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1. INTRODUCTION

The Town of Tonawanda Development Corporation (TTDC) commissioned TVGA
Consultants (TVGA) to conduct a preliminary planning and feasibility study for the
redevelopment of the Niagara Riverworld site located at 4000 River Road in the Town of
Tonawanda, Erie County, New York (See Figure 1). The project site is privately owned by
Niagara Riverworld, Inc. and was formerly occupied by a large industrial complex. The
study was comprised of the following three major tasks:

1. Analysis of development constraints and opportunities;
2. Preparation of three conceptual redevelopment plans; and
3. Formulation of an implementation strategy.

A steering committee comprised of representatives from the TTDC, Town of Tonawanda,
Erie County Department of Environmental and Planning, Erie County Industrial
Development Agency and Niagara Riverworld were heavily involved in formulating the
conceptual redevelopment plans and implementation strategy. The committee
participated in a design charrette on March 22, 2011 to assist the consultant team with
the selection of the type and desired character of the redevelopment concepts.
Additionally, a round table meeting was held with the committee on April 26, 2011 to
solicit input on the implementation strategy.

The following sections provide a description of the subject property; summarize the site
analysis conducted by the consultant team; describe the three conceptual
redevelopment plans generated; and address critical issues associated with the
implementation of the redevelopment plans.

2. SITE DESCRIPTION

The Niagara Riverworld site encompasses approximately 62-acres situated between
River Road to the east and the Niagara River to the west (See Figure 2). The site is
bounded to the south by a petroleum storage facility operated by the Marathon
Petroleum Company and largely vacant land owned by the Tonawanda Coke
Corporation. Vacant land owned by Matthew Duggan and a ready-mix concrete plant
owned by Lafarge Corporation abut the project site on the south. Active and former
Industrial properties that include a concrete recycling plant operated by Swift River
Associates, Inc. and the foundry coke production facility operated by Tonawanda Coke
Corporation are situated to the east of the site, on the opposite side of River Road.

A steel sheet-pile bulkhead wall extends approximately 650-feet along the western site
boundary, forming the shoreline of the Niagara River. The Riverwalk recreational trail
extends along the former Erie Canal corridor that bounds the site to the east.

The site contains a 200,000 SF warehouse building that is located on the southeastern
corner of the property and is actively utilized by a number of businesses that lease
space from Niagara Riverworld, Inc. There are several other smaller structures situated
in the vicinity of the warehouse that are also leased to tenants for various businesses.
These buildings and the remnants of other industrial structures (i.e., buildings,
foundations, retaining walls, railroad embankments, etc.) that occur on the remainder of
the site were originally part of a steel manufacturing complex that operated on the site
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from 1907 until the 1980s. While much of the former steel mill has been demolished
and removed from the site, a large, dilapidated brick building that functioned as a boiler
house remains in the central portion of the site and is flanked on the east and west by
extensive foundations and retaining walls.

The site is currently accessed from River Road via an asphalt driveway located near the
warehouse facility. An easement providing access to the site from River Road farther to
the north also exists, but has not been improved. A network of gravel roadways exists
within the site. Additionally, a small building that houses a groundwater treatment
facility is located near the northwestern corner of the site.

3. SITE ANALYSIS
a. Zoning

As depicted on the zoning map included in Appendix A, the project site is located within
a Waterfront Industrial District (WID). The Town of Tonawanda has indicated that the
purpose and intent of the WID is to provide for a planned district for industrial
development of a manufacturing, processing and/or assembly nature, as well as
wholesale and warehousing activities and to encourage water-dependent or water-
enhanced industrial or commercial uses on lands that are located along the Niagara
River. This zoning district requires that the character and integrity of the surrounding
land uses and the waterfront region be maintained and that appropriate design
standards be applied within the Tonawanda waterfront region. The WID zoning
regulations list the permitted uses, use restrictions, dimensional requirements, design
requirements, and performance standards (i.e. noise, odor, smoke, etc.).

The project site is also located within the Town’s River Road Overlay District. The
regulations for this district are designed to supplement the zoning regulations for the
WID and are to be used in conjunction with the zoning regulations and other
performance regulations in the Town code. Where conflicting requirements are
encountered, the overlay requirements shall supersede any other regulations.
Developed in accordance with the goals and objectives of the Town of Tonawanda, the
2002 Waterfront Land Use Plan and the Town's Local Waterfront Revitalization Program,
this overlay district is designed to better manage and accommodate business growth
along the River Road corridor through the implementation of guidelines to regulate
development and redevelopment. This district is divided into three separate areas with
objectives and requirements applicable to the district as a whole as well as those
applicable to the individual areas. The project site is located in the “industrial corridor
area” of this district. Included in Appendix A are copies of the zoning regulations for
both the Waterfront Industrial District and the River Road Overlay District.
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b. Infrastructure

The project site is bordered to the east by River Road (NYS Route 266) which contains
several public utilities that could be harnessed for development. The following is a
listing and brief description of each utility:

> Potable Water - There is a 20-inch potable watermain on the east side of River Road
that is owned and maintained by the Town of Tonawanda (TOT). The available
capacity would need to be verified with the TOT technical support department,
however, given its size, it is assumed that the capacity is sufficient.

Note that there is also an Erie County Water Authority (ECWA) transmission main in
the River Road right-of-way, however it is unlikely that it would be able to be utilized
as the project site is outside of ECWA's service area.

» Sanitary Sewer - There is a 15-inch sanitary sewer on the west side of River Road
that is owned and maintained by the TOT. The available capacity would need to be
verified with the TOT technical support department and the NYSDEC.

The existing sewer is approximately nine feet deep at River Road. Given that the
project site slopes down to the west and a proposed sanitary sewer would need to
flow east, it is likely that a pump station and forcemain would need to be installed.

Storm Sewer - There are two options for storm sewer installation on the project site.
The first is discharging to River Road, however, information on the existence of a
storm sewer was not available at the time of the study. NYSDOT would need to be
contacted to verify the existence and available capacity of that storm sewer.
Discharges to this system would also require approval of the Municipal Separate
Storm Sewer System (MS4) that has jurisdiction over that closed system.

v

The second option is to discharge stormwater directly to the Niagara River. That
discharge would require permitting through the US Army Corps of Engineers
(USACOE). However, it would present the advantage of eliminating the requirement
for the retention of stormwater runoff.

Note that both options would require State Pollutant Discharge Elimination System
(SPDES) permitting. This would entail the installation of Green Infrastructure
Systems and Water Quality Treatment Systems that are compliant with the NYSDEC
Stormwater Management Design Manual.

> Natural Gas and Electric - Natural gas and overhead electric service exist on-site
per the Niagara Boundary ALTA map. National Fuel and National Grid would need to
be contacted to determine the available capacity of natural gas and electric service,
respectively.
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c. Transportation

The project site is located in close proximity to major regional transportation systems,
including roadway, rail, water and air. There are two existing access points to the
project site from River Road located at the south end of the site that generally serve the
existing warehouse facility. The study area offers excellent access to interstate
highways (i.e. New York State Interstate Highway's 190 and 290) at multiple entrances
and exits. The closest regional highway to the project site is the I-190 and the nearest
interchange with the 1-190 is located approximately 1 mile north of the project site at
River Road.

The project site is also in close proximity to two major US/Canada truck bridge
crossings including the Lewiston-Queenston Bridge, located approximately 16 miles
north of the project site in the Town of Lewiston, New York and the Peace Bridge located
approximately 7 miles south of the project site within the City of Buffalo, New York.

Rail lines in the vicinity of the project site are owned and operated by CSX. A single line
is located southeast of the project site crossing Sheridan Drive and paralleling Kenmore
Avenue and Grand Island Boulevard. Additionally, several spurs run toward River Road,
providing access to companies south of the project site.

The Niagara Falls International and the Buffalo-Niagara International Airports are both
located in close proximity to the project site. The Niagara Falls International Airport is
located approximately 12 miles from the project site and the Buffalo Niagara
International Airport is approximately 15 miles from the project site, in the Town of
Cheektowaga, New York.

The Niagara River, which bounds the project site to the west is actively used by several
industrial facilities in the vicinity of the project site as a mode of shipping, as well as by
numerous recreational boaters in the area. The presence of the bulkhead wall that
extends approximately 650-feet along the river shoreline on the project site, poses the
potential to take advantage of this adjacent water transportation/shipping network.

d. Environmental

This project site, formerly the Roblin Steel complex (NYSDEC Site No. 915056), is
identified as a Class 4 NYSDEC Superfund site. Class 4 sites have been properly closed
but require continued site management. Roblin Steel reportedly disposed of an
estimated 1 to 2 million gallons of spent pickle liquor at this property during the late
1960s. Also, the Wickwire Steel Plant (former site occupant from the early 1900s to the
mid 1940s) used the site for disposal of excess slag. Within the boundaries of the
Roblin site is a second site known as the Envirotek Il facility, which consists of a 2.5-acre
parcel that was operated as a solvent recovery facility during the 1980s. An Interim
Remedial Measure on the Envirotek property was implemented in 2003 and 2004 and
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consisted of the removal of waste in the boiler house and a disposal pit and removal of
contaminated soil. A long-term groundwater monitoring program is in place for the
Envirotek property. A remedial investigation of the portions of the Roblin plant site not
impacted by Envirotek activities was completed in 2007. Minor contamination was
documented; however, no hazardous waste was identified.

An environmental easement has been filed for the entire project site to address residual
contamination occurring thereon. The Environmental Easement:

> Requires compliance with the approved Site Management Plan (SMP), which contains
provisions for:

e Addressing residual soil contamination that may be excavated from the site
during future development

e Future development of the site, which may include buildings, support structures,
roadways and parking lots. Under such development, a vegetative cover should
be provided beyond the building foot print and paved areas.

e Managing, characterizing, and properly disposing of soil/fill that is excavated
and is intended to be removed from the site in accordance with NYSDEC
regulations and directives.

¢ The reuse of soil/fill excavated at the site as backfill material on-site provided it
contains no visual, olfactory or evidence of gross chemical contamination.

e Ensuring that vapor intrusion (VI) mitigation techniques will be designed for new
buildings constructed on the Site. These techniques will include the use of sub-
slab vapor mitigation systems, designed into the foundation of the buildings,
and installation of a vapor barrier between the building foundation and the
lowest concrete slab flooring. The NYSDEC and NYSDOH will be provided with
vapor intrusion mitigation design drawings for comment and approval prior to
construction. After the building construction is complete, an indoor air sample
will be collected to verify the effectiveness of the VI mitigation. Results of the
sampling will be provided to the NYSDEC and NYSDOH.

e Routine groundwater monitoring consisting of annual monitoring for three years
starting in 2008, then every five years until 2025 (i.e. 6 sampling events).

e Limits the use and development of the property to commercial or industrial uses
only;

e Restricts use of groundwater as a source of potable or process water, without
necessary water quality treatment as determined by the Erie County Department
of Health; and,

e Requires the Site owner to complete and submit to the NYSDEC IC/EC
certification.

There are no engineering controls on the Site as there are no active remedial systems.
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e. Building and Foundations

The review of historic aerial photos and facility site plans indicated that the site was
historically occupied by extensive industrial buildings and supporting infrastructure.
Much of the former steel plant has been demolished and removed from the site,
however, site observations confirmed that a number of vacant structures remain,
including the large boiler house located in the central portion of the site. In addition to
this structure, the remnants of many other buildings and structures are still present on
the site. This includes reinforced concrete foundation walls, concrete building pads,
retaining walls and process piping. If the demolition and removal of these remnants is
necessary to facilitate the redevelopment of the site, site preparation and development
costs would reflect these efforts.

Information provided by Niagara Riverworld indicated that asbestos containing material
(ACM) is present within the Boiler House. Therefore, asbestos abatement is a
prerequisite to the demolition of the Boiler House and possibly other remaining vacant
structures.

4, CONCEPT PLANS

The scope of the consultant team's assignment included the preparation of three
conceptual redevelopment plans. The range of uses to be depicted in the concept plans
was prescribed in the TTDC's Request for Proposals and the agreement for consultant
services, but was slightly modified following a design charrette conducted with the
Steering Committee on March 22, 2011. As a result of the charrette, the consultant team
advanced the following three concepts:

a. Traditional Office Park
b. Clustered Office Park
¢. Mixed Use Development with “Town Center” Feature

All three of these concepts incorporated a number of common design elements that
surfaced as a result of the design charrette. The following bullets summarize the design
elements common to all three concept plans:

» Provisions for green space along the Niagara River shoreline and interior of the site
reflective of a higher quality development;

> Creation of a recreational trail connecting the existing Riverwalk to the waterfront
green space;

» Utilization of the existing bulkhead wall for seasonal boat docking facilities;

> Preservation of Niagara Riverworld’s existing warehouse facility as well as the
existing groundwater treatment building;

» Creation of a zone of light industrial development around the existing warehouse
facility to buffer the new development from this operation;

» Provisions for an entrance feature at River Road reflective of a higher quality
development; and

» Use of the Niagara River as an aesthetic focal point of the development.
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The resulting Concept Plans A-C are presented in Appendix B and described in the
following paragraphs:

Concept A - Traditional Office Park

This concept plan reflects a traditional suburban office park development that is based
on a 2-acre typical lot size. The site is subdivided into 12 lots and a new landscaped
entrance road extends westward from River Road from the point of the current
easement toward the river and branches into two segments that maximize the number
of waterfront lots. The office building footprints depicted on this concept each
encompass 10,000 SF. The layout provides the flexibility to combine lots should the
demand exist for larger development parcels.

This concept also incorporates a light industrial development zone around the existing
warehouse building that is served by a separate new access road. The new access road
would loop around the existing warehouse building and connect with the existing access
road located along the southern boundary of the site, which would also be improved.
The buildings in this zone encompass 40,000-60,000 SF.

A central green zone extends from the eastern site limits to the waterfront, providing a
connection from the existing Riverwalk trail to a waterfront green zone. The central
green zone also incorporates the area of the boiler house and surrounding foundations.
Following the demolition of the boiler house, fill would be placed in this area to cover
the foundations and an elevated overlook with views of the river would be created. This
approach would avoid the cost of removing subsurface foundations and other
obstructions.

An order of magnitude cost estimate for Concept A was compiled by TVGA and amounts
to $7.5M as detailed in Appendix C. This estimate accounts for the rough costs of site
preparation, including asbestos abatement and building demolition, and construction of
site roadways, utilities, trails and landscaped amenities.

Concept B - Clustered Office Park

Concept Plan B is based upon a clustered development approach where buildings are
concentrated in several “pods” and are served by common parking areas and amenities.
Three development pods containing multiple office/mixed use buildings of varying
heights and square footage are shown. These pods are accessed by a new access road
that extends westward from River Road from the point of the current easement toward
the river and branches into two segments. Each of the pods contains shared surface
parking facilities, but could also incorporate some first level enclosed parking.

Like Concept A, this concept incorporates a light industrial development zone around
the existing warehouse building that is served by a separate new access road.
Additionally, a waterfront banquet facility has been included on the northwestern corner
of the site to address the demand for such a facility identified by the Steering
Committee.

As a result of the clustered development approach, nearly 50% of the site is available for
green space and natural park areas and Concept B features an extensive network of

Niagara Riverworld 7 TVGA Consultants
Town of Tonawanda May 2011



recreational trails that link the existing Riverwalk trail to the waterfront as well as the
development.

As detailed in Appendix C, the order of magnitude cost estimate for Concept B is $10M.
As with the previous concept plan, this estimate accounts for the rough costs of site
preparation, including asbestos abatement and building demolition, and construction of
site roadways, utilities, trails and landscaped amenities. Additionally, the estimated cost
of constructing the common parking facilities is included in this figure.

Concept C - Mixed Use Development with “Town Center” Feature

The third concept plan is the most ambitious and seeks to create a self-sustaining mixed
use development that is focused on a “Town Center” feature. The mixed use
development encompassed in Concept C is centered on a central corridor that extends
westward to the river and contains a pedestrian plaza, focal pond/water feature, natural
park area, recreational trail network and outdoor amphitheater. Site access under this
scenario would be via a new parkway from River Road that is centered within the
development area and branches out toward the river from the central corridor. Tiered,
mixed use buildings of varying configuration and square footage extend along both
sides of the central corridor and are served by shared parking facilities.

This concept retains the banquet facility depicted in Concept B, and also includes a twin
pad ice rink facility to address the demand for such a facility identified by the Steering
Committee. Like Concepts A and B, this concept also incorporates a light industrial
development zone around the existing warehouse building that is served by a separate
new access road. However, the extent of this zone is reduced to accommodate the
parking requirements of the ice rink facility.

Green space consisting of natural buffer areas and landscaped roadway and parking
areas occurs throughout the development. A natural park area and sloped lawn
amphitheatre are focal points of the central corridor leading to the river. Additionally, a
focal pond/water feature is located in the center of the development to anchor the
“Town Center”.

The order of magnitude cost estimate for Concept C is $13M, as detailed in Appendix C.
This estimate accounts for the rough costs of site preparation, including asbestos
abatement and building demolition, and construction of site roadways, utilities, trails
and landscaped amenities. Additionally, the estimated cost of constructing the common
parking facilities is included in this figure.

5. STATE ENVIRONMENTAL QUALITY REVIEW

In New York State, most projects or activities proposed by a state agency or unit of local
government, and all discretionary approvals (i.e. permits) from a NYS agency or unit of
local government, require review under 6 NYCRR Part 617 State Environmental Quality
Review (SEQR). Based on the nature and scale of this development project, SEQR review
will be required. The basic purpose of SEQR is to incorporate the consideration of
environmental factors into the existing planning, review and decision-making processes
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of state, regional and local government agencies at the earliest possible time. The
following summarizes the process to be undertaken as part of the SEQR review:

» The first step in the process is to classify the proposed action. There are three
classes of actions under SEQRA including: Type |, Type Il and Unlisted Actions. The
proposed project would be classified as a Type | Action based on the fact that it
involves the physical alteration of more than 10 acres of land ( 6NYCRR Part
617.4(b)(6)i)).

» Part 1 of the Full Environmental Assessment Form (EAF) will need to be completed by
the project sponsor for the proposed action and submitted to an involved agency
together with any other applications that are required. The lead agency (see next
step) is responsible for completing Part 2 of the EAF, and as needed, Part 3.

» The involved agency initially receiving an application for approval circulates the
completed Part 1 and any other information to the other involved agencies identified
by the applicant on the EAF. If only one agency is approving, funding or directly
undertaking an action, that agency is automatically the lead agency. If there are two
or more involved agencies, the involved agencies must agree on a lead agency within
30 calendar days.

» The lead agency has 20 calendar days to make its determination of significance. If
the lead agency finds that it does not have sufficient information to make this
determination, it may request that the applicant provide it. The lead agency must
make its determination within 20 days of receipt of all the information it reasonably
needs.

» Under a Type | action, the determination of significance will result in either a
Negative Declaration (i.e. will not have a significant adverse impact on the
environment) or a Positive Declaration (i.e. may have a significant adverse impact on
the environment).

» In the event of a Negative Declaration, the lead agency must identify the relevant
areas of environmental concern; thoroughly analyze the relevant concerns; and
document the determination, in writing, showing the reasons why the environmental
concerns that were identified and analyzed will not be significant.

> If a Positive Declaration is issued, the preparation of an environmental impact
statement is required.

Based on the nature and scale of the proposed action, it is anticipated that potential
issues that may be identified during the SEQR process could include but may not be
limited to the management of increased stormwater runoff from impervious roof and
parking systems; traffic to be generated by the new development corresponding
potential impacts to the adjacent highway network; the capacity of existing utilities to
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service the development; and potential impacts to human health and the environment
associated with residual contamination on the site. These issues and the anticipated
magnitude of the impacts will be identified in Part 2 of the EAF. Part 3 of the EAF can be
utilized to evaluate the importance of the identified impacts and, if applicable, describe
how the impacts could be mitigated. If these issues are adequately evaluated in part 3
of the EAF and the Lead Agency determines that they will not result in adverse impacts,
a Negative Declaration could be filed, concluding the SEQR process. Conversely, the
Lead Agency could issue a Positive Declaration requiring the evaluation of potential
natural and human resource impacts within the context of an environmental impact
statement.

6. IMPLEMENTATION STRATEGY

As a result of the round table discussion conducted by the consultant team with the
Steering Committee on April 26, 2011 elements of an implementation strategy,
including flow of ownership, funding, construction phasing and SEQRA compliance were
identified and are summarized below. Consensus on the development of an action plan
and schedule, however, was not achieved as Niagara Riverworld requested additional
time to digest the potential redevelopment scenarios and select the approach that best
suits their goals and objectives.

a. Flow of Ownership

Niagara Riverworld has expressed an interest in undertaking the development of the
light industrial zone adjacent to their existing warehouse operation and partnering with,
or otherwise divesting the remainder of the site to, a private developer that would
advance the redevelopment project. In order to pursue this strategy, it was suggested
that a rendering or 3-dimensional visual simulation of the potential development be
created to market the site to developers and gauge developer interest. Additional site
preparation work to remove the boiler house and other remnants of the former steel
plant and improve the aesthetics of the site is another measure that could assist in the
marketing process.

The committee agreed that the redevelopment project would likely follow a private
development model with some level of public sector infrastructure investment likely.
The potential for a public/private partnership via a local development corporation was
also identified.

b. Funding
Potential funding sources and/or mechanisms identified for the project include:

» Niagara River Greenway Commission - Grant funding is available from this
organization for projects that advance the vision of the Niagara River Greenway.
Project components that will provide public access to the river; create scenic,
recreational and interpretive opportunities along the river corridor; and preserve
natural, cultural and heritage resources may be eligible for NRGC funding. NRGC
Program funding information is provided in Appendix D. This program was identified
as a potential funding source for roads and trails providing public access to the
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C.

river, as well as for the establishment of a waterfront green zone, parks and other
public riverfront amenities.

US Department of Commerce, Economic Development Administration (EDA) - EDA’s
Public Works and Economic Evelopment Facilities Program is a potential source of
funding for new infrastructure (e.g., roads, utilities, etc.) related to the project.
Eligible applicants include special purpose units of a State or local government
engaged in economic or infrastructure development activities or consortiums of
political subdivisions, as well as public or private non-profit organizations acting in
cooperation with officials of a political subdivision of a State. Eligible applicants
must meet one or more of the economic distress criteria established by EDA and can
receive grants in the amount of 50-80% of the total project cost. Summary
information concerning this program is provided in Appendix D.

Community Development Block Grant (CDBG) - Low interest loans available under
the CDBG program could be utilized to fund site preparation activities.

The formation of a Special Assessment District and/or use of the PILOT Increment
Financing model could also assist in financing the redevelopment project.

NYSDEC Brownfield Cleanup Program (BCP) - The project site may be eligible for tax
credits relating to the cleanup and redevelopment of the property under the BCP.
Said tax credits could apply to site preparation activities and the costs of new
buildings and infrastructure. A summary of the tax credits available under the BCP is
provided in Appendix D.

Restore New York Communities Initiative - Applications for future funding under this
grant program are not currently being accepted, but should additional funding
become available, the program could be a source of grant funding for site
preparation activities inclusive of asbestos abatement and building demolition.

Other potential funding sources can be identified as the redevelopment project
becomes better defined.

Construction Phasing

Many options for the phased construction of the redevelopment project are available
and the actual phasing plan to be implemented will be determined based upon many
project-specific factors including funding availability and constraints. As a result of the
round table meeting conducted by the consultant team with the Steering Committee on
April 26, 2011, the following conclusions were reached regarding phasing of the
development:

>

The development of a public waterfront amenity during the initial phase of
development would help to create an image for the site and reinforce its unique
waterfront attributes as a selling point for developers and future occupants. This
may also create an opportunity to construct access to the waterfront that can
accommodate some portion of future site development.
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> Subsequent staged infrastructure construction that promotes development flexibility
and the ability to respond to evolving market demand was also defined as a critical
element of the project.

> Given the long term timetable for the transition of the River Road corridor from
heavy industry to one that would support higher uses that are more complementary
and compatible with the corridor's waterfront setting, the phasing of the
development should also support corresponding potential future uses.

d. State Environmental Quality Review

Based upon the type and magnitude of the redevelopment project, it is likely that the
Town of Tonawanda will assume the role of Lead Agency under 6 NYCRR Part 617 once
site plan approval is sought. Therefore, it was suggested that the Steering Committee
meet with the Town familiarize them with the results of this study and introduce them
to the redevelopment concepts.
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