City, consensus was
reached on the direction each should take in order to contribute to the redevelopment of the City.
Downtown Central Business District (CBD)

The Elmira CBD is in transition. Over the years retailers have moved to Big Flats causing a
change in the use of the downtown. Today, successful downtowns are compact and walkable, the
social centers of the City and have layers of activity that bring different users in at different times
of the day. The primary advantage of Elmira’s CBD is its location in relation to the City as well as
the County. Elmira’s CBD is the geographic center of Chemung County, and three of the City’s
major north-south arterials move through it. Long-term planning should focus on how to capture
this market and redevelop downtown as the functional center of the community. Toward this end,
the purpose of downtown Elmira is to serve as a destination mixed-use district including recreation,
government, retail, business, and entertainment activities. Each of these activities can service
adjacent neighborhoods, city residents and a regional market and should focus on activities that do
not compete with retail uses in Big Flats.

Commercial Development

Elmira has a number of commercial “areas” located throughout the city. These areas can be in
the form of a commercial “hub”, commercial arterial, converted residential districts, or
neighborhood scale districts. In recent months, many of these areas have been developed (i.e.,
Tops and Wegmans) and are beginning to significantly contribute to the local economy. As
Elmira continues to grow, it is important to continue to build a critical mass of retail activity. The
City should focus on in-fill activity on vacant lots and create a pedestrian realm that connects
back into the neighborhoods. Additionally, although the method of enhancing and preserving
these areas may differ, all should continue to be made attractive and functional by conforming to
a set of adopted Site and Architectural Design Guidelines to help increase the economic activity.

Industrial Development

Elmira has a considerable amount of industrial property located east of the railroad tracks and
north of Second Street. Although there are a number of abandoned buildings, the City has taken
action and demolished buildings that could not be used for redevelopment. The most recent
example is the Trinity site where the City took initiative and demolished and prepared the site for
development. This process has created a number of development pads which can be crucial to the
redevelopment of the City and its economic base. The City should clarify existing industrial
districts and maintain a sufficient land bank of industrial property in order to remain competitive
in today’s economy, clarify sites to be redeveloped, and re-use abandoned sites and buildings.

Neighborhoods
Many of the City’s neighborhoods have experienced significant change since the completion of
the first Comprehensive Master Plan in 1960. A key issue in retaining in-City residents is
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maintaining attractive neighborhoods to which people feel they belong. However, in some
neighborhoods, problems have arisen causing the erosion of neighborhood integrity. For
example, in some areas, properties are poorly-maintained and homes that were originally
constructed as single-family units have been converted to multiple-family dwellings. Conversions
in an area that was not originally planned for such density contribute to overcrowding, service
problems, and under-maintained rental units. However, not all of the City’s neighborhoods are
experiencing these pressures. In fact, some neighborhoods, such as the Near Westside, have a
healthy rental market while others have remained well-maintained single-family homes. The
Comprehensive Master Plan identifies neighborhoods that should be protected from further
conversions and neighborhoods that should have the density reduced from one, two, three and
four units to one to two units only and, in some cases, strictly single-family units.

Recreation

Elmira has a number of parks and recreation areas located throughout its neighborhoods with a
number of active recreational facilities including picnic areas, play equipment, tennis courts,
baseball/softball fields, and horseshoe pits. Further, there are numerous recreational assets
surrounding the City in which residents utilize. However, residents voiced concern through a
community survey and during focus group meetings, about a need to increase recreational
facilities and programs. It is recommended that the City increase the amount of programmed
activity in each park to meet these demands. It is further recommended that the Chemung River
corridor be developed as a recreational trail system servicing the adjacent neighborhoods.

Environmental

Although a developed city, Elmira has a number of environmentally sensitive resources. These
resources contribute to the quality of life in the City and should be maintained for the purposes of
upholding environmental quality.

Transportation

The movement of people and goods is critical to the on-going competitiveness of a community.
The focus of the transportation network in the City should be to allow the efficient and safe
movement of truck transportation as well as creating an efficient system to allow easier access
throughout the city and to downtown businesses. It is recommended that the truck route study be
adopted and the Clemens Center Parkway be complete to NYS Routes 14 and 328 by the year
2000. Pedestrian and bicycle circulation are also an important aspect to a healthy city. In
addition to improving vehicular circulation, the streets and sidewalks must be made safe and
enjoyable for pedestrians and bicyclists.

Cultural Resources

The interests of a community in its cultural character say a lot about the way a community views
itself and the impression it wants to extend to others. Attention to the historic and visual aspects
of the City will help to restore a positive self image. It is recommended that the City’s Historic
Review Commission be given a larger role in an effort to preserve the City’s unique resources.
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Further, as the City reestablishes itself as a regional center, it should continue to support the
expansion of the Clemens Center Performing Arts Center.

CATALYTIC PROJECT SUMMARY

During the formulation of the Comprehensive Master Plan, the Committees were asked to
contemplate key projects they felt were important to the redevelopment of the City. The projects
were chosen based on their ability to be catalytic leading to revitalization and redevelopment of
key districts. Additionally, the projects were selected because they are:

visible;

along major arterials;

in the center of the City; and

responding to a specific need.
Given this rationale, the following projects were identified:

North Main Street / College District

City Center District

South Main Street Neighborhood Commercial Center
Church Street Retirement & Housing Center
Washington Avenue Neighborhood Commercial
Madison Avenue/Second Street Redevelopment Plan

NNk -

Chemung River Trail

The Implementation chapter of the Comprehensive Master Plan discusses each of these projects
in greater detail. In addition, a reduced graphic of each plan is included.
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I. INTRODUCTION

A. THE COMMUNITY PLANNING PROCESS

Planning activities play an important role in stabilizing a community, directing growth in a
beneficial and controlled manner, and defining redevelopment opportunities. The
Comprehensive Master Plan is a tool by which a community can identify its needs and establish a
vision for its future. Development and implementation of a community plan is an effective and
efficient means by which to achieve a meaningful and desired change in a steady and incremental

manner.

The City of Elmira Comprehensive Master Plan Update was initiated in September 1995 under
the direction of the City Council and staff. Central to the process were two committees: the
Technical Advisory Committee (TAC) and the Community Working Committee (CWC). The
TAC was made up of local business people, agency heads and city staff and the CWC was made
up of key community leaders. Both committees convened periodically during the planning
process and guided the development of the plan to respond to a wide range of interests.

The Master planning process began with an inventory and analysis of existing conditions
followed by a survey sent to 879 randomly selected City residents. Once the committees gained
an understanding of the existing conditions and knowledge of city residents’ feelings towards
issues outlined in the survey, a number of focus group meetings were held to gain additional
insight into key issues. Next, specific policies and actions were developed to address problems
and issues that were defined as part of the inventory, survey and focus group process. After the
policies and actions were developed, strategies and tools to meet the objectives of the vision were
refined. These components were graphically summarized on a future land use map. The map acts
as a blueprint to help chart the City’s growth and redevelopment in a direction which meets the
established vision.

B. INTRODUCTORY SURVEY RESULTS

In March, 1996 a survey was sent to 879 randomly selected households which were obtained
from the voter registration roll. A total of 390 responses were received from the sample pool.
This level of response allows the City to be 95% confident that the resulting statistics will have a
sampling error of +5%. Therefore, the City can be between 90% and 100% confident that the
survey responses will accurately depict the community’s feelings as a whole. Because the survey
was statistically controlled, the results were interpreted as the consensus of the general public.
The City Council, City staff, TAC, CWC and consultants utilized the survey results to shape the
Comprehensive Master Plan Update.
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The survey had 7 sections that addressed various issues. These included citywide issues, city
priorities, neighborhood issues, traffic and transportation, parks and recreation, downtown issues
and a respondent profile. Each issue is discussed on a topic basis in Chapter II -
RECOMMENDATIONS. The first topic, city-wide issues, is presented here to direct the general
goals and policies within the Comprehensive Master Plan Update.

The first survey question asked residents to identify the top priorities facing the community for
the next ten (10) years. The three most important issues cited by the respondents were:

1. Jobs and Economic Development - 77.8%;
2. Crime and Public Safety - 58.6%; and
3. Improve Existing Housing and Neighborhoods - 46.7%.

Because of the importance of this question, many of the recommendations set forth in the
Comprehensive Master Plan are based on this survey question.

C. ISSUES AND CHALLENGES FACING THE COMMUNITY

The City of Elmira is faced with many challenges. This Comprehensive Master Plan provides the
City with the tools necessary to guide growth and development, define redevelopment
opportunities and address the issues facing the community.

1. Economic and Community Development

The City of Elmira, the County Seat for Chemung County, is situated near the Pennsylvania-New
York border in the central portion of the Southern Tier of New York State. It is the gateway to
the Finger Lakes region and the regional focal point of industry and business. As a result of its
advantageous location, the City of Elmira has established its role as a population center and has
forged its own identity. The future of the City must now be addressed by setting a course of
action to guide the community into the twenty-first century. With a relatively stable regional
population base, the challenge is to identify the next phase of growth opportunities and the
appropriate mechanisms which will help the City of Elmira become economically and culturally
stronger.

2. Growth and Social History

Following its founding, Elmira benefited from its central location which seemed to create
limitless development opportunities. In the early- to mid-1800s, Elmira was linked to numerous
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markets via the railroad and the Chemung Canal. The City continued to grow due to technological
advances, and by the turn of the century, had over 500 manufacturers. Following a population peak
in the 1960s, the City’s population declined. Today, the population is relatively stable and, since the
latter half of the 1980s, the City has witnessed an increase in jobs for small- to mid-sized
manufacturing companies.

3. Changing Urban Character

Today the City of Elmira is a city changing from the inside out. As is the case with many American
cities, downtown retailers have moved to the perimeter of the City or elsewhere in the County, larger
manufacturing businesses have relocated or closed, and residential neighborhoods are changing in
character. This combination of factors presents the City with a unique challenge. The
Comprehensive Master Plan should identify a strategy to once again focus the wealth of the
community inward and restore vitality and stability to the central core as well as the surrounding
neighborhoods.

4. Regional Location

Elmira’s location at the base of the Finger Lakes region is a combined asset and liability. The City’s
Southern Tier location are a few hours away from major urban centers such as Rochester, Syracuse,
and New York City, making business and residential recruitment difficult. On the other hand, the
close proximity to the Finger Lakes allows the City to capitalize on its amenities.

As times change, Elmira must utilize its current strengths and look to contemporary business
opportunities to lead it into the next century. With a relatively low cost of living, a better than state-
average manufacturing employment base, and quality neighborhoods, Elmira has a firm base on
which to build its future.

5. Opportunities and Constraints

The Comprehensive Master Plan process identified a number of basic opportunities and constraints
for the City of Elmira. These include:

Opportunities

*  Well-Defined Downtown Core - Elmira has a spatially and visually defined downtown that
highlights the geographic center of the community. The surrounding neighborhoods and
roadways make the downtown area easily accessible to area residents as well as regional visitors.
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Chemung River - This river is a very important, underutilized natural, cultural and economic
resource for the City. Significant opportunities exist to make the river a key recreational and
open space link to the downtown, residential neighborhoods and outlying communities.

Quality Residential Neighborhoods - Quiet tree-lined residential neighborhoods, such as those
found in the northwest, southwest, and southeast quadrants of the city, are among Elmira’s
strongest assets. Houses in the more economically stable neighborhoods are generally well
constructed and are in good condition. Together, these factors contribute and help to maintain the
high quality of life in the City.

Active Community Development Programs - The City of Elmira Business and Housing
Development Office actively seeks state and federal funding for community development
projects and has successfully secured funds for some of the City’s less stable neighborhoods.

Recreation - Elmira possesses numerous parks and recreational facilities for its residents
throughout the City.

Manufacturing Base - The City of Elmira has faired well in the face of a declining manufacturing
base in New York State. A number of small and locally owned businesses still operate in the
City and, given available economic development programs, the potential for businesses
expansion and attraction is relatively high.

Quality of Life - Elmira residents posses a strong sense of community pride. They favor the
quality neighborhoods, readily available goods and services, close proximity to a major tourism
area, good schools, and a relatively low cost of living compared to other Southern Tier
communities.

Constraints

Downtown Core - While well-defined, the downtown core suffers from retail expansion and
business relocation to Big Flats and Consumer’s Square. Downtown businesses are closing and
numerous vacancies force residents to shop elsewhere. Further, the downtown no longer serves
its central purpose as the social, cultural and economic link to the community. Additionally, a
number of one-way streets within the downtown area make it difficult to direct visitors.

River Access - The Chemung River provides a great deal of potential, however, access to the
river’s edge is limited to some small areas on the south side of the City. Additionally, very little
public lands exist along the river’s edge on which to develop public access.

Deteriorating Neighborhoods - Many residential properties in the City’s poorer neighborhoods,
such as those near Columbia Street, Spaulding Street and Magee Street, suffer from a significant
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lack of maintenance and the conversion of larger single family homes to multi-unit apartment
buildings. These neighborhoods typically lack a cohesiveness of land uses, an edge and a center.

*  Strip Development - Haphazard mixed-use development, multiple sign styles and numerous curb
cuts on some of the City’s major thoroughfares detract from the overall visual quality of the City.
Bringing clarity and harmony to these areas would enhance the City’s aesthetic character and
create positive community gateway.

*  Brownfield Industrial Sites - Numerous industrialized or a abandoned industrial sites limit
industrial redevelopment. These sites should be equipped with modem industrial infrastructure.

*  Lack of a Quality and Quantity Labor Force - Although the City has seen an expansion in their
manufacturing base, there are issues with the lack of an adequate work force.

* City’s Image - Many Elmiran’s enjoy the quality of life that the City offers. However, a key
catastrophic event, the 1972 Agnes Flood, left a permanent negative image in many peoples
minds. The result forced the city to look elsewhere for recovery assistance and not from within
the community. The City must now look with and develop a local, can-do attitude and use the
positive environment to leverage positive attitudes from local residents.

Together, these opportunities and constraints help shape and provide direction for the
Comprehensive Master Plan Update. The following sections outline and explain
recommendations for future actions and specific district plans that will serve as catalytic projects
towards the City’s future.
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II. RECOMMENDATIONS

A. LAND USE AND ZONING

Figure II-1 - FUTURE LAND USE CONCEPT MAP graphically illustrates the following land
use and zoning concepts.

1. Traditional Downtown District

The Elmira Central Business District (CBD) is in transition. Over the years retailers have moved
to Consumer Square in Big Flats causing a change in the use of the downtown. Given the reality
of the situation, Elmira must consider the direction of downtown in today’s competitive economy.
Vital downtown’s have several common characteristics. These include (1) compact and walkable
in size, (2) social, cultural and economic centers of the community and (3) layers of activity that
are both seasonal and daily. The focus for Elmira is to recapture these attributes and purpose and
plan ahead for the next 10 year period. Toward this end, the purpose of downtown Elmira should
serve as a destination mixed use district which offers a variety of uses including recreation,
government, retail, business, and entertainment activities. Each of these activities can service
adjacent neighborhoods, city residents and a regional market.

The community survey supports this statement. Question #21 of the Community Survey listed a
variety of activities which, if available, might attract people downtown. These activities were
broken down into four different categories: Arts and Entertainment, Shopping, Recreation and
Services. The responses indicate that people would like to see more community events, such as park
concerts, outlet shops, and an indoor recreational complex. In addition to events, people indicated
they would like to see more professional offices located downtown.

The primary advantage of Elmira’s CBD is its location in relation to the City as well as the County.
Elmira’s CBD is the geographic center of Chemung County, and three of the City’s major north-
south arterials move through it. Long term planning should focus on mechanisms to capture this
market and redevelop downtown as the community’s functional center. Creating a downtown with
cultural, entertainment, recreational and specialty retail will help it compete with retail development
taking place near the Arnot Mall, Consumer Square in Big Flats and neighboring communities such

as Corning. The following recommendations will assist in achieving a mixed-use district which
fulfills this goal:

City of Elmira Comprehensive Master Plan Update
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Land Use

Develop Sub-Districts. A successful downtown is compact and walkable. Currently, Elmira’s
downtown is too large and does not possess this important attribute. To address this issue,
divide downtown into four sub-districts which serve different functions. Similar activities
should be clustered into “Critical Mass Centers” to efficiently utilize and share existing and
future infrastructure and support services and to create recognizable downtown districts.
Figure II-2 DOWNTOWN DEVELOPMENT ISSUES on the following page highlights the
following sub-district boundaries.

The second purpose of these sub-districts is to fulfill the purpose of redevelop downtown as
the community’s functional center. The activities defined for each district have a unique
purpose and when combined, will help catalyze and create a functioning downtown.

1. Downtown Sports/City Center/Hotel Complex in the Center of the CBD. The crossroads
of Water Street and Main Street have traditionally served as the center of downtown and
is where local and area residents most often identify with when discussing “downtown”.
Over the past years, this area of downtown has, like many others in the US, lost
businesses to suburban development. As a result, the City has made redevelopment of
this area a top priority. Therefore, it is recommended that the city focus on the
development of a downtown sports/city center complex as a primary catalytic event that
will revitalize development.

As a primary people generating activity, a recreational/meeting center in the heart of the
Central Business District can serve to spur additional development. Depending on
program size, locate the complex between Water Street and the parking garage (also
known as Centertown) or on a portion of the Midtown parking lot. If the center is
between 2,000 and 3,000 seats utilize the first site. If it is desired to have a larger
complex (i.e., a soccer arena and ice arena attached by a common area), locate the facility
on the Midtown parking lot. The facility needs to be programmed with potential users
and/or sponsors to confirm role, program, scale and location.

As part of the Comprehensive Master Plan process, both committees (the TAC and the
CWC) were asked to contemplate key projects they felt were important to the
redevelopment of the City. The recreation/entertainment complex mentioned here was
suggested as one of six areas that will catalyze the revitalization and redevelopment of
key districts. (Figure II-1 FUTURE LAND USE CONCEPT MAP highlights each of the
six locations. A reduced version of the graphics and a more detailed description of each
of the plans is located in Chapter III - Implementation).
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In addition to the Sports/City Center Complex, designate the center of the CBD, as a
specialty retail core. Specifically, attract niche retail or outlet shops and cluster them in
key areas to create a critical mass of activities. Retail uses should not compete with those
offered in the Arnot Mall and/or Consumer’s Square.

Civic and Office District. With the exception of the scattering of major banks throughout
downtown, the area in the vicinity of City Hall, Lake Street and Market Street currently
functions as the primary government and office area. Retain this purpose and continue to
focus on service base industries.

Museum and Entertainment District. Elmira has a number of museums that service both
local residents and regional visitors. In general, they are located between Clemens
Center Parkway and Williams Street and include the Clemens Center Performing Arts
Center (entertainment), the Arnot Art Museum and the Chemung County Historical
Museum.

With regard to the Clemens Center Performing Arts Center, the City should continue to
support the current expansion efforts to help re-create a regional center for cultural
entertainment. Although proposed as different sub-districts, the expansion of the
Performing Arts Center should coincide with the proposed Civic Center. Uses should be
complementary and serve to enhance the potential of downtown to serve the regional
market. For example, if the Civic Center is located by the parking garage, the playing
field can serve as break-out space for vendors at conferences. Likewise, WETM-TV
should be contacted to create a partnership to provide advanced telecommunications for
conferences. The City Center Complex redevelopment plan in Section III illustrates this
concept.

The City should help facilitate discussions between the Chemung County Historical Society
and the Arnot Art Museum. Discussions should focus on how to maximize on tourism
activity such as packages which offer groups to visit both museums on the same trip at a
reduced rate.

South Main Street Retail District. South Main Street once functioned as an extension
from the CBD on the north side of the river. Today, it still functions as a retail center,
however, it is more neighborhood and regionally oriented. The new Tops Supermarket
has been a catalytic event which spurred new economic activity in this area. Continue to
support this scale of retail activity, including such uses as a video store, pharmacy,
hardware/home improvement store and others, in this district.

This area of South Main Street was also chosen as a redevelopment area by the
committees; as such a redevelopment plan similar to the Civic Center plan was created
and is located in Chapter III - Implementation. The City should utilize the plan to
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express concepts and ideas on site layout, architectural standards and landscaping.
Because this district is in the heart of the City, care should be given to avoid the typical
“suburban style” shopping center. Locating buildings at the sidewalks edge and locating
parking behind will help preserve the existing form of the CBD. (See the discussion on
Site and Architectural Design Guidelines Manual under Commercial Development
recommendations starting on page 1I-8).

Management

m  Enhance Elmira Downtown Development. To assist in some of the efforts outlined above, the
City should greatly enhance Elmira Downtown Development - the Business Improvement
District (BID). Its focus should be broadened to include a coordinated business attraction
and retention, marketing, events and promotions, and other associated functional
requirements such as parking and streetscape aesthetics. The BID’s, or Elmira Downtown
Development’s, primary goal should be to reinforce Elmira’s CBD as a Traditional
Downtown District serving as the primary meeting place within the city as well as the region.

The BID should focus on uses that do not compete with the recent development occurring
near the Arnot Mall and Consumers Square. Specifically, the BID could encourage specialty
retail or outlet shops, and cluster them in key areas to generate a critical mass of retail
activity.

To ensure the success of the BID, continue to coordinate regular meetings of business and
property owners.

Programs

m  Create a Strategy to Reuse upper floors of the Downtown Buildings. Numerous buildings in
the downtown area have vacancies on the upper floors. Another method of infusing
economic activity and generating additional people in the downtown would be to allow a mix
of use on the upper floors of these buildings.

To help achieve this goal, the City should utilize the vacant buildings inventory to evaluate
and prioritize opportunities available for each building. If reuse appears feasible, a vertical
grant and/or loan could be used to capitalize private projects to provide access. The program
could take the form of a 50/50 grant and/or loan towards the development or redevelopment
of an elevator that could service multiple buildings along a common corridor.

m  Implement a Coordinated Streetscape and Facade Improvement Program. Aesthetics and
functionality of downtown streets, buildings and sidewalks are important factors in attracting
people to the downtown. The City should work to improve the appearance of downtown to
create an inviting and pleasant environment. Examples of improvements include facade
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restoration and sidewalk improvements such as those which occurred on North Main Street.
Improvements could include historical lighting, tree planting, parallel parking and appropriate
street furniture. Together, these standards will help re-create a “traditional downtown”.

All of the enhancement recommendations should be located in one Site and Architectural
Design Guidelines; an example of which can be found in Appendix B. The City should
create a Traditional Urban Design District and implement the standards as a development
requirement in the district.

Pedestrian, bicycle and vehicular circulation should also be addressed. For the pedestrian, the
City should establish highly visible cross-walks across Main, Church and Water Streets, and
the Clemens Center Parkway to enhance safety. With regard to the automobile, the City
should install signage at key intersections along the Clemens Center Parkway to draw and
direct people into the Traditional Downtown District as they enter the city from the north or
south. Additionally, to help increase access to downtown businesses, the City should
maintain parallel parking along portions of Main, Church and Water Streets. With regard to
the bicyclist, efforts should be made to install bicycle lockers at the new Regional
Transportation Center and other forms of bicycle racks throughout downtown.

m  Establish a Functional Link with the Chemung River. To further enhance the downtown area,
a highly visible connection to the River, and the proposed Chemung River Corridor (refer to
Section 5. Recreation and Open Space for additional discussion of this concept), should be
established. This enhancement will add a recreational and tourism component to the mix of
uses in the downtown area thereby contributing to a multi-purpose of downtown.

m  Link Downtown within Sub-districts and Adjoining Districts. Connections between the
downtown and sub-districts is important to the success of each district. Equally important is
linking the adjacent districts such as Elmira College, St. Joseph’s Hospital and adjacent
neighborhoods to downtown. Within each of these districts are potential users that can
contribute to the success of downtown. The function of the linkages should focus on
pedestrian circulation. The streetscape should be an inviting and safe place for the pedestrian
and bicyclist.

Utilize circulation improvements suggested in the Site and Architectural Design Guidelines to
enhance these connections. Specifically, plantings, pavement enhancements, crosswalk
improvements, awnings etc. can be added to improve the pedestrian realm.

2. Commercial Development

Elmira has a number of commercial “areas” located throughout the city which can take on many
forms such as a commercial “hub”, commercial arterial, converted residential districts, or
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neighborhood scale districts. Although the method of enhancing and preserving these areas may

differ, all should continue to be made attractive and functional to help increase the economic

activity in the City.

Land Use

The different types of commercial areas described above are significantly contribute to the local

economy. Some districts are fairly homogeneous in nature (such as College Avenue and

Hoffman Street between Church and Water Street), and each services a different region of the

city. Following are the most notable examples. In all cases, development should conform to Site

and Architectural Design Guidelines; a discussion of which is contained in the first

recommendation under program ideas.

2.

Tops and Wegmans. Tops, on South Main Street, and Wegmans, on the Clemens Center
Parkway, are two newly constructed supermarkets and draw shoppers from as far away as
Pennsylvania. Each of these markets is an important addition to the City’s economy as it
attempts to compete with the outlying commercial areas in Big Flats.

Continue to maintain the Tops and Wegmans areas as the City’s primary commercial
districts. In addition to major grocery stores, these two areas should include uses that service
the local and regional population such as hardware stores, pharmacies, video stores,
bookstores, small restaurants, etc.

Although not directly competing with Consumers Square in Big Flats, these commercial
districts should contain some similar businesses so that City residents once again have locally
available services. The primary difference between Consumers Square and these commercial
districts will be in scale. The areas in Elmira should not contain large footprint users such as
Walmart. Rather, businesses should be in a series of smaller buildings surrounding an inner
parking lot. The SOUTH MAIN STREET REGIONAL & NEIGHBORHOOD
COMMERCIAL CENTER redevelopment plan in the Implementation chapter illustrates this
concept.

North Main Street. This area of North Main Street was chosen as one of the six
redevelopment areas because it can play a critical role in revitalizing the northern edge of
downtown. Specifically, retail development and an enhanced streetscape design will
encourage pedestrian movement from the surrounding neighborhoods as well as Elmira
College. The NORTH MAIN STREET/COLLEGE DISTRICT redevelopment plan in the
Implementation chapter illustrates the concepts that should be employed to achieve an
aesthetically pleasing environment that will entice pedestrian movement. The City should
work with private business and property owners in this area to implement improvements.
Include concepts such as increasing landscaping, improving sidewalks, adding canvas
awnings, continuing the historic lighting pattern from the center of downtown into this area
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and encouraging in-fill development on some of the vast open parking lots such as those
found at Weiss Markets (See discussion of Site and Architectural Design Standards below).

Other Commercial Districts. Other areas containing a “hub” of commercial activity include
West Church Street between College Avenue and Walnut Street and Maple Avenue near
Brand Park. The dominant uses are professional office, gift shops and antique shops with
residential above. These areas have a much different character than the larger commercial
districts. The same type of use and scale of use should be continued as it currently exists.

Commercial Strips. Elmira has a number of main transportation arterials that traverse the
City including College Avenue, Main Street, East Church and Water Streets, Pennsylvania
Avenue, Maple Avenue and Broadway. Commercial activity in these areas is similar to what
is found along many of America’s busier arterials. The uses are spread out, there is no
connection between them and each competes with dominant signs and building size. Some
businesses in these areas have been located there for some time and serve the local and
regional population.

Continue the type of uses currently found in these areas, however, implement the Site and
Architectural Design Guidelines to make these areas more attractive (see discussion regarding
the guidelines below).

Major Arterial . In the early 1970s Elmira committed to the construction of a four-lane
limited access roadway to improve north-south traffic flow. A portion of the Clemens Center
Parkway, or “arterial”, was constructed from Eldridge Park to Pennsylvania Avenue. The
southern extension of the arterial has begun and should be completed by 2000 and will
connect to NYS Route 14 and 328. The existing portion of the arterial (between Eldridge and
Pennsylvania Avenue) is beginning to realize some commercial development in the area near
Washington Avenue and near downtown. The completion of the arterial will play a critical
role in the commercial development of the City. Although the arterial is designated as
“limited access” care should be given to prohibit “strip” development along the City’s main
roadway.

Neighborhood Commercial Districts. Examples of these centers include Hoffman Street,
Washington Avenue, and Broadway and Franklin Street. These small centers are scattered
throughout the City and they provide small-scale services to the surrounding population and
contribute to the economic development of the City. Reexamine the Zoning Map and
Ordinance to show expansions and other new districts that have emerged.

Apply concepts of the Site and Architectural Design Guidelines Manual to ensure that
neighborhood commercial districts remain at the current scale and character that currently
exist.
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Programs

Create a Site and Architectural Design Guideline Manual. Development along some of the
City’s major arterials and within the commercial districts is quite typical of business
development occurring throughout the country. Businesses requiring significant on-site
parking or outdoor display space compete for visibility by using dominant signage, site
lighting and other means of attracting attention. The result creates a haphazard, “suburban-
like” appearance with little continuity. In an effort to bring clarity to the commercial areas
and to ensure that new development fits in with the character of the City, a Site and
Architectural Design Guideline Manual should be created. Examples of the manual can be
found in Appendix B. The redevelopment plans contain many examples of the application of
design principles within the City. Once created, the guidelines should be incorporated into
the City’s Zoning Ordinance as a required set of standards.

To lessen the initial burden on the property owner and/or developer, different levels of design
guidelines can be implemented.

a. Site Standards - The first, least restrictive, level should focus on site standards such as
landscaping parking lot interiors and along the sidewalk edge. Site standards should also
include improved signage controls, awnings, and appropriate curb cut spacing. To ensure
that these basic level of site improvements are completed and to entice the developer to
move to the next level, the City can offer incentives. For example, a density bonus can
be offered if the developer agrees to landscape, reduce the sign area and place the
building on the site per the next level of standard.

b. Building Placement - The ideal building placement within the City would be at the back
edge of the sidewalk with parking behind. Parking in front with the building set back from
the street should be discouraged. A compromise would be to place one edge of the
building at the edge of the sidewalk with parking on the side. The City should strive for
the most preferred building placement and, if unsuccessful, move to the other levels.
Incentives, such as increase density and reduced parking, can be offered to the developer
to meet these standards.

c. Architecture/Facade - The highest level of standard deals with the architecture of the
building. Ultimately, all retail buildings should meet with the existing historic character
of the City. This can be achieved by controlling the size of the windows, facade material,
roof lines, and other architectural features.

The Site and Architectural Design Guidelines should be workable to allow the marketplace to
function while at the same time allowing high quality of development that does not detract
from the character of the community.
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Revise General Sign Regulations. In order to help limit sign size, number, style, placement,
color and lighting, amend the sign regulations section of the municipal code to address new
and existing signs in the downtown and commercial corridors. Advertising signs, such as
brightly colored banners, flags, bunting and reflective garland should not be permitted.
Review of signage design should be part of the site plan approval process for individual
development projects. Existing non-conforming signage should be given an appropriate
amortization period before removal or reconstruction is required. Code changes should be
incorporated into the zoning ordinance.

Increase Buffer Zones Between Residential and Commercial Areas. Some of Elmira’s
residential neighborhoods closely border commercial areas. These areas should be targeted
for increased buffering. When new commercial development occurs or existing development
is expanded, give special consideration to the surrounding residential neighborhoods.
Residents should be protected from noise, fumes, lack of privacy and other intrusive aspects
of the commercial uses. Buffering could include additional open space separation, plantings,
berms and wooden fences. The Site and Architectural Design Guidelines articulates the
buffering concept.

Continue Maple Avenue Task Force. This task force was formed in response to a growing
business district on Maple Avenue. They discuss such items as proper uses, site and
architectural improvements and special events.

The City should continue to support this task force. Activities undertaken should be
expanded to include developing a brochure to market to potential customers, physical
improvements (i.e., lights, benches sidewalks), combine marketing efforts and expanding the
annual antique/craft fair.

Intermunicipal Cooperation. Community development does not stop at the City’s edge.
Rather, what happens in the surrounding communities directly impacts the City of Elmira.
City officials should develop an Ad Hoc Task Force to oversee development in such areas as
College Avenue, Pennsylvania Avenue, South Main Street, Broadway and others.

3. Industrial & Institutional Districts

Loss of Industrial Employment Base

Due to major plant closings in the early and mid-1980s, Elmira experienced little employment

growth. According to the NYS Department of Economic Development , between 1980 and 1986,

Elmira lost nearly 40% of its manufacturing base. Since 1986, Elmira gained approximately

2,200 manufacturing jobs making up for nearly half its loss. In recent years the City has seen

successes in small to medium sized manufacturing firms which make up a large portion of the

economy.
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Rationalization of Industrially Zoned Property

A considerable amount of industrial property is located east of the railroad tracks and north of
Second Street. Although a number of abandoned buildings exist in the area, the City has taken
action and demolished buildings that could not be used for redevelopment. The most recent
example is the Trinity site where the City prepared the site for development. This process
created a number of development pads that can be used to redevelop of the City and its economic
base. Maintaining a sufficient land bank of industrial property to accommodate future
manufacturing opportunities is necessary in today’s economy.

The activities undertaken by he City and County over the past few years are beginning to show
results. To test these activities against the general public’s feelings, a question was included in
the community survey that dealt with city priorities. Over 60% of the respondents indicated that
the City should acquire property for commercial and industrial development. Likewise, 92% of
the respondents indicated that the City should demolish deteriorated, vacant buildings. These
survey results provide clear direction for City leaders as they focus on industrial and commercial
redevelopment.

Land Use

m  Clarify and Focus Industrial Areas. Economic growth within the industrial sector will best
be served by consolidating and expanding the Industrial zones on the eastern side of the City,
primarily north of the river. Currently this area contains a haphazard mix of land uses.
Bringing clarity will help hold industrial redevelopment potential. The result will be a
rational delivery of services which minimizes negative impacts on adjoining land uses. The
zoning map should be amended to reflect the consolidation of industrial zones. Figure II-1
FUTURE LAND USE CONCEPT MAP highlights all areas proposed for industrial
development.

Due to the competitive nature of today’s economy, it is becoming increasingly important to
create an aesthetically pleasing environment in order to attract potential development. In this
regard, utilize the earthen levee along Newtown Creek as a visual asset to attract large
companies. This would give the City an advantage in that it could market and offer amenities
for the industrial park.

m  Focus on Primary Target Areas ldentified in the Elmira Corridor Economic Impact Analysis

Study. A 1993 study prepared for the Chemung County Planning Department focused on
development adjacent to the planned southern arterial extension. In that report, primary
target areas were identified and a preferred development approach was prepared. The goal is
to redevelop critical areas for contemporary industrial use.
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Given the fact that a significant investment was made in the infrastructure in this area, the
City should implement other recommendations set forth in the study. These include:

(1) Marketing the three Primary Target Areas as a single industrial project that is
differentiated by the type of use planned for each area;

(2) Defining East Miller Street area as clean high-technology industries;

(3) Marketing Cedar and South Main Street area to a user requiring a large tract of
land;

(4) Linking the Target Areas by roads;

(5) Separating pedestrian and vehicular traffic;

(6) Regulating new development by design guidelines;

(7) Soliciting help from the Chemung County IDA to acquire necessary land; and

(8) Initiating strong marketing efforts.

Minimize Impact of Industrial Development. To eliminate significant land use conflicts,
disallow all residential uses within all industrial zones. Commercial uses should only be
allowed as an adjunct to industrial activity. Where residential uses are next door neighbors,
adequate buffers and screens should be provided. Finally, development guidelines and
zoning modifications such as performance standards to mitigate the effects of noise visual
and traffic impacts.

Clarify East Second Street’s Image as an Industrial Area. A number of industrial vacancies
exist throughout the City, the majority of which are located near downtown east of the
Clemens Center Parkway. This is one of the City’s most distressed areas and one of the
“gateways” into it. The East Second Street area was chosen as one of the redevelopment
areas by the committees; as such a redevelopment plan was created. The City should utilize
the redevelopment plan to express concepts and ideas and carry-out the primary activity of in-
filling this area with light industrial uses. Buildings should be small and organized around
shared parking lots.

Create “Institutional” Zones. The City of Elmira contains a number of key institutions that
play a large role in the economy. These include Elmira College, St. Joseph’s Hospital and
Arnot Ogden Memorial Hospital. To date, only the Arnot Hospital is located within a zoning
district appropriate for such a use; St. Joseph’s is in a commercial zone and Elmira College is
in a mixture of residential zones (single and multi-family). Establishing districts for these
institutions can help meet their expansion needs while minimizing impacts and protecting the
surrounding neighborhoods. The Hospital District surrounding Arnot Hospital should remain
as it is currently delineated. The area in and surrounding St. Joseph’s Hospital should be
rezoned to the Hospital Zone. Elmira College should be rezoned to a Higher Educational
Zone.
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m  Resolve Access Issue at Trinity Foundry. The City has actively taken the lead role and
prepared the Trinity Foundry site for industrial redevelopment. Although this site provides
much needed industrial land, access from the Clemens Center Parkway is limited. The
underpass along Woodlawn Avenue is too low for trucks to pass under. To address this issue
the City should undertake a focused study of traffic patterns in this area and determine a
workable circulation plan. If it is determined that the roadway under the underpass will be
heavily used, the study should provide options to provide room for trucks to pass.

Programs

m  Develop a Proactive Industrial Redevelopment Strategy. One of the City’s economic
development strategies is to encourage development anywhere in Chemung County under the
assumption that Elmira will benefit with any amount of growth and development.

The City should work in conjunction with appropriate economic development entities to
initiate a coordinated business attraction, retention and expansion program. Potential
programs and services should help retain existing firms. A marketing program should be
initiated to attract new small and mid-sized manufacturing firms to the City.

m  Reuse Abandoned Structures and Underutilized Sites. The City should establish programs
that resolve issues of environmental quality at key vacant industrial and underutilized
buildings and sites. Examples include Trinity Foundry, Hygia Plant, American LaFrance,
and buildings in the vicinity of Second Street and Clemens Center Parkway. Should the
environmental status of certain buildings be in question, the City can examine opportunities
for redevelopment in the State’s Voluntary Clean-up Program and solicit Environmental
Quality Bond Act funds. Participating in these programs can help redevelop sites that might
otherwise be left vacant due to risks associated with environmental liability.

m  Formulate a Private Industry Council. Businesses in the City have various needs associated
with their success or failure. In today’s economy, businesses must formulate relationships
between the public and private sector to remain competitive. This is accomplished through
various means including maintaining the tax base, providing jobs for residents and helping
compete in a global economy. The needs of the City and businesses should be discussed and
an approach to solve the desires of each should be established. The Private Industry Council
should be continued to accomplish this task. City staff and interested council members
should serve on the Council to help improve the dialogue between the community’s needs
and the business needs.

m Increase Visibility of Local Manufacturers. The City of Elmira has an above average number
of small manufacturing businesses compared to other communities in New York State. Many
of these businesses are new or have recently expanded and thus make up an important portion
of the City’s economic base. To help increase the visibility of these successes, educate the
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general public by offering tours of local facilities and increasing the involvement of the local
chapter of Junior Achievement.

m  Provide Business Facilities. During a focus group meeting with key business leaders, it was
brought to the City’s attention that there is a lack of adequate business related support
facilities. The City should encourage development of larger modern facilities such as a
convention center, hotel and a high-end restaurant.

4. Neighborhoods

Neighborhood Stability

As in many communities, social problems associated with a decline in high paying industrial
employment have resulted in the deterioration of many City neighborhoods. An aging housing
stock, deferral of maintenance, and absentee landlords often result in non-conforming poorly
maintained properties. Many of the homes that were originally constructed as single family
homes have been converted over time to multiple family dwellings. Conversions in an area that
was not originally planned for such density contribute to overcrowding service problems and
under-maintained rental units.

Not all of the City’s neighborhoods are experiencing these pressures. Some neighborhoods, such
as the Near Westside, contain a healthy rental market. Others neighborhoods contain well
maintained single family homes. The mix of use in some neighborhoods creates a positive
environment. These characteristics help shape the City and provide a high quality of lifestyle.

Survey Results

Over two-thirds (69%) of survey respondents indicated that their neighborhood was an excellent
to good place to live. However, when asked to rank specific assets such as, a sense of belonging,
nice houses, housing costs, and convenient neighborhood businesses, survey respondents ranked
them as good to fair from the choices of poor, fair, good and excellent. None of the overall
tallied results was ranked as excellent.

Land Use
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Maintain the Integrity of the Single Family Neighborhoods. Currently, the City’s zoning
ordinance has four residential categories - AA, A, B and C. The AA district is the only
district that allows strictly single family homes and, to date, only a small portion of the City
falls within this district.

Existing low density AA should be rezoned to a new single-family large lot zone (AAA).
Many A residential areas should be rezoned to AA single family in an effort to make the
neighborhoods attractive and stable. Generally, this includes such areas as around Grove
Park, Roe Avenue west of College Avenue, the area east of Walnut Street and Broadway, east
of Riverside Avenue and south of Miller Street near Miller Pond. The specific areas are
highlighted in Figure II-1 - FUTURE LAND USE CONCEPT MAP.

Strict code enforcement and disapproval of inappropriate use variances should be continued
to maintain the positive character of these neighborhoods.

The Planning Commission should continue to work with the Zoning Board of Appeals to
enforce the intent of the Comprehensive Master Plan. It is extremely important to remember
that poor administration and the indiscriminate granting of variances can dilute the
effectiveness of the zoning ordinance in a short period of time.

Downzone Portions of B Zones to Single and Two Family Residential (A) Zones. Like many
of the A zones that have not experienced a large amount of two family conversions, the City
has zones that have not yet experienced significant two-three family conversions. Continuing
to allow such conversions will lead to diminution of the tax base and reduced living
conditions for residents of these neighborhoods.

Portions of the B zone areas identified in Figure II-1 - FUTURE LAND USE CONCEPT
MAP, should be rezoned to A (one and two family) as a measure to prevent outward
migration of blighting conditions into currently stable residential neighborhoods. This action
will reestablish neighborhood integrity and potential homeowners will regain confidence in
housing investments in the City.

Disallow Continued Conversions of Larger Single Family Homes. Currently, the City is over
supplied with rental units. Approximately 51% of housing units in the City are renter
occupied. As a result, landlords are eager to take a tenant without conducting a background
checks, and once they have a tenant they do not take the time to follow up on routine
maintenance. The continued conversion of homes into multi-unit apartments will only add to
the glut of apartment units in the City.

Figure II-1 highlights all of the residential areas and the density allowed in each. Use this as
the basis for the zoning map revisions which will highlight the extent of the residential zones.
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Once the map is adopted, the Planning Commission and Zoning Board of Appeals should not
grant use variances that allow conversions beyond uses allowed in the zoning ordinance.

m  Maintain the B and C Districts Boundaries and Integrity. These higher density residential
zones should continue to provide a transition between the City’s central core and its lower
density single and two family neighborhoods. Continuation of these uses will provide
affordable living and property investment opportunities within the City.

m  Ensure that Renovations and New Development Conform to Character of the City. Develop
and adopt voluntary architectural guidelines for new or renovated housing in existing
neighborhoods. In order to create a positive pedestrian realm, the guidelines should address
setbacks, parking, public parkways along the street and sidewalks.

n  Continue Code Enforcement. The City has a strong Code Enforcement Office in place.
Continue to support their efforts to assure descent, safe and sanitary housing among rental
units.

m  Reduce Effects of Non-Compatible Land Uses. In some areas of the City, such as in the
northeast quadrant, a mix of incompatible land uses exists. Inappropriate mixes of certain
land uses can cause neighborhoods to deteriorate making them unattractive for investment.

Design guidelines should be incorporated into the zoning ordinance to develop compatible
transitions between adjoining land uses. Items such as height and appropriate buffering and
screening should be defined. The design guidelines can also regulate the amount of noise and
light of non-residential uses to minimize impact on surrounding neighborhoods.

Programs

m  FEstablish a Task Force on Housing Needs. The Code Enforcement Office actively inspects
of rental units throughout the City. This department sees the effects of increased density of
apartments on once stable neighborhoods. Many times, the inspection exposes substandard
living conditions for low to moderate income families. Because a large percentage of the
demographic group associated with these living conditions receives public assistance, the
Departments of Social Services and Welfare are often involved in the family’s lives.

Although each department and agency involved intends to act in the best interest of these
income groups, they often do not communicate with each other. In an effort to increase
communications across these groups and to gain a complete understanding of low to
moderate income groups housing needs, a Housing Task Force should be established made up
of representatives from every agency involved in providing housing. Topics of discussion
should include: providing safe and affordable rental units, housing affordability, absentee
landlords and others.
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Target Selected Neighborhoods for Improvements. The City’s active and successful
community development housing programs should be continued to encourage residential
reinvestment and restoration of multi-family neighborhoods. Specific target areas are
highlighted in Figure II-1 and include: the neighborhood surrounding Columbia Street,
neighborhoods along the Lake from the City line to Washington Avenue, and the
neighborhood surrounding Spaulding Street. These neighborhoods were selected based on
their need and strategic location in the City. For example, the Columbia Street neighborhood
contains a high amount of apartments and many of the structures are in a state of disrepair.
Additionally, this neighborhood can serve as an important link between Elmira College and
the central business district. Improving this area will enhance the environment, improve the
housing conditions and facilitate a link between the College and downtown businesses.

Neighborhoods should be continually inventoried to determine areas of sub-standard housing.
Research availability of Federal and State funding sources to assist with housing and
neighborhood improvements.

Locate Illlegally Converted Units. After the 1972 flood in the City, many larger homes were
illegally converted to multi-unit apartments. Whereas legal units pay for community facilities
and services, these illegal multi-units do not pay for their impacts such as increased traffic,
additional on-street parking and demands on other community services such as schools. That,
in turn, creates a potential for increased property taxes for all residents and changes the
character of the neighborhoods.

The City should locate illegal conversions in an effort to realize the appropriate amount of
property tax. In an effort to locate the units, an amnesty program should be created to
encourage owners of illegal units which can be legalized to comply with the zoning law.
Landlords that willingly participate should not be prosecuted.

Solicit Citizens to Protect Neighborhoods. The Neighborhood Watch Group program
administered by the Department of Business and Housing Development should be continued
as one way of maintaining neighborhood stability.

Recognize and Create Neighborhood Centers. Understanding that the basis of defining a
neighborhood is a 1,500 foot walkable distance from a center point such as a park, church or
school, the City should work to recognize the different neighborhoods and establish an
identity and sense of public ownership for each.

Identification can be achieved through a coordinated sign program. Signs can be installed
along the roadways indicating the general neighborhood name and whether or not there is a
neighborhood watch group in place.
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Another method of identifying a neighborhood is through small commercial districts. Revise
the zoning map per Figure II-1 to reflect the increase in size of the neighborhood business
district. Allowable uses should continue to be small scale (less than 3,000 sq. ft.) and oriented
towards walking and bicycling rather than the automobile. Examples include pizza shops,
bakeries, delis, dry cleaners, convenience goods and other. Neighborhood commercial
districts include the area along Hoffman Street near Church, Washington Street and Walnut
Street, Washington and Lake Street, Broadway and Franklin Street and Miller and Erie Street.

Create an Owner Occupancy Program - In areas with high amounts of renter occupancies,
consider establishing a program that will help increase the conversion of the rental units to
owner occupancy.

A temporary “rent-to-own” overlay district can be created where the goal is to convert rental
units to owner occupancy during a 5-7 year period. Once an area is successfully converted,
the district should be relocated so that other areas in the City can be phased through in a
similar fashion.

The master plan committees chose the corner of Washington Avenue and Lake Street as one
of the six redevelopment areas. The focus of this area is to create in-fill development
surrounding the old Tops Supermarket. Specifically, the old supermarket is proposed for use
as a community center. What was once vast open parking lots could be in-filled with small
affordable homes. Homes can be constructed to fulfill the need for increasing owner-
occupied housing in the City. A copy of the graphic can be found in the Implementation
chapter.

Home Occupations. Home occupations play an increasingly important role in our everyday
lives. As technologies advance, more and more people are able to stay at home and
telecommute. Because of this fact, the definition of home occupations has changed.

The zoning ordinance should be modified to allow home occupations in AA and A residential
districts. Home occupations can be allowed in two categories (1) uses that do not require a
sign, parking or employ 1 to 2 people would be allowed by right and (2) uses requiring a
sign, parking, deliveries or more than 2 employees would require a special use permit.

Recognize Aging Population

As with many communities, Elmira’s population is increasingly aging. The City has a number of

benefits for the elderly, such as its central location, developed infrastructure and numerous

amenities. Considering these facts, it is conceivable that many seniors will look to the City as a

place of retirement. The City should respond to the growing housing needs of this population.
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m  Create Senior Housing. Demands for senior housing should continue to be met. Appropriate
housing such as large-scale high rise apartment building with one- to two-bedroom apartment
units, or assisted living centers. An appropriate location for such housing would be adjacent
to the Central Business District which can provide numerous services within walking
distance. Other potential areas include the southside adjacent to the old Hygea Plant and East
Church Street across from St. Joseph’s Hospital. The master plan committees chose South
Main Street as a redevelopment area as noted in the Implementation Chapter.

m  Ensure Access to Public Transportation and Public Services. For retirement housing, public
transportation and community services should be located within reasonable walking distance
and should be accessible via paved walkways that are lighted, secure and well maintained. If
no services are available, then the housing developer should provide a shuttle bus service to
such services.

5. Recreation and Open Space

Elmira contains parks and recreation areas located throughout its neighborhoods which include
active recreational facilities such as picnic areas, play equipment, baseball, tennis, softball, and
horseshoes. When compared to national park standards, the City has a 62% shortage in parkland.
However, City residents utilize 133 acres on city school property for recreational purposes.
When factoring in these numbers, Elmira actually has a surplus of parkland by 7% or 21 acres.

Eldridge Park is a unique recreational opportunity. The City recently completed a park feasibility
study and, coupled with master plan survey results, has found that residents would like to see the
park developed with additional ballfields and other recreational opportunities. The development
of this park will provide numerous opportunities for Elmira residents and regional visitors.

The parks and recreation section of the community survey provides additional insight to the City
with regards to activities and programs. Overall, 60% of the survey respondents indicated that
the park facilities are inadequate for public needs and should be upgraded. Likewise, over 57%
of the respondents indicated that Elmira’s parks are underutilized. With regard to the Chemung
River and abandoned railroad tracks, 59% indicated that the Chemung River should have points
of public access for boating/swimming and fishing and 51% indicated that abandoned railroad
right of ways should be developed as recreational trails. Finally, with regard to Eldridge Park,
173 of the respondents indicated that the park should be developed as a recreational complex with
a variety of sports offered.

Land Use

m  Implement Recommendations in City Parks Analysis Plan. As part of the Comprehensive
Master Plan process, a complete analysis of the City park system was completed and the
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results can be found in Appendix C. The separate study specifically focused on the City park
system.

Create a Recreational Complex. Through the public participation process of the master plan
update, it was discovered that many residents felt that a recreation complex in the central
business district would attract more people downtown and fulfill a shortage in sporting
facilities. The proposed Sports/City Center/Hotel Complex discussed in the downtown
section of this chapter is proposed as a solution to this need.

Develop Eldridge Park as a Recreational Complex. As the master plan survey indicated,
people would like to see Eldridge Park developed as a recreational complex with a variety of
sports offered. Some of these sports should include: baseball, jogging/running trails,
miniature golf and tennis. The City recently received a grant from NYS Office of Parks and
Recreation to begin fulfilling this need. The City should continue its plans to redevelop this
area. Once the playing fields are constructed, a recreational trail system that connects to the
proposed rail-trail should be provided Ultimately, Eldridge Park should connect to the
Chemung River Trail (discussed below).

Investigate the Need for Additional Park on the City’s Northwest Quadrant. During the
inventory stage of the master plan and the parks analysis that was completed under a separate
cover, it was discovered that the northeast quadrant of the City does not have an adequate
amount of parkland.

The City should undertake a detailed study of the northeast quadrant to assess the availability
of land that can be utilized as a park. Because the City’s northeast quadrant has Grove Park
and the Elmira Free Academy, investigate the possibility of locating a new park away from
these existing facilities. Investigate the area south of West Second Street for the park
location.

Programs

Create Coordinated Neighborhood Trails. In an effort to link some of the City’s existing
parks and neighborhoods together, create a series of bicycling, walking, nature, historic,
tourist and theme trails. Follow residential subcollectors such as Hoffman Street, Grove
Street, Davis Street, Washington Street, West Hudson Street, Fulton Street, and Spaulding
Street. Target these corridors for street and sidewalk improvements to ensure that the
pedestrians and bicyclists have safe and convenient access. Reinforce routes with signs and
trees.

Utilize the theme trails to form linkages between each of the parks and the proposed
Chemung River Corridor. A trail that follows Walnut Street and connects Grove Park to the
proposed Chemung River Trail could be created.
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Improve Parks and Playgrounds and Expand Program Activity. The master plan survey
results indicate that City parks are inadequate for public needs and they should be upgraded.
The City should increase its annual park maintenance program to ensure the quality of its
recreational resources.

In an effort to reestablish programmed activities offered at some the parks, a Parks
Conservancy Group made up of private sector businesses should be created. The Group
should formulate a relationship between the City and the private sector to sponsor
programmed activity and expanded park development.

Program and Increase Utilization of Wisner and Mark Twain Riverfront Parks. Wisner Park
and Mark Twain Riverfront Park both provide opportunities for social interaction and create
image focal points for Elmira’s downtown. These parks should add to the vitality of
downtown’s street life.

Both parks should be programmed with special events and attractions to draw people
downtown. The design of the Wisner Park should be kept simple and Mark Twain Park
should be simplified to avoid creating hidden spaces that may cause security problems.
Successful downtown parks are typically simple in design, with high quality lawn areas and
canopy trees.

The Chemung River’s edge can serve as a natural magnet for people and as a valuable visual
resource. However, the cement floodwall in the Mark Twain Riverfront Park blocks access
and views to the river. Private sector cooperation should be solicited to address this issue and
create a waterfront promenade. An engineering study should be conducted to determine the
most appropriate method of attaching the promenade to the floodwall.

Reuse Abandoned Railroad Right-of-Ways. The Executive Transportation Committee for
Chemung County completed a feasibility study on the conversion of abandoned railroad
right-of-ways to trails. Their recommendations should be implemented to create a north-south
trail connecting residential neighborhoods and Eldridge Park in Elmira, Memorial Park in
Elmira Heights, and the Chemung County Fairgrounds. An inter-municipal committee made
up of officials from Horseheads, Elmira Heights, the City of Elmira and County officials
should be formed to address the issue of cross jurisdictional access, improvements, and trail
maintenance. The committee should also undertake a public relations campaign to build
consensus from landowners bordering the trail.

Utilize Area Recreational Assets. Elmira is fortunate to be located close to numerous
recreational assets. These include Tanglewood Community Nature Center, Park Station
Recreation Area, Newtown Battlefield Reservation, Harris Hill/National Soaring Museum,
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West Elmira Park, and others. Combined, these areas offer educational, historical and
recreational opportunities.

When attracting new businesses to the City, these areas should be promoted these areas as an

asset to the quality of life in Elmira.

The City should work with the Executive Transportation Committee to ensure that

disadvantaged residents have adequate access to these facilities.
Under-utilization of the Chemung River Corridor as a Recreational Resource

The Chemung River is a largely untapped recreational resource and should become the

recreational and visual centerpiece of the City. As City’s the primary natural open space area, the

River is highly under-utilized for both passive and active recreational opportunities. The river’s

central location and proximity to downtown highlight its potential to be a major recreational
addition with linkages to residential neighborhoods.

Create a Series of Trails near and along the Chemung River. The earthen levees along the
Chemung River are the basis for an intricate flood protection system for the City. Although a
recreational trail located on the elevated portion of the levee would provide for scenic views
of the river, it is illegal to locate a path there and it also places the entire system in danger due
to erosion along the footpaths.

Given the threats a trail on the levees would create, the City should locate any multi-use
recreational trails immediately adjacent to the river. Figure II-3 - RIVERFRONT TRAIL
AND POTENTIAL ACCESS POINTS on the following page illustrates a trail concept that
can be utilized. The system can be broken down into multiple trails that can be thought of in
the following ways:

e Bridge-to-Bridge Trail: This trail should utilize Water Street and the
southside of the river between Walnut Street bridge to Lake Avenue bridge.

Residents within the adjacent neighborhoods could utilize the trail system to
have access to downtown, Mark Twain Riverfront Park and the proposed
river access point at the base of Grove Street.

* Riverside Trail: A trail should be located along the river’s edge behind the
Elmira Water Board building on Winsor Avenue. Access to the trail can be
provided over the levee at the end of Grove Street and the trail can begin at
the access point/boat launch area proposed by NYS Department of
Environmental Conservation and continue west into the Town of Elmira.
The trail should be slightly improved with a sintered base and some benches
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at key resting areas. Coordinate with the Town of Elmira to continue the trail
west to the Town Hall recreation area. A potential configuration of the trail
system can be found following the Chemung River Trail recommendations
on page II-23.

An historic kiosk interpretation system should be established behind the
Water Board building to portray the extensive Civil War history of the area.
Also, the City could sponsor an Historic Festival and organize Civil War
reenactments along some of the flat areas between the levee and the river.

Brand Park-Dunn Field Trail: A trail running between Brand Park and Dunn

Field should be created. Connecting these two parks can offer a trail system
for the neighborhoods surrounding the area and for people parking at either
Brand Park or Dunn Field. Signage should direct users to the second
proposed NYSDEC access point/boat launch at Dunn Field.

Eastside Trail System: A trail should continue from Lake Avenue east to
Kennedy Valve Park and the Huck Finn Baseball field. The trail can end
behind Kennedy Valve at the proposed rail-trail on the abandoned Conrail

railroad bed.

Tree lined streets should link the neighborhoods with the riverfront trail.
Reinforce linkages from the trail to adjacent neighborhoods with signs and
sidewalk and street improvements.

In addition to a linear type park, public access points along the trail should
offer river access for fishing and boating activities. The NYSDEC plans to
construct such access points on the north shore near Grove Street and on the
south shore near Dunn Field. Continue to coordinate with NYSDEC) to
locate such areas. Facilities at such areas should include a boat launch, picnic
tables, benches and other amenities suitable for passive recreation.

Coordinate with Local Not-for-Profit Groups. As a trail system begins to take shape along

the river’s edge, it should be coordinated with such groups as the Boy Scouts and Girl Scouts

of America to provide light maintenance activities such as cleaning up litter and other debris.

ENVIRONMENTAL RESOURCES

Although a developed city, Elmira has a number of environmentally sensitive resources. These

resources contribute to the quality of life in the City and should be maintained for the purposes of

upholding environmental quality.
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Land Use

m  Implement Wellhead Protection Measures. The Southern Tier Central Regional Planning
Board recently undertook a study to evaluate the quality, quantity and potential
contamination sources to area drinking water wellheads including some within the City’s
boundaries. Specific recommendations relating to the protection of groundwater from
contamination were one of the results of the study.

The City should review the recommendations and work with the Regional Planning Board to
adopt a wellhead protection overlay district. Limit future development within this area to
those uses that would not impact the water quality and protect the recharge area of the
wellhead. Finally, because the recharge area for the wellhead moves beyond the City’s
boundaries and into adjacent communities, the City should coordinate with area officials to
implement the overlay protection district over the entire recharge area.

Programs

m  Upgrade and Protect the Water Quality of the Chemung River. The water quality of the
River within the City’s border is a “C” Classification which indicates that the river is suitable
for fishing and fish propagation. Outside of the City limits, the river is an “A” Classification
(the highest possible classification is “AA”) which is suitable for drinking and all other uses.
With regard to this fact, the City should take proactive measures to ensure the water quality
of the river.

The City should ensure that storm water runoff is directed to appropriate holding areas and it
is not emptying directly into the river. Second, the City should ensure that all residents are
properly connected to the sanitary sewer system. Finally, to ensure that hazardous materials
are not reaching the river, each resident should have the opportunity to properly recycle
household generated hazardous waste.

C. TRANSPORTATION

The movement of people and goods is critical to the on-going competitiveness of a community.
The City of Elmira has a large network of streets that are not without their problems. There are a
number of arterials that quickly and easily move people and cars through the City and not
necessarily within it. There are a number of one-way streets where the main purpose is to move
automobiles quickly through the City. Additionally, there is an existing truck route that does not
provide easy access to some industrial areas as well as the Industrial Park on the east side of the
City. The focus of the transportation network in the City should be to allow the efficient and safe
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movement of truck transportation as well as creating an efficient system to allow easier access
throughout the city and to downtown businesses.

Pedestrian and bicycle circulation are also important aspects to a healthy City. In addition to
improving vehicular circulation, the streets and sidewalks must be made safe and enjoyable for
non-traditional circulation.

Pedestrian and Bicycle Circulation and the Streetscape Environment

m  Improve Pedestrian and Bicycle Safety and Circulation. Certain streets serve as key
pedestrian walkways throughout the City. Some of these include Clemens Center Parkway in
the downtown area, Main Street from the College to South Main Street, downtown sections
of Church and Water, and many others. Pedestrian walkways should be improved by
landscaping the sidewalks with trees and shrubs, buffering the parking lots with screening,
adding awnings to the front of buildings, and creating in-fill development. Key pedestrian
crossings should be fabricated using highly visible crosswalks that are easily seen by the
driver. In the interim, the City could brightly paint crosswalks until funds are appropriated
for reconstruction.

In an effort to improve bicycle safety in the City, shoulder width on major roadways should
be maintained and kept clean of debris. Additionally, in areas that receive a high amount of
bicycle traffic, traffic signals should be adjusted so that they are tripped by a bicycle. The
new transportation center in downtown Elmira is providing for bicycle storage in bike
lockers. The City should monitor their use and assess their popularity for use elsewhere in
the City. Proper bike storage can be influential in encouraging residents to travel by bicycle.

Vehicular Circulation

m  Continue with Truck Ordinance. The existing truck route system in the City had numerous
restrictions that force truck traffic into residential neighborhoods. As a result Elmira’s truck
route system was studied by The Sear Brown Group who then developed a Truck Route
Study for City of Elmira completed July 18, 1996. As a result of this effort, the City adopted
a Truck Ordinance that implements the major recommendations of the study. It is

recommended that this ordinance remain in effect and future monitoring of the effects of
truck traffic on the neighborhood streets be conducted.

m  One-Way Street System. The City has numerous one-way streets which provide for the
efficient movement of vehicles, but create some confusion when trying to access downtown
businesses. The Sear Brown Group analyzed the one-way street system in a report entitled
One-Way Street and Arterial System Study, completed April 4, 1997. The report contained
the following conclusions:
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*  Results of the Transit-7F analysis indicate that all four Alternative one-way
configurations of the Water Street/Church Street couplet are feasible. They can be
implemented without pavement widening and without significant loss in on-street
parking. Sufficient capacity exists to provide one through travel lane per direction on
each roadway, with provisions for left and right turn lanes at the signalized
intersections.

The analysis results reveal that conversion to two-way operation can be achieved
without a significant increase in vehicular delay, total travel time, or reduction in
travel speed. Although the study was primarily focused on the technical feasibility of
converting streets to two-way, the ultimate conversion will also help visitors and
residents gain direct access to the central business district. Currently, the one-way
system is confusing and inhibits the ability to move about the downtown area easily.

To implement the suggestions from the one-way study the City should complete
signal upgrades, intersection and roadway restriping, new signs, and signal
coordination.

Lake Road Connector. In an effort to relieve traffic and truck congestion in the northern
portion of the City, Elmira should continue to coordinate with the Executive Transportation
Committee for Chemung County (ETCCC) to complete the Lake Road Connector from
Grand Central Avenue to Lake Road.

Completion of the Elmira Arterial. The completion of the Elmira Arterial (“Clemens Center
Parkway”) has been an important community goal for many years. The primary objective is
to provide a continuous north-south highway from NYS Routes 14 and 328 in Southport to
Route 17 in Horseheads. This is a critical objective as the corridor will provide improved
access for existing business, commercial and industrial development and encourage future
development of sites along the corridor. (See 3. Industrial & Institutional Districts on
preceding pages) The project will also relieve traffic congestion on the existing street
network.

Construction on the southern section of the arterial has begun and is scheduled to be complete
to NYS Routes 14 & 328 by 2000. In an effort to help the City realize the complete benefits
of the southern connection, it is imperative that this schedule be adhered to. If the arterial
does not connect to Cedar Street, the initial goals and objectives of the roadway as they relate
to the economic development of the southside of Elmira will not be realized.

In 1993 the “Alternative Route Evaluation for the Elmira Arterial Northern Section” study
was completed. The study examined various alignments for the northern section and
identified three alternatives. Selection of the best alternative is highly dependent upon the
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routing of the Horseheads By-Pass. The City must play a key role in expediting completion
of the Northern Arterial. As the study states, “The entire arterial needs to be completed in
order to satisfy the primary objective and to capture the full potential benefits of the
corridor”.

East/West Arterial. The Church and Water Streets on-way “couplet” serves as the City’s
primary east/west arterial. The City should convert to a two-way operation and designation
of Church Street as the principal arterial. Church Street provides full directional access to
Route 17. Water Street should be downgraded to a minor arterial.

D. CULTURAL RESOURCES

The interests of a community in its cultural character say a lot about the way a community views

itself and the impression it wants to extend to others. Attention to the historic and visual aspects
of the City will help to restore a positive self image. Figure I1-4 HISTORIC DISTRICTS
illustrates the historic districts and many historic points throughout the city.

Programs

Increase Utilization of Historic Resources. Elmira is rich in cultural heritage. From the
buildings and churches in and near the Central Business District to various residences and
government/public buildings, numerous structures remain to tell the story of Elmira’s
development. The City should continue to designate historic districts and/or individual
structures to celebrate and reinforce the significance of the City’s heritage and confirm the
community’s commitment to historic preservation.

Increase the Visibility of Existing Cultural Institutions. The City has a number of cultural
institutions that serve the local and regional population. These include the Arnot Art
Museum, the Clemens Center Performing Arts Center, the Chemung County Historical
Society and others. To help increase the visibility of these institutions, the City should create
a committee made up of officials from each institution as well as city staff, Chemung County
Transportation staff and others. The committee should coordinate special events, promotions
and bus tours to ensure that each visitor is realizing the maximum benefit from Elmira’s
cultural institutions.

Increase the Role of the Historic Review Commission. In past years the Historic Review
Committee has help guide development within the City. Once proposed design guidelines are
established, the Historic Review Commission should be given increased support to see that
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the guidelines are properly adhered to. Their actions can help give a sense of character to
new development while at the same time continue to preserve the City’s heritage.

E. FISCAL MEASURES

In the reality of today’s economic climate, it is becoming increasingly difficult to operate within
community’s budget constraints. In an effort to assist communities meet these challenges the
NYS Comptroller’s Office began an outreach program.

m  Participate in the State Comptroller’s SMART Program. The State Comptroller’s Municipal
Advisory Review Team (SMART) is a voluntary review program operated by the Office of
the State Comptroller (OSC). Its goal is to develop recommendations which maximizes
revenues without tax increases, and minimizes expenses while still providing necessary
services.

The OSC is currently conducting pilot reviews and, after they are complete, will be accepting
applications from other areas. Participation in the SMART Program, will allow Elmira to
receive an objective analysis of municipal operations. Participation is voluntary and SMART
reviews will be conducted at no cost to local governments.

Results of the SMART review includes providing the City with ideas to make their operations
more efficient. A conference will be held to discuss the draft results. A formal written report
will be issued and the City Council will have the final vote on whether to implement the
recommendations.

F. IMMEDIATE SMALL AND LOW COST PROJECT IDEAS

This section recommends a series of ideas that can be implemented with the help of the general
public and other community leaders at relatively low cost and within a short time frame.
Implementation of some of the ideas suggested throughout this section of the Comprehensive
Master Plan may occur immediately, while others may be implemented over time. In an effort to
engage the public early in the implementation process, a number of smaller projects that can be
implemented in a short period of time are suggested.

m  Establish a City Beautification Committee. Many of the survey results indicated that
Elmirans would like the City “cleaned up”. To this end, a group of volunteers can be
assembled to undertake small scale projects that will have large effects on bettering the
environment. One project may include annual painting of the viaduct in downtown Elmira.
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Accent Elevated Railroad. The elevated railroad lies between the Performing Arts Center and
the main cluster of downtown buildings along Main and Water Streets. Unlike some urban
centers, where railroad tracks serve as an impediment to pedestrian movement, the elevated

tracks in Elmira do not. In order to continue this outlook, continue annual maintenance of the
structure and accent it with lighting.
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III. EVALUATION AND IMPLEMENTATION

A. COORDINATED IMPLEMENTATION

Chapter II of the Comprehensive Master Plan lists a series of recommendations geared toward the
redevelopment of the City. Some of these recommendations will occur immediately, while others
will be accomplished over a ten year period. Although the City would prefer to implement all of the
recommendations as soon as possible, they, like many other communities, have a limited pool of
resources. Recognizing this situation, the City must focus on an implementation strategy that will
allow the most efficient implementation of the recommendations.

As the City contemplates an implementation strategy, a certain logic should be followed to allow the
City to implement the numerous recommendations set forth in Chapter II. These include, formulating
and implementing those regulations necessary to shape the development and preserve
neighborhoods, selecting and completing projects which catalyze development, and creating
programs which sustain the recommendations into the future.

The City should also consider assembling key people and community leaders into a series of task
forces based on topic areas (see below). The third issue of consideration should deal with the
capability to assemble the funds required to complete the recommendations. Section III - 5 lists
potential resources to help meet the City’s financial need.

1. “Blueprint for Action”

Implementation Committee

To help guide this effort, an Implementation Committee made up of the staff of the Department of
Business and Housing Development, the City Manager, the Chairs of the Planning Commission and
Zoning Board and others as identified by the City Manager should meet to clarify and implement a
“Blueprint for Action” that will outline activities on a yearly basis. The list should prioritize the
recommendations by category (i.e., downtown, neighborhoods, industrial, etc.) Additionally, to make
the most efficient use of the City’s resources, the Implementation Committee should identify
public/private partnerships that can be formed to carry-out certain recommendations. For example, a
partnership could be formed to complete the recreational trails along neighborhood streets and the
abandoned Conrail railroad right-of-way. The committee should meet two times a year to review the
priorities and to insure that the list is adhered to.

Task Forces
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To assist the Committee prioritize recommendations for the coming year, the City Council may create
a series of task forces on a topic basis. For example, a task force may be formed to focus on
neighborhood issues. The purpose of each task force would be to refine the ideas and
recommendations set forth in Chapter II of the Comprehensive Master Plan and make
recommendations to the Implementation Committee as to priorities they feel need to be addressed.

An annual list of action items builds accountability allowing citizens, business owners and
community organizations to see how the City of Elmira intends to carry-out the plan. Initial
successes will ensure that this plan continues to be a focus for successful action in the future.
Comprehensive Master Plan Committee members emphasized the importance of a monitoring process
to assure citizens that the plan will actually be implemented. At the end of each year, an annual
report can be prepared which records progress during the calendar year, describes the status of current
projects and identifies projects needing additional action.

Over time, conditions in the City and region will change and new opportunities for action to achieve
the goals of the Comprehensive Master Plan will arise. For this reason, a broader view of the plan
and its implementation should occur every five years (or sooner if changing circumstances warrant).
A “report card” can be generated that provides a checklist of achievements, a list of recommendations
yet to be undertaken and a summary review accomplishments. This review provides the flexibility to
ensure that the Comprehensive Master Plan continues to reflect the most effective and appropriate
means to make Elmira the City of Choice for residents, businesses and investors.

2. Regulatory Actions for Plan Adoption

Completing the Comprehensive Master Plan is the first step towards moving the City into the
future. Adopting the Comprehensive Master Plan is the second, and one of the most important,
steps that will ensure that the City staff, Planning Commission, Zoning Board of Appeals, and
citizens adhere to the plan when considering future actions. Adopting the plan provides the
blueprint for coordinated change and a framework for all projects (public and private).
Combined, the incremental completion of projects will contribute to the larger vision of the
Comprehensive Master Plan.

The following steps are necessary for the complete implementation of the Comprehensive Master
Plan and Zoning Ordinance Update:

1. Council adoption of the Comprehensive Master Plan as a policy statement

2. Council adoption of the amendment to the Urban Renewal Plan
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3. Zoning Ordinance and Map Revisions and Adoption

a. Develop recommendation in zoning language
b. Incorporate design guidelines into zoning
4. Educate development community - sponsored by City Administration and Business and
Housing Department
a. Brochure
b. Seminar
5. Capital Budget - addition of catalytic projects list in a 5 year schedule
a. Prioritize projects and programs
b. Determine annual budget allocation/commitment
6. Create department and subcommittee Task Force for project implementation
a. Trail & Recreation
b. North Main Street
c. South Main Street
d. Washington Avenue District
e. Manufacturers
f. Civic Center
g. Downtown/BID
3. “Seven-in-Seven” - Key Implementation Projects

During the formulation of the Comprehensive Master Plan, the Committees were asked to
contemplate key projects they identified as important to the redevelopment of the City. The
projects were chosen based on their ability to be catalytic leading to revitalization and
redevelopment of key districts. Additionally, the projects were selected because they are:

visible;

along major arterials;

in the center of the City; and

respond to a specific need.

Given this rational, the following districts were identified:

North Main Street / College District

City Center District

South Main Street Neighborhood Commercial Center
Church Street Retirement & Housing Center
Washington Avenue Neighborhood Commercial
Madison Avenue/Second Street Redevelopment Plan

NNk -

Chemung River Trail
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The first six projects identified above were developed to focus on key areas within the City that
are in the greatest need (Please see Figure II-1 - FUTURE LAND USE CONCEPT MAP in
Chapter II - Recommendations for their location in relation to the entire City). For each area, a
detailed redevelopment plan was created showing existing conditions and proposed
improvements. The following pages contain a reduced version of the graphics. The
redevelopment plans provide precise recommendations that will help maximize the limited
resources of the City. If followed, City redevelopment will occur in critical areas within the City.
Combined, the plans will catalyze commercial, industrial, and residential development in the
community.

Although some projects have begun (i.e., the Downtown Civic Center), others have yet to begin.
The following table provides indicating the necessary steps to see each project to completion.
General cost estimates are provided in thousands of dollars.
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Civic Center

Task Force

Feasibility study to determine program & size

$50

Public & private finance sources (commitments & grants)

§10

Solicit sponsor

$10

Architecture Plan - feasibility and cost estimates

$35

Property assembly

TBD

Construction documents, bid and construct

Ownership and operation commitment

$30

A Rl Bl Pl Bl Il e

Public infrastructure - demo buildings, street
improvements, parking improvements and sewer and
water.

10. Streetscape improvements

North Main Street

—_—

Task Force

. Detailed sub-district plan - clarify development,
streetscape, developable lots, “Cappy” centerpiece

$15

. Property owner consensus/commitments

$5

. Funding strategy & source (i.e., grants)

§10

. Public infrastructure improvements - parking lots,
sidewalks, parks

. Private sector investment - in-fill commitments

. Target in-fill housing program

$10/yr

South Main Street

. Define and implement design standards

$2.5

. Private sector assemble and develop property

. Public land assembly - easement for public trail, access
and promenade

TBD

. Public infrastructure - streetscape, trail, transit service,
signs/kiosks, lighting

. Organize South Main Street Merchant Group (BID) -
coordinate all merchants - Tops and small stores.
Coordinate service/retail transition in response to
evolving retail trade.

$30

. Solicit senior housing sponsor

$5

East Church Street

. Land assembly for expanded senior housing

N | —

. Coordinate senior housing development with St. Joe’s
and 202 project sponsor. Solicit next project sponsor.

Madison and Church Street improvements - streetscape
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signs, kiosks, bus shelters/transit service, landscaping,
walkways to hospital.

4. Financing assistance - grants $10

5. Public infrastructure

Washington Ave.

1. Form Neighborhood/Business Task Force

2. Detailed development plan - integrate street closing, $25
development pods/sites, sidewalks, retail, housing and
community services. Determine costs estimates and
funding strategy.

[98)

. Solicit project sponsors $10

4. Public infrastructure - street closing, sidewalks, signs,
lighting, landscaping, bus/transit service

5. Housing program - first time home buyers

(o)

. Market development opportunities $5

7. Land assembly

Madison Ave./Second
Street Redevelopment

1. Adopt Urban Renewal Plan

2. Detailed sub-district plan - integrates building structures | $19
to remain, new building lots, Second Street widening,
sidewalks, landscaping, signage

. Market rendering, cost estimate, funding sources $6

. Public site control - large properties TBD

. Solicit developer interest and investment

. Demolition and site preparation

N oo AW

. Public infrastructure improvements - streetscape, sewer
and water

4. Resources

Although it is true that the recommendations set forth in Chapter II will benefit the City’s fiscal
health as well as the quality of life, some may require additional funding to see them to fruition.
In recent years, the City’s Department of Business and Housing Development has aggressively
sought and received assistance from federal and state governments to further the City’s initiative.
Although the Department of Business and Housing Development should be the main contact for
funding sources, the following abbreviated list provides a general outline for others to reference.
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Federal Programs

Department of Commence, Economic Development Agency (EDA)

1. Economic Development Grants for Public Works and Infrastructure Development:
2. Economic Development Corporation:
3. Title IX:

USDA Rural Economic and Community Development (RECD)

1. Water and Waste Water Program

2. Community Facilities Program

HUD Small Cities Community Development Block Grants (CDBG)

Department of Labor, Employment and Training Administration

1. Employment Services and Job Training Pilot and Demonstration Programs

State Programs

Empire State Development Corporation (ESDC)

1. JOBS Now

2 Empire State Development Fund

3. Regional Economic Development Partners Program (REDPP)
4. Job Development Authority (JDA)

Other ESDC Programs

1. Centers for Advanced Technology

2. Economic Development Zones

3. Entrepreneurial Assistance

4. Manufacturing Productivity Improvement

NYSDEC Voluntary Remediation Program
NYSDEC Environmental Facilities Corporation (EFC)
NYSDOT ISTEA - Transportation Enhancement Program
NYSDOT - Industrial Access Program
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B. SUGGESTIONS FOR THE CAPITAL IMPROVEMENT PLAN

The City of Elmira produces a capital investment plan (CIP) annually. The purpose of the plan is
to establish a framework for programming and financing those new or expanded public service
facilities that are needed to accommodate projected growth and development and that constitute
major capital improvements for which the City has fiscal responsibility. In order to guarantee
some of the recommendations set forth in Chapter III the following should be incorporated into
the City’s CIP:

= Recreation and Open Space -
- Purchase and install signs along roadways designated as a walking/bicycling trail on
the Future Land Use Plan (Figure II-1).

- Continue annual maintenance program to improve and expand the City’s parks,
playgrounds and program activity.

= Environmental Resources -
- Implement wellhead protection measures in coordination with the Regional Planning
Council.

s Transportation and Infrastructure -
- Where there are vast open parking lots, utilize fencing, trees, shrubbery and
hedgerows to screen the interior from pedestrians.
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APPENDIX A - EXISTING CONDITIONS

A. HISTORICAL DEVELOPMENT

Settlement in the City of Elmira began as early as 1790 with the encampment of veterans from General
Sullivan's campaign. In 1815, the Village of Newtown was incorporated and, in 1828, changed the name
to Elmira.

Many of the Village's enterprises settled primarily along Water Street and in 1827, Isaac Baldwin built a
dam across the river to power a flour mill at the foot of College Avenue. Many more entreprenuers
opened shop in Elmira as the City began to grow.

In 1833 the Chemung Canal opened, connecting Elmira to the Erie Canal via Seneca Lake. The railroads
reached Elmira in 1849, with intersecting lines running north and south added in 1853. New markets
became available for farm products, lumber, tobacco, and output from the mills and tanneries.

With the outbreak of the Civil War, Elmira was selected as one of three Union Army Depots in New York
State. Additionally, a Civil War prison camp was built on a 30 acre tract off Water Street. The local
economy prospered by supplying the Army.

In 1864 Elmira became a city, with a population of 13,130. Elmira grew due to technological advances of
the post-war period, and the advent of national markets overseas. By 1890, the City had a population of
30,893 with 539 manufacturers in more than 80 industries. The census listed an industrial output of $8.8
million that year.

One distinct neighborhood which housed many of Elmira’s residents was what has become known as the
Near Westside. People of all social backgrounds, races and economic levels and occupations lived in this
area. Those of modest means lived in one room structures, others rented rooms, and the middle class
citizens erected fashionable homes. More than 80% of the homes in the Near Westside were built before
1914. The Near Westside neighborhood is listed on the national register of historic places and at the time
of designation (1970s) it was the largest residential historic district in the country. .

Elmira continued to grow primarily as a manufacturing community as its population grew to its peak of
46,517 by 1960. Since 1960, Elmira's population has declined 28% to 33,724 in 1990 due primarily to
outmigration from the area.

One reason contributing to the population decline is the result of a major catastrophic event. In 1972 Elmira
experienced a flood attributable to Tropical Storm Agnes. Much of Elmira was covered in 5' to 14' of water
and there was an estimated $292 million worth of damage to residential homes, businesses and industries.
The federal government stationed many different agencies in Elmira and federal and state funds came in by
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the millions. The Elmira Urban Renewal Agency estimated that 45% of Elmira was affected by the flood,
that 25,000 residents were distressed, and nearly 7,000 buildings were in the flood zone.

In October, 1972 the New York State Urban Development Corporation (NYS UDC) released $71.2 million
for an urban renewal plan for Elmira. The plan was to include a change of face for downtown, produce new
housing units, create new industrial and commercial areas, and do away with dilapidated buildings along the
riverfront. UDC also announced they would fund the building of a new north-south arterial.

As a result of this planning effort, Elmira now has the north-south Clemens Center Parkway which is
scheduled for expansion, the Mark Twain Riverfront Park along the south side of Water Street, new housing
developments, and the rehabilitation of some commercial areas. While most of the goals of the Urban
Renewal Plan have been met, some never came to be. One plan called for closing the section of Main Street
between Church and Water in order to create a pedestrian mall. Although a good deal of redevelopment was
completed in this area, the street was never closed. Rather, buildings were rehabilitated and reoccupied by
commercial businesses, and two relatively large parking garages were built within downtown.

In addition to Urban Renewal efforts, the City of Elmira has worked to rebuild the community. The City
sponsored a number of community development programs to help Elmira grow and prosper. Following is a
list highlighting some of these programs.

1974 - The City adopted the General Project Plan, Urban Renewal Plan for the New Elmira Project in the
City of Elmira, NY. Goals of the project ranged from restoring and rehabilitating buildings damaged by the
flood, providing sites for housing low, moderate, and middle income families, rejuvenating the Central
Business District (CBD), and more. The outcome was a proposed Land Use Plan that helped to direct
appropriate forms of development.

1977 - Chemung County Economic Study, Part I, Background & Initial Recommendations report was
prepared to provide a descriptive background for further detailed analysis of possible actions and to indicate
the overriding conditions that must be addressed before the County could realize truly successful activity.

1981 - The Historic Near Westside book inventory was published in order to log the homes in the area
including describing their architectural style, floor plan, and location.

1989 - The City, in responding to a 1985 study, established a Downtown Development District representing
an innovative organizing and financing mechanism to enhance business, cultural and economic activity in
the downtown. Results of these efforts are described in the Elmira Downtown Development District Plan.
The Elmira Downtown Development Inc. was established as the managing agency.

1991 - Elmira Downtown Development sponsored a report that addresses the retail and office opportunities
for Downtown Elmira. The report, entitled Downtown Elmira Retail/Office Space Analysis, Part I -
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Background Information Report, Part II - Visions & Goals, Part III - Retail Recruitment Plan, and an
Executive Summary, gives detailed facts on the condition of downtown Elmira.

1993 - Elmira Corridor, Economic Impact Analysis & Redevelopment Plan was developed to help evaluate
the development potential, opportunities, and needs resulting from the planned extension of the Elmira
Arterial Highway within a defined study area.

1994 - Chemung County Transit System Transit Development Plan Update was prepared with funding from
the Federal Transit Administration to examine the service levels and efficiency of the Chemung County
Transit System. The purpose of the Plan was to allow transit systems and agencies involved in transit issues
to reevaluate transit's purpose, investigate alternative revenue sources, and to implement budget control
strategies.

1994 - Transportation Planning & Implementation for the 21st Century is a long range plan that forms the
basis for completing essential elements of the Regional Transportation Network.

1994 - The Elmira school system supported a study entitled Vision 2004, Elmira City School District which
helped redefine the system for the next century. Based on current and projected community realities, new
standards for student excellence were developed during the plan's initial implementation phase.

1994 - A Status Update on Eldridge Park was developed by the City which included recommendations for
renovating the park to include recreational fields, renovating the dance hall, and beginning a Carousel Farm
and Craft Market.

1995 - An Engineering Study for Centertown and Eastown Parking Garages was prepared which highlighted
repairs that are necessary for complete restoration.

1995 - Preliminary Master Plan for Mark Twain Golf Course was prepared and lists project construction
costs for full rehabilitation of the publicly owned golf course.

1995 - The City sponsored a Survey and Needs Assessment of the City Park System which highlights a
park-by-park assessment of needs with estimated values.

1995 - Because of the age of the City's 48 year old swimming pool, a Brand Park Pool study was prepared
by Sear-Brown. The study lists construction costs for rehabilitating the facility.

1995 - Development Program 1996 Annual Update

1995 - The City prepared an Emergency Flood Operations Plan for the City of Elmira to document the duties
of city staff and officials in the event of a flood.
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1995 - Southern Tier Central Regional Planning & Development Board (STCRPDB) prepares an annual
Overall Economic Development Program (OEDP) for the counties of Chemung, Stueben, and Schyler. The
OEDRP is a comprehensive planning approach for the coordinated growth and development of their
municipalities.

1995 - The Southern Tier Central Regional Planning & Development Board (STCRPDB) Areawide Action
Plan, 1995-96 is a human needs assessment for the STC region. The Plan examines the needs of the younger

working population by offering suitable jobs so that they remain in the region.

1995 - The City of Elmira, Fiscal Overview provides an indepth look at the present and future economic
climate for the City. The Overview lists issues and opportunities, describes the city administration, examines
the fiscal considerations, and lists demographic and leading economic indicators.

1995 - The City prepared a Consolidated Plan which examines housing needs and economic opportunities
for low income people. The purpose of the Plan is intended to offer local municipalities a better chance to
shape community development programs and the HOME Investment Program into effective, coordinated
neighborhood development strategies to revitalize the community.

1995 - The DRAFT Proposed Capital Improvement Program 1996 - 2000 sets to establish the needs of the
physical development and improvement of the community. The document lists capital expenditures for the
upcoming 12 months as well as the next four budget years.
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B. EXISTING LAND USE & ZONING

1. Generalized Land Use

The City of Elmira has developed very traditional land use patterns and when studying the City, it is natural to
divide it into four quadrants centered around the Central Business District (CBD). The quadrants can
generally be described as northwest, northeast, southwest, and southeast. The natural boundaries between
these areas are formed by a north-south railline and the Chemung River that flows east-west. The center of the
city, or CBD, can be described as the area surrounding the point at which Main Street and the Clemens Center
Parkway cross over the river.

Leading away from the CBD, one will find different uses within each of the four quadrants. Examining each
of these quadrants can lend insight as to the past development patterns of the city and also point out
conflicting uses. Figure 1, LAND USE - CITY OF ELMIRA illustrates existing development patterns of the

City.

2. Downtown & Commercial Districts

In the 1830s and 40s Elmira became connected to new markets via waterways and rail transportation.
Manufacturing and retail establishments were built along Water Street and the Chemung River. Today the
area is known as the Central Business District (CBD).

The CBD generally extends from Main Street west to Columbia Street and from Main Street east to Madison
Street on the north side of the River. South of the river, the business district extends along Main Street in a
linear fashion towards Pennsylvania Avenue. Within the CBD the primary land uses are commercial and
community service buildings such as the post office and City Hall with a slight mix of recreational use.
Traditionally, the CBD was the retail center of Elmira. Recent expansions within the district have moved
away from this trend as retail businesses are being replaced with businesses that generate people (offices).
Secondary to this activity is the existence of coffee shops and small lunch time restaurants to support
downtown workers.

Recently, Elmira Downtown Development has helped attract or expand businesses within the CBD;
specifically within a state designated Economic Development Zone (EDZ). Many of these businesses are
retail and/or banking/financing in nature. For more detailed information on the CBD, please refer to Section E
- Downtown and Commercial Districts.
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In addition to attracting new businesses, Elmira Downtown Development is sponsoring a study of the upper
floors in the downtown. The study will examine each building and document style, rooms, elevators,
stairwells, etc. The results will form a basis for adaptive reuse of the largely vacant upper floors in the
downtown area.

3. Other Commercial Districts

There is a relatively large number of commercial establishments situated along the northern end of College
Avenue near the border with Elmira Heights. There is a mix of uses in this area including some retail shops,
restaurants/bars, and professional offices. This area directly leads into the “Miracle Mile” which is a four lane
road in Elmira Heights that is a primary area of commercial activity in the area.

Other commercial areas include portions of the city east of Eldridge Park, east of Sullivan Street near the
industrial park, land along the Clemens Center Parkway, and parcels centered around the intersection of
Hoffman and Church Street. These are the primary "pockets" of commercial activity. It is also important to
note that there are many scattered commercial parcels throughout the entire city. These areas should be
examined to determine if they are potentially conflicting with the surrounding land uses. Specific areas
include the Near Westside Historic District where older residential homes are being subdivided for
commercial businesses and infilling among residential units.

4. Industrial Development

The majority of Elmira's industrial land is located in the northeast quadrant of the City immediately adjacent
to Sullivan Street. Within this area there are manufacturing facilities, warehouses and storage, and distribution
facilities. Another primary area of activity is situated along the Clemens Center Parkway primarily south of
the river. This area has historically been one of Elmira's manufacturing area as this is where American
LaFrance was located. There are additional scattering of industrial use within the downtown area and many of
these parcels are surrounded by commercial uses. Generally, nearly all of Elmira's industrial land is east of the
north-south railroad.
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5. Residential Uses/Neighborhoods

As with many American cities, residential land use in Elmira generally surrounds CBD. The majority
residential land use in Elmira is situated in the northwest, southwest, and southeast quadrants of the City.
Many of these homes are single and multi-family homes aligned along a gridlike street pattern. Although the
northeast quadrant of Elmira has some residential uses, commercial and industrial are more common.

Because of the mix of land use in the northeast quadrant, conflicts may be more common as the
neighborhoods become increasingly isolated. Currently, there are many pockets of dilapidated structures
within these neighborhoods which may be a result of incompatible land use throughout the quadrant.
Measures should be adopted that can protect these neighborhoods from further deterioration.
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A second area that may have conflicting land uses is in the vicinity of the Historic Near Westside along W.
Church, W. Gray and W. Water Streets. The parcels along these streets are a mixture of commercial and
residential uses. Many of the commercial uses are a result of the conversion of large residential structures to
service commercial uses such as professional offices, real estate offices, etc. Land use within this area should
be carefully examined to eliminate conflicts between continued conversion of homes to commercial uses and
residential properties.

An additional issue within the Historic Near Westside is the availability of parking. Many of the streets are
narrow making the enforcement of odd/even parking difficult due to the lack of availability. It is becoming
increasingly difficult to support businesses and apartment buildings in this area because there is very little
space for off street parking.

6. Vacant and Underutilized Properties

Vacant properties throughout the City are in four major land use categories and can be found throughout.
Vacant properties were analyzed using the tax parcel information provided by the City of Elmira Assessor's
office. Following is a summary of properties.

»  [ndustrial Vacancies - The steady decline in manufacturing in the City of Elmira has resulted in partially
and totally vacant industrial buildings throughout the City. These buildings can be classified as
“brownfields”, or abandoned, idled, or under-used industrial facilities. Additionally, there is vacant land
available in the form of “greenfields” which are areas containing complete infrastructure but no
development has ever taken place.

There are a number of industrial sites scattered throughout the City with the majority being at the north and
south ends of the Clemens Center Parkway. Specifically, there are large vacant parcels just off of Grand
Central Avenue near the north end of the Parkway, adjacent to the railyard just south of Eldridge Park, just off
of Church Street on the north side of Kennedy Valve, at the intersection of the Clemens Center Parkway and
Pennsylvania Avenue, and in the vicinity of Erie Street and Pennsylvania Avenue.

The majority of greenfield industrial space can be found east of Sullivan Street along Industrial Park
Boulevard. Although this industrial park is in an ideal location for Elmira in that it has relatively easy access
to Route 17, it does create problems with truck traffic. There is no convenient access to the industrial park for
trucks, therefore trucks frequently drive through local neighborhood streets thus causing advanced
deterioration of streets and creating a safety hazard.

n  Commercial Vacancies - There are a number of commercial vacancies located throughout the City; the
majority of which are within the downtown area east of the Clemens Center Parkway. There is a pocket
of commercial vacancies situated along E. Clinton Street adjacent to Ernie Davis Jr. High. and just south
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of this area near the intersection of Church Street and Madison Avenue. This is one of the City’s most
distressed areas and one of the “gateways” coming into the City.

There are some larger parcels of vacant commercial space including the land that is currently being used as the
Huck Finn Ballpark, the area around the Fays Plaza just off of Miller Street, and portions of the commercial
plaza where Artistic Greeting is located.

Finally, there are additional scattered vacant parcels most of which are directly adjacent to vacant industrial
land.

m  Residential Vacancies - Whereas the vacant industrial and commercial areas are a major concern in the
redevelopment of Elmira, other land which has never been developed provides another kind of
opportunity. Alternatively, vacant lands can be reserved for future use when the development potential
has reached its highest and best use.

The majority of these areas are greenfield providing excellent opportunities to potentially develop this land in
accordance with its surroundings. The largest residential tracts of vacant land occur adjacent to Elmira Free
Academy, the Elmira Correctional Facility, and Woodlawn Cemetary. Other smaller areas are scattered
throughout and include a parcel directly across from the commercially zoned Huck Finn Ballfield, some
parcels within the industrial park, a parcel of land along the Chemung River just east of the western city
boundary, and some vacancies on the north side of Church Street just east of Madison Avenue.
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C. DEMOGRAPHIC & ECONOMIC TRENDS

1. Population

The 1990 population of 33,724 is 4.5 % less than the 1980 population of 35,327 and 28% less than its
1960 peak. In contrast, Chemung County’s population decreased 2.5% from 1980 to 1990. The decline
in Elmira’s population is largely attributable to outmigration from the area.

Population Comparison
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In comparison to other Southern Tier Communities, Elmira is smaller than Binghamton and roughly the
same size as Jamestown. As the chart above illustrates, each southern tier city experienced the same
phenomena as Elmira and lost population between 1980 and 1990. Ithaca, in Tompkins County, is the
exception as it gained 2.82% population during the same time period.

The median age in Elmira increased from 28.5 to 30.5 during the 1980s. The majority of the population
(44.8%) is between the ages of 25 and 64; young adults (ages 15-24) and children (ages 5-14) represent
17.9% and 13.9% of the total population respectively. The number of young adults in the City has
declined considerably, 27.4% since 1980. Although national trends indicate an increase in the elderly
population, the number of individuals over age 65 in the City of Elmira actually decreased somewhat
(-2.5%). It is important to note that the population at the Elmira Reformatory is included in these figures.
When accounted for separately, the prison population accounts for roughly 5% of the total population
with a median age of 23.4 years.

Families below poverty is a high 22.2%, based on the 1990 Census. This rate is nearly double the county
poverty rate. Among female headed households in Elmira, the poverty rate is considerably higher and
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nearly two-thirds of children residing in a single parent household are in poverty. In contrast to these
findings, 13.8% of elderly persons, age 65 and over, are below poverty level.
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2. Income Characteristics

The City has a high concentration of low income persons. 1990 Census data indicates 35.9 percent of the
City population is low income (income less than 50% of the MSA median) and 19.1 percent have
extremely low incomes (earning less than 30% of the MSA median).

The Town of Southport and Chemung County drawn a disproportionate share of the community’s more
wealthy residents. The Town of Southport’s median household income is 51.1% higher than the City of
Elmira and Chemung County’s median household income is 40.6% higher. The following table
illustrates this point:

Table 1
Income Comparison
1980 and 1990
In Constant 1991 Dollars

Median Household Income Per Capita Income
1980 1990 % Change 1980 1990 % Change
City of Elmira $21,470  $20,410 -4.9% $9,270 $10,440 12.6%
Town of Southport $26,100  $30,850 18.2% $14,830 $13,410 -9.6%
Chemung County $28,540  $28,710  0.6% $13,960 $16,530 18.4%

SOURCE: U.S. Bureau of the Census

3. Economic base

The City of Elmira traditionally has had a large blue collar workforce, employed in durable goods and
manufacturing. With the changing national economy, the area suffered economic turmoil accompanying
the shift from manufacturing to service industries.

Employment growth slowed significantly during the early 1980s due the closing of major manufacturing
plants. This list includes American LaFrance, Moore Business Forms, and Anchor Glass. According to
the NY'S Department of Economic Development, between 1980 and 1986, Elmira lost nearly 40% of its
manufacturing base over six years, as measured by the number of jobs.! However, due to company
expansion, Elmira regained nearly half its loss and increased manufacturing jobs by 2,200 from 1986 to
1989. In addition, the City of Elmira and Chemung County have been somewhat successful in attracting
and expanding small to medium sized companies over the past few years.

! Figures taken from the City of Elmira Consolidated Plan, July 1995.
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Some of the accomplishments over the past five years include:

*  Expansion of Trayer Products by 13,000 - 17,000 SF;

*  Expansion of Hilliard Corporation by 28,000 sq. ft. which resulted in an increase of
jobs;

e 750 new manufacturing jobs at Toshiba (although located outside of the City limits,
financial assistance was provided by the City to attract them to the area);

* 400 new jobs and building expansion by Artistic Greetings, a check printing company;

*  The new construction of Top's Friendly Market Superstore on West Hudson Street; and

*  New construction of a Wegmans supermarket chain on Elmira's northeast side.

Several new stores have opened downtown and the City has demolished the Trinity Foundry to prepare land
for industrial/manufacturing development.

Manufacturing Labor and Proprietor's Income
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To gain additional perspective on the contribution of the manufacturing industry to the region, the above
chart compares Chemung County’s labor and proprietor’s income to other counties in the Southern Tier.
These figures give an indication of the total amount of income that is received in an area from
manufacturing. As the chart indicates, Chemung County receives roughly the same amount of income as
Tioga County and it is much lower than Broome, Stueben and Chataqua Counties. Two anomalies within
this chart exist: (1) Broome Counties figure is high due to the influence of IBM and (2) Tompkins County
is low because much of the county is influence by Cornell Unversity and Ithaca College. Additionally,
Steuben County is higher than Chemung due to the influence of Corning, Inc. Nonetheless, much of
Chemung County’s history is based on manufacturing, yet income received from this sector is lower than
other Southern Tier counties.
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To help create a competitive environment, Elmira adopted a somewhat unique approach towards
economic development where the overall strategy is designed to strengthen, build, and increase its current
base. Rather than competing with adjacent towns and villages for commercial expansion, the City has
encouraged and assisted in locating development with the County, regardless of its specific site location.
The theory being that Elmira as a whole will benefit from business expansion. Thus, Elmira actively
participates in several economic development strategies including:

-Southern Tier Economic Growth, Inc. (STEG) - the primary economic development agency in Chemung
County.

-Chemung County Industrial Development Agency (CCIDA) - a public benefit corporation which is
administered by STEG.

-Elmira Downtown Development (EDD) - which assists in business start-ups, relocation, expansion, and
the renovation of vacant buildings. EDD is also a public benefit corporation and receives funding from a
special district tax placed on local business.

-The Elmira Urban Renewal Agency (EURA) - is the administrative agency for the Community
Development Block Program.

-The Chemung County Chamber of Commerce - is the County’s official Tourism Promotion Agency.

Economic Development Zone:

A New York State Economic Development Zone (EDZ) exists in Elmira and encompasses a two square
mile area. Businesses within this zone are eligible for special State financial opportunities and tax
incentives. The EDZ is located primarily within the City although some portions of Southport and
Horseheads area also included. According to Southern Tier Economic Growth, as of 1996 there were 75
certified businesses within the EDZ contributing 2,600 employees to a total EDZ workforce of 3,086 as of
December 1994. The projected investment within the EDZ was $103.2 million and the actual recorded
investment was $111.8 million.

These numbers are much higher when compared to the other 12 Economic Development Zones in New
York State. On average, there are 45 certified businesses within each zone contributing 1,319 employees.
The average number of employed persons as of December 1994 was 1,716. The projected investment is
$46.8 million and the actual investment is $57.4 million. Elmira’s recorded investment is 51% higher
than the average recorded investment for the other 12 Economic Development Zones.

Labor Force:

Elmira’s civilian labor force consists of individuals aged 16 and older who are employed or looking for
work. As of 1995, The City’s labor force totaled 13,800. This accounts for over half of the eligible
working population.
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Unemployment in Elmira has been high, with a rate of 11.0% in the City compared with 7.3% in
Chemung County in 1990. In 1994 the NYS Department of Labor reported that Elmira’s unemployment
rate was 5.9%, roughly half of the rate in 1990. In comparison, the unemployment rate in 1994 was 6.9%
in NYS, 5.5% in Chemung County.

More than one-third of Elmira residents who are employed work in the service sector, including 1,652 in
health services (13.2%) and 1,179 in educational services (9.4%). Other areas of high employment
include retail trade (18.9%) and public administration (8.3%). Overall, service employment has increased
but not at a rate fast enough to compensate for the loss of manufacturing jobs. Table 2 -
EMPLOYMENT BY INDUSTRY summarizes job growth by industrial sector from 1980 to 1990.

Elmira saw substantial growth in construction, communications and utilities, finance insurance and real
estate, business repair services, and public administration. In contrast, there were significant losses in
manufacturing, transportation, wholesale trade, and personal, entertainment, and recreation.
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Table 2

Employment by Industry
City of Elmira
1980 1990 Percent
Number % Number % Change
Total employed workers 12,394 12,530 1.1%
Agriculture, forestry, fisheries |32 0.3% 76 0.6% 137.5%
Mining 0 0.0% 0 0.0% 0.0%
Construction 364 2.9% 539 4.3% 48.1%
Manufacturing 3,174 25.6% 2,365 18.9% -25.5%
Nondurable 801 6.5% 626 5.0% -21.8%
Durable 2,373 19.1% 1,739 13.9% -26.7%
Transportation 419 3.4% 374 3.0% -10.7%
Communications, public utilize |230 1.9% 287 2.3% 24.8%
Wholesale trade 581 4.7% 482 3.8% -17.0%
Retail trade 2,183 17.6% 2,363 18.9% 8.2%
FIRE (¥) 405 3.3% 500 4.0% 23.5%
Services 4,250 34.3% 4,501 35.9% 5.9%
Business and repair services |274 2.2% 544 4.3% 98.5%
Personal, entertainment, 517 4.2% 401 3.2% -22.4%
recreation
Health services 1,591 12.8% 1,652 13.2% 3.8%
Educational services 1,281 10.3% 1,179 9.4% -8.0%
Other professional services |587 4.7% 725 5.8% 23.5%
Public administration 756 6.1% 1,043 8.3% 38.0%

SOURCE: U.S. Bureau of the
Census

FIRE = Fire, Insurance, Real
Estate.
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4. City Budget and Financing Limitations

The City functions in a very difficult and constraining local economic climate. Like most urban cities in the
Northeast, Elmira has experienced an eroding tax base, out migration of the middle and upper income
residents, a declining retail and industrial base resulting in the general decline of the quality of life. It is
estimated that 31.8 percent of the value of the City's tax assessment base is fully and partially tax exempt. The
City's present annual debt service payment is approximately $683,425.

Since 1991, the City's tax rate has changed from $86.60 to $104.88 per $1,000 AV, an increase of 21 percent
over six years. The City's tax rate since 1990 include:

Year Rate per $1,000 AV % Change
1990 $86.6

1991 $101.4 17.1%
1992 $108.4 6.9%
1993 $114.7 5.8%
1994 $118.1 2.9%
1995 $104.9 -11.2%

As the table above indicates, the City has seen a decrease in the tax rate from 1994 to 1995 of 11%. Currently,
the City has completed its first revaluation since 1960 which has increased the revenue the City receives from
the property tax. Additionally, the City Council recently rejected the Homestead Act, which would have
instituted a two-tiered property tax system separating residents and businesses. Finally, the City plans to
implement another tax cut in 1996.

Although the City has administered a tax cut in the last two years (1995 and 1996), it was forced to
increase property tax rates from 1990 to 1994. This was especially true in 1991 when the City lost a
substantial amount of State aid. These tax rates create a apparent obstacle for economic attractiveness that
must be carefully managed. As will be discussed in greater detail below, Elmira’s place in the regional
economy has changed in the past twenty years. As the city attempts to attract new business, it must
consider how its assets and liabilities compare to those of regional competitors. With a tax rate of 3.21%
in 1992, the City of Elmira had the highest combined tax rate in the county. The Town of Southport had
a tax rate of 1.78%. The majority of towns in Chemung County had a tax rate between 1.25 and 2.0%.

Tax rate and tax burden are not synonymous, of course. While the tax rate in Elmira is the highest in the
county, Elmira also has relatively low property values. When the two are combined, the tax burden on
Elmira residents is more comparable with that of other communities in Chemung County. In fact, the tax
bill for the median housing costs in Chemung County (as reported in 1990) is 43% less than the median
housing costs of nearby Tompkins County.
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Additionally, the tax rate needn’t be an impediment to industrial recruitment if the City and County are
willing to promote aggressive tax reductions for business. The City’s Economic Development Zone status
provides the City with a powerful vehicle for reducing cost for businesses locating within the zone.
Effective marketing of the zone and the benefits that zone status permits will significantly reduce the

negative impact of relatively high tax rates.

D. HOUSING & NEIGHBORHOODS

1. Description of Housing Market®

The 1990 Census indicates there are 13,301 units in the City broken down to include 5,972 owner
occupied (44.9%), 6,450 renter occupied (48.5%), and 877 vacant units (6.6%). These figures represent a
2.8% decline in housing units since 1980. During the same period, Chemung County experienced a 1.6%
increase in the number of housing units. There has been minimal change in the housing stock since 1980,
although there are fewer single-family and more multi-family dwellings. Currently, single-family homes
account for 48.3% of housing units, and multi-family account for 23.3%. It is the City’s assessment that
the reduction in single family residences is due to conversion of multiple units.

Table 3
Comparison of Housing Statistics
1990
Owner % Owner |Renter % Renter
City Housing Units |Occupied Occupied |Occupied |Occupied |Vacant [% Vacant
Elmira 13,301 5,972 44.9% 6,450 48.5% 877 6.6%
Binghamton (24,626 10,046 40.8% 12,571 51.0% 2,009 |8.2%
Jamestown 15,461 7,402 47.9% 6,867 44.4% 1,192 |7.7%
Corning 5,585 2,483 44.5% 2,437 43.6% 305 5.5%
Ithaca 10,075 2,778 27.6% 6,839 67.9% 458 4.5%
Chemung Co. 37,290 24,095 68.3% 11,180 31.7%
NYS 7,226,891 3,464,436  |52.2% 3,174,886 |47.8%
USA 102,263,678 59,024,811 [64.2% 32,922,599 (35.8%

SOURCE: U.S. Bureau of Census

When comparing Elmira to to other southern tier communities, Table 3 shows that it has the third highest
number of housing units and second highest percentage of owner occupied units. Binghamton, which has
nearly double the amount of housing units than Elmira, has a lower owner occupied housing rate. And,
only Jamestown has a higher owner-occupancy rate. The same distribution carries over to renter occupied
housing unit category. The only exception is Ithaca which is where Cornell University and Ithaca
College are located thereby inflating the renter occupancy rate.
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Almost two-thirds of Elmira’s housing stock was built prior to 1940. Table 4 - AGE OF HOUSING
STRUCTURE, gives the percentage of housing units built during different time periods. The chart
following the table shows the percentage of housing units built prior to 1940. Over 65% of the City’s
housing stock was built prior to 1940 with census tracts 6 and 7 containing the highest proportion with
91.4% and 98.9% respectively. These tracts are located on the north side of the river and primarily cover
the downtown area.

Most substandard housing in the City is concentrated in census tracts 7, 8, 10 in the northeastern and
central sections of the City. This is the City's most distressed and contains a very high concentration of
families with extremely low income (i.e., with incomes less than 30% of the median family income of the
Elmira MSA). This area also includes several of the areas assisted housing projects. The demographic
breakdown of this area includes 2,741 households of which 60% were constructed prior to 1939. Census
tract 7 had 98.9% of its households constructed prior to 1939, tract 8 had 28%, and tract 10 had 53.8%
constructed prior to the same time frame.

The city’s northeastern neighborhoods (census tracts 1, 2, and 6) possesses many of the same
characteristics as the East-Central neighborhoods. Each of the tracts has approximately 25% of its
families with extremely low income and nearly half of its families with low income (i.e., with incomes
less than 50% of the MSA median)

Characteristics taken from the City of Elmira, NY Consolidated Plan, 1995.
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2. Assisted Housing

There are a total of five different public housing projects within Elmira, each reaching out and assisting a
broad range of residents. Each is operated by the Elmira Housing Authority and include a total of 857
units, including 355 in projects for the Elderly.

Following is a table summarizing public housing in Elmira:

Project Description Location Bedroom Size
George Bragg Towers | Census Tract 8, Efficiency 66
Section 202 Elderly adjacent to CBD 1 BR 80
Ed Flannery Apts. Census Tract 10, 1 BR 208
Section 202 Elderly south-central 2 BR 1
Hathorn Court Census Tract 2, 1 BR 24
State subsidized north-central 2 BR 176
250 rowhouses and 24 3 BR 62
duplexes 4 BR 10
5BR 2
Hoffman Plaza Census Tract 4, 1 BR 20
Federally subsidized northwest 2 BR 88
elderly/low income 3+ BR 36
family
Jones Court Census Tract 8, 1 BR 9
State-subsidized northeast 2 BR 48
3 BR 21
4 BR 6

Other Assisted Housing:

Eastgate: This project contains 102 units, 30 of which are specifically allocated to elderly or disabled
individuals who pay no more than 30% of their income for housing costs.

Dewittsburg: This is a low income project with 212 units built under the Section 8 program. There are
some vacancies in this project.

Riverview north and south: These are Elmira’s newest Section 8 housing units and they are split between
two census tracts. There are 42 units on Madison Avenue and 86 units on West Chemung Place. There is
a long waiting list for these units and it is reported that the average wait is three to five years.
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St. Joseph’s Apartments: Completed in 1994 this project involved redeveloping a site into 66 units for
the elderly and disabled. The City approved a Low Income Tax Credit for this project and many of its
residents are of low and moderate income levels. There is a one year waiting list for these apartments.

St. Patrick’s Apartments: This project involved rehabilitating an old parochial school for elderly and
disabled individuals. Some of the units are in the Section 8 program and 9 are set aside for persons with
income at or below 60% of the median income for Elmira. There is a waiting list of one year for this
project.

In addition to the rental units described above, Elmira has two projects to encourage homeownership to
low income families:

Parker I Subdivision: This subdivision has 42 single family owner occupied homes built in the late
1970s. The program provides qualifying families with reduce rate mortgages with subsidies from the
federal government for the purchase of homes.

Powell Project: Constructed in 1990 in the southeast portion of the City, this project contains then units
of single family housing in five townhouses. The program provides downpayment assistance to eligible
low and moderate income property owners. Under the program, owners must occupy the home for no
less than 10 years.

Special Needs Housing:

In addition to providing assisted housing to low income persons and families, the City of Elmira has
several organizations which offer facilities and services for persons with special housing needs. These
include:
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Program/House

Operator

Program Assistance

Size

Lormore House

Salvation Army

Assistance for men
with drug addiction;
men required to attend
GED classes

12 people

Gateways Community
Residence Program

Catholic Charities of
the Southern Tier

Provides case
management and
housing services to the
mentally ill.

scattered sites with 50
bed capacity;

14 beds in a group
home;

38 participants in a
supportive housing
program.

Association for

Chemung Co. ARC

Operates Intermediate

scattered sites with a

Inc.

counseling for boys and
girls aged 10 through
18; prepared students
for self-sufficiency;
provides discharge and
aftercare services.

Retarded Citizens Care Facilities 24 hours | total capacity for 58
a day; residents.
Help promote personal
and social growth in the
community.

United Cerebral Palsy uUCP Offers residence for 15 residents
individuals

Elmira Glove House Elmira Glove House, Schooling and group 38 residences at four

locations.

Housing Affordability

Housing costs in Elmira are much lower than other parts of New York State. In a survey of 179

metropolitan areas conducted by the Associated Press, Elmira placed third among the most affordable

housing markets in the U.S. Nevertheless, the median value of owner-occupied housing in the City
increased by nearly 48% from 1980 to 1990, from $28,000 to $42,400 with more dramatic increases in
census tracts 7 and 5. The rate of increase is less than the median household income for the City for the

same period.

Table

5

City of Elmira
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Housing Costs by Census Tract

Median Gross Rent Median Housing Value
1980 1990 % Change 1980 1990 % Change

City Total $188 $343 82.4% $28,600 $42,400 [48.3%
CT1 $231 $407 76.2% $22,600 $33,800 [49.6%
CT2 $163 $281 72.4% $29,300 $44,100 [50.5%
CT4 $178 $302 69.7% $33,900 $54,100 [59.6%
CTs $220 $398 80.9% $37,700 $62,700 [66.3%
CT6 $190 $366 92.6% $27,500 $34,700 [26.2%
CT7 $178 $287 61.2% $29,000 $47,100 [62.4%
CT8 $136 $240 76.5% $21,900 $30,200 [37.9%
CT9 $210 $372 77.1% $26,900 $40,000 [48.7%
CT 10 $178 $318 78.7% $25,000 $37,100 [48.4%
CT 11 $215 $399 85.6% $27,400 $42,200 [54.0%

SOURCE: U.S. Bureau of the Census
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The median gross rent, including utilities, has increased 82% from 1980 to 1990, from $188 to $343.
These rising housing costs exceed income growth of Elmira and could limit the efforts of Elmira citizens
to find affordable housing.

In July 1995, the City of Elmira prepared a Consolidated Plan in accordance with the requirements of the
U.S. Department of Housing and Urban Development. The primary purpose of the plan is to coordinate
the Community Development Block Group (CDBG) program and the HOME Investment Partnership
Program. The plan assesses housing and community development needs in the City and sets goals and
objectives to meet those needs. The plan examined many aspects of the City including demographic
trends, economic trends, housing needs analysis, assisted housing needs, homeless needs, and priority
non-housing needs.

One aspect of the housing needs analysis included an examination of housing affordability. The plan
considered at many factors and noted that the median household income in Elmira was $18,548. The
average price of a home in the City of Elmira is approximately $39,870 on the southside of Elmira and
$60,544 on the northside (telephone conversation with local realtor, January 1996). The southside figure
reflects a more accurate depiction of the average selling price in Elmira. The northside figure is inflated
due to the recent selling of a large grand style home. Typically those making less than 80% of the median
household income cannot afford to purchase a home at the average price. Figure 5 gives a good
indication of where residents of Elmira stand with regard to affordability.

Measuring Affordability is another method of examining household income by census tract in the City.
Based on the MSA median household income, more than half of Elmira’s households were moderate
income (i.e., less than 80% of the median income of the Elmira MSA) and 35.9% were low income (with
incomes less than 50% of the MSA median) as defined by the U.S. Department of Housing and Urban
Development (HUD). Additionally, an estimated 19.1% of households were extremely low income,
earning less than 30% of the MSA median. Census tracts 10, 7, and 8 have the largest portion of
extremely low income families. In addition, several assisted housing projects are located within these
tracts. Conversely, census tracts 4 and 5 have the smallest number of extremely low income families.

4. Neighborhood Districts

The residential areas of the City can be broken down into general neighborhood districts. Understanding
the character of these neighborhoods can help lend insight as to the stability of the neighborhood as it
relates to the infringement of surrounding land uses or even the changing structure from within.
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Beginning in the northwest quadrant of the city near the Reformatory, there area predominantly single
family one and two story homes. These types of homes continue south towards the Arnot Ogden Medical
Center where they become slightly larger and closer together. With the exception of the assisted housing
project off of Hoffman Street, much of the area around the hospital and the high school are single family,
owner-occupied homes.

Continuing east towards Elmira College, there are more multi-family, renter occupied homes responding
to the needs of the College students. South of the College the housing becomes partially deteriorated,
especially in the vicinity of Clinton Street, W. Third St, W. Second, W. First and the area surrounding the
Second Street Cemetary. This area contains traditional row housing and borders on the commercial
businesses situated along N. Main Street.

The neighborhood in the vicinity of the Near Westside Historic District has numerous large homes that
serve as rental units and single-family owner-occupied homes. Some potential problems within this area
is the infringement of commercial activity in the form of conversion of these homes to businesses and the
conversion of single family homes into multi-unit apartment buildings.

The northeast quadrant of the City has the greatest potential for conflict between land use types. Many of
the neighborhoods are isolated by surrounding commercial and industrial uses and busy streets. Many of
these neighborhoods are some of the City’s poorest and consist of larger homes that have been divided up
into apartment buildings that are randomly mixed in with single family homes. Generally, many of the
homes are in fair condition, with an occasional pocket of completely deteriorated homes.

Moving closer to the downtown and in the vicinity of Ernie Davis Jr. High, the homes become
increasingly deteriorated and occasionally vacant. Many homes have been converted into storefront
churches which become the center of activity. This area also is the location of some assisted housing
projects. In terms of housing condition, this is the worst section of the City.

The southside of the City has a mix single family and multi family homes spread generally throughout.
West of S. Main Street, the homes are on small lots and are close together. The street pattern is relatively
uniform and there is an occasional neighborhood type store to service area residents.

Directly east of S. Main Street, are larger homes that have been divided up into apartments. Many of

these homes are run down and are in need of repair. Continuing east, and closer to the river, the homes
become much smaller in the form of ranches and small colonials.

E. DOWNTOWN & COMMERCIAL DISTRICTS

1. General Description of the Downtown/CBD Area
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Elmira's downtown and Central Business District (CBD) generally runs from Clinton Street to the north,
Columbia Street to the west, the intersection of S. Main and Pennsylvania to the south and Madison on the
east. Within this area there is a mix of use including commercial uses in the form of retail and service,
community service buildings, parks & recreation, and some residential uses.

Portions of the downtown have survived Elmira's economic downturn, while others have not faired as well.
Figure II-2, DOWNTOWN DEVELOPMENT ISSUES, is located in Chapter 2 and displays the general
layout of the downtown, sub-districts, points of interest, an office district boundary, and key catalytic project
sites.

One main issue with Elmira's downtown is the fact that it is naturally and functionally disconnected and
Figure 6 shows the general boundaries of the likely downtown subdistricts. Although these subdistricts are
described in greater detail in a following section, it is important to note the primary differences between them.

The N. Main Street (north) section has viable retail services for City residents. There is the Clemens Center
Plaza, a row of stores between First St. and Second Street, a supermarket, and various restaurants. This area
has always generally been healthy. Elmira College, with a student population of approximately 1,000 is
also close to the downtown.

The N. Main Street (south) section was, at one time, the healthy, viable portion of the downtown. As with
much of Elmira, this area has lost commercial businesses and is changing towards an office environment.
There are few retail stores in this area and many vacancies.

The S. Main Street section runs from the river to the intersection of Main and Pennsylvania. This area has
traditionally been retail oriented with clothing shops, furniture stores, a pharmacy, and restaurants/bars.
Although this area generally been healthy, it recently received a major boost when Tops Supermarket decided
to located a store in this area.

Finally, the Lake Street district has traditionally been the office, financial, and community services area of the
City. Within this district is City Hall, the Post Office, office support services, and tourist attractions such as

Clemens Center Performing Arts Center, Arnot Art Muse