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FOREWORD FIGURE i-l. NEW YORK STATE DRI LOCATIONS

“A thriving downtown can provide a tremendous
boost to the local economy. The Downtown
Revitalization Initiative will transform selected
downtown neighborhoods into vibrant places for
people to live, work and raise a family, which will
also help attract new investments and business
for years to come.”

— Governor Andrew M. Cuomo

Source: New York State
Department of State

Recognizing that companies are increasingly seeking to relocate and invest in vibrant,
walkable downtowns in an effort to attract and retain a talented workforce, Governor Cuomo
launched the Downtown Revitalization Initiative (DRI), a $100 million effort to improve the
vitality of urban centers across New York State.

Ten communities were identified by the Governor’s Regional Economic Development Councils
(REDCs) to participate in the DRI because their downtowns were deemed ripe for
development into vibrant areas in which to live, work and raise families. Ten million dollars
will be invested in each of these communities.

Led by former Secretary of State Cesar Perales and supported by current Secretary of State
Rossana Rosado, the DRI is a multi-agency approach to downtown revitalization conducted
by staff from the Department of State Office of Planning and Development and the Homes
and Community Renewal Office of Community Renewal.

The State facilitated a community planning process to develop the key ingredients needed
for successful downtown revitalization:

« avision for the downtown;

« goals and strategies to accomplish the vision;

- an action plan; and

- astrategic investment plan that identifies specific catalytic projects that align with the
unique vision of their downtown area.

The program emphasizes using DRI investments to reinforce and secure additional public
and private investment within and near downtown neighborhoods, building upon growth
supported by the REDCs. To fully leverage the impact of the DRI, Local Planning Committees
identified projects that totaled in excess of the available DRI funds to ensure a continued
pipeline of projects ready for funding within the community in the event that alternate funding
sources are identified for projects; additional State funds become available; or projects drop
from consideration. The most transformative and catalytic projects from those identified for
each downtown will receive DRI funding.

With the assistance of the State, leadership from within the communities, and public and
private investors, these ten communities will become vibrant communities where people will
want to live, work and raise families.
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Executive Summary

The Plattsburgh Downtown Revitalization Initiative Strategic Investment Plan is the
culmination of an intensive community-based planning process and is driven by the

local knowledge and collaboration of Plattsburgh residents. New York State’s Downtown
Revitalization Initiative (DRI) seeks to “transform communities ripe for development into
vibrant neighborhoods where the next generation of New Yorkers will want to live, work,

and raise a family.” The program allocates $10 million to support the implementation of
catalytic investment projects in Downtown Plattsburgh and the development of a longer-
term strategy that will attract additional public and private investment to support downtown
revitalization. Building from a long history of local planning and crafted with the leadership
of a 19-person Local Planning Committee (LPC), the City of Plattsburgh’s Plan advances
physical improvements that enhance the Downtown experience and support catalytic
projects; establishes a food and creative hub that adds employment and identity Downtown;
and increases the number of attractions and development tools to strengthen the Downtown
market overall.

HISTORIC CONTEXT

Plattsburgh’s residents and visitors enjoy access to Lake Champlain and the Saranac River,
the presence of both SUNY Plattsburgh and Clinton Community College, proximity to tourist
destinations in the Adirondacks and Montreal, and a rich local history within the North
Country region. The City of Plattsburgh served as an important front during the Revolutionary



FIGURE i-1. HISTORIC DOWNTOWN PLATTSBURGH

Source: City of Plattsburgh Department of Community Development

War, and was the site of the naval Battle of Plattsburgh, which ended the final invasion of the
United States by the British during the War of 1812. Plattsburgh was incorporated as a village
separate from the Town of Plattsburgh in 1812 and then as a city government in 1902. The
Plattsburgh region’s population grew during the 1950s following the establishment of the
Plattsburgh Airforce Base, and continued to grow during the 1960s following the construction
of the Adirondack Northway and the opening of the New York State University at Plattsburgh.

Largely as a result of national trends of deindustrialization over the past four decades and
the closure of the Plattsburgh Airforce Base in 1995, Downtown Plattsburgh and the broader
North Country region have experienced contractions in employment and population. This
led to an erosion of the local tax base and overall disinvestment in public and private assets,
which in turn has impacted the desirability and function of Downtown, particularly with
respect to certain key challenges. Plattsburgh’s significant cultural, historical, recreational,
environmental and community assets are not well-connected to one another or to local
commercial activity, creating obstacles for those seeking to explore Downtown. Competing
auto-oriented retail and high-end residential options outside of Downtown have reduced
activity and constrained investment in the historic building stock. The need for refurbishment
of historic retail and upper-floor residential spaces now both detracts from the quality of the
Downtown environment and limits options for potential shoppers and residents Downtown.
Finally, while the growth of nearby transportation manufacturing employers is a critical
regional strength, the location of these facilities at the edge of the city boundaries or beyond
[-87 minimizes the number of daytime workers in the Downtown who can support local retail
and contribute to its vibrancy.



Despite these challenges, residents have in recent years begun to locate Downtown in
larger numbers, representing a potential to absorb targeted product delivered at the right
price point. The population living within Downtown has grown nearly 10% since 2000. By
comparison, the City and County experienced 6% and 3% growth respectively during that
same period. Moreover, major investments within the region by key industrial employers

— including Norsk Titanium, Bombardier Transportation, and the Plattsburgh International
Airport — are working to add jobs and improve opportunities for future residents, workers, and
visitors. “

FIGURE i-2. COMMUNITY ENGAGEMENT AT NOVEMBER AND DECEMBER PUBLIC MEETINGS

A COMMUNITY DRIVEN PROCESS

Plattsburgh’s Strategic Investment Plan builds on a long tradition of local planning, including
recent engagement and priorities established under the Local Waterfront Revitalization
Program. The LPC — comprised of residents, civic leaders, and business owners — led this
process and created a unified vision for the role that DRI investment should play in building
Plattsburgh’s future. To fuel this vision, the LPC guided extensive community engagement,
fueled by nine LPC meetings and calls, and four Public Engagement Events. The Committee
sought additional input into the DRI Plan via community surveys of residents, families,

SUNY students and middle school students; youth focus groups; and public screenings and
discussion of the film “Urban Century: America’s Return to Main Street.”



COMMUNITY VISION STATEMENT
The Downtown Revitalization Initiative will foster Downtown
Plattsburgh’s educational, cultural, historic, artistic, recreational,

dining, and retail opportunities. DRI investment will:

Strengthen existing local and regional assets;

Create long-term value to support future generations; and

Provide an inclusive and sustainable downtown experience
for residents, workers, students and visitors.

GOALS AND STRATEGIES

Investments in Downtown that are consistent with this Vision will catalyze economic growth
and increase Downtown’s appeal to residents, workers, students, and visitors; increase

the time and resources they spend Downtown; and attract private investment, further
strengthening the Downtown experience. To this end, and in recognition of Downtown
Plattsburgh’s existing challenges, the Committee identified three primary goals for DRI
investment:

1. Connect Plattsburgh’s existing assets to create a vibrant Downtown
destination. DRI investments should work together to enhance Downtown’s
vibrancy, and aim to provide activities that appeal to residents, workers, students
and visitors; that leverage and connect to cultural and natural assets; and that
reinforce a cohesive Downtown identity.

2. Provide diverse housing and shopping options through targeted investments,
increasing the number of people Downtown. DRI funding should enhance
development feasibility Downtown to support investment in existing residential
and commercial assets, and to leverage underutilized land to produce new
residential and retail products.

3. Attract and grow businesses and jobs to support economic development and
local workers. Investment in Downtown should support regional job growth
strategies and attract business and workers Downtown.

These goals build on and are aligned with the goals articulated by the North Country
Regional Economic Development Council (NCREDC). Specifically, the DRI goals align with
NCREDC goals to elevate the region as a place to visit, live, work and study; leverage the
regional gateway to Canada; use tourism as a driver to accelerate private investment;
attract and nurture entrepreneurs through innovation; and build on growth in high-tech
manufacturing and R&D industries.



FIGURE i-3. PLATTSBURGH DRI STUDY AREA
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Three strategies can help achieve these goals for Downtown’s revitalization, and shape
recommended initiatives in Plattsburgh:

Strengthen the core of Downtown and advance catalytic development. Placemaking

investments that enhance the environment and identity of the Historic Core — the center

of existing activity — will make it more appealing for residents and visitors, and create
value to attract private investment. Building from this additional value, the City of
Plattsburgh has the opportunity to bring publicly-owned sites to the market and invest
in associated infrastructure to enhance development feasibility, leveraging its public

resources to introduce new kinds of activity and additional population downtown, which
in turn can spur future growth and private investment.

Establish a food and creative hub. Projects that provide individuals with opportunities
to work Downtown will increase activity. Physical space and support for food and
creative entrepreneurs and businesses can build on local and regional agricultural and

arts strengths both to increase employment opportunities and to reinforce Downtown
Plattsburgh’s identity as a unique destination.

Grow the local market. Initiatives that directly reduce costs, enhance access to financing,

or increase predictability/minimize risk associated with development will create value in
Downtown Plattsburgh. In addition, initiatives that provide individuals with opportunities

to live or visit Downtown will increase activity, extend visitors’ stay, and strengthen the
market for future investment.



STRATEGIC INVESTMENT PLAN AND PROJECTS

Consistent with these goals, a series of transformative projects are recommended for DRI
funding that provide a holistic approach to revitalization in Downtown Plattsburgh. These
projects have been prioritized based on their relative impact, cost, feasibility, and public
support. The Committee also identified additional Priority Projects that Plattsburgh will seek
other funding sources to implement.

Table i-1. Priority Projects Recommended for DRI Funding

DRI Funding
Request

Project Name

Project Description

STRENGTHEN THE CORE AND ADVANCE CATALYTIC DEVELOPMENT

Strand Center Art &
Innovation Studio

to provide the physical space to enhance Plattsburgh’s creative
exploration and entrepreneurship.

1 Develop the Durkee Develop the Durkee Street Site via an RFEI/RFP, support public $5,100,000
Street Site infrastructure investments, and provide vertical development
gap financing to incentivize development.
2 Improve Riverfront Improve riverfront access to increase recreational opportunities $1,600,000
Access highlighting Plattsburgh’s natural assets.
3 Enhance Downtown’s Improve the Downtown streetscape and pedestrian experience $1,300,000
Streetscapes with investments in key streets and walkable areas.
4 Build the Dock Street Develop the Downtown Waterfront district via an REFI/RFP $4,675,000
Waterfront District and support key infrastructure improvements to incentivize
development.
ESTABLISH A FOOD AND CREATIVE HUB
5 Create a Shared Create a commercial kitchen space to support Plattsburgh’s $175,000
Commercial Kitchen small food businesses and professionals.
6 Create a Food Create an incubator space and support system to support $30,000
Incubator Plattsburgh’s small food businesses and professionals.
7 Advance the Develop an Art & Innovation Studio at the Strand Cultural Center $495,000

GROW THE MARKET

8 Establish a Fund for Support and incentivize Downtown development by providing a $600,000
Downtown new funding mechanism with greater flexibility targeting upper
Residential, Retail and floor residential and commercial/hotel development, facade
Hotel Improvements improvements, retail space redevelopment, and small business

support.

9 Implement a Cohesive Implement a cohesive marketing, branding and signage strategy $250,000
Marketing, Branding, that strengthens Downtown Plattsburgh’s identity and visibility,
& and increases visitation.
Signage Strategy

10 Support Strand Fund capital improvements at the Strand Center Theatre, and $260,000
Center Theatre support strategic marketing and advertising efforts including TV,
Capital Investments, playbills, print,
Marketing and and radio.
Branding

Subtotal: $14,485,000




Table i-2. Priority Projects Recommended for other Funding Sources

Project Name Project Description Funding Need
il Build Capacity for Provide staff capacity to advance future Downtown revitalization. $460,000
Implementation
12 Support Strand Center Support the Strand Center’s programming to attract high quality $410,000
Programming performers, book a full season that can be marketed in advance,
sell subscriptions, and service advertisers.
13 Expand Public Wi-Fi Advance the implementation of smart infrastructure Downtown, $300,000
focused on the expansion of public Wi-Fi access.
14 Update Zoning and Develop Zoning and Sustainable Design Guidelines, consistent $100,000
Develop Sustainable with a comprehensive vision for Plattsburgh.
Design Guidelines
15 Implement Seasonal Establish a seasonal trolley service to increase accessibility $530,000
Trolley Service and connectivity for residents, visitors, students, and downtown
business owners.
Subtotal: $1,800,000

FIGURE i-4. PLATTSBURGH PRIORITY PROJECTS

Source: MJ Engineering and Land Surveying



Finally, the Committee identified a handful of projects that were not eligible for DRI funding
and/or not situated within the DRI boundary, but still priorities for future implementation.
These include development of additional affordable housing options in Downtown
Plattsburgh; ongoing development at and near the Plattsburgh Airport; investment in the
City Beach and Crete Center; creation of a Plattsburgh Sports and Activity Complex; hosting
of programming and events Downtown; creation of additional kayaking opportunities;
redevelopment of the NYSEG site following remediation; support for the Plattsburgh
Farmers’ and Crafters’ Market; bolstering programming, marketing, and collaboration efforts
at the Museum Campus at the former Air Force base; and supporting STEAM education
programming for youth.

IMPLEMENTATION

The City of Plattsburgh holds immediate responsibility for implementation of most DRI
projects, working closely with a network of public, institutional, non-profit and private
partners. Implementation is expected to proceed according to the timeline shown in Table i-3.

Table i-3. Timeframe for Implementation

Project Name 1-6 mos. 6-12 mos. 12-18 mos. 18-24 mos. 24 mos.+

1 ;f:elw the Durkee Street Developer Solicitation Infra. Improvements Development
2 Improve Riverfront Access Complete Design Construction
3 Enhance Downtown's Complete Design Construction

Streetscapes

Build the Dock Street
4 Developer Solicitation Infra. Improvements D

Waterfront District P P evelopment
5 Create a Shared Business Plan Refinement, Operdtions

Commercial Kitchen Bidding & Construction P

Business Plan Refinement
’ Operations

6 Create a Food Incubator Bidding & Construction p i

Advance the Strand Center Business Plan Refinement, )
7 . ) o . Operations

Art & Innovation Studio Bidding & Construction

Establish a Fund for
Downtown Residential Property Owner
8 ) ’ Outreach & Needs | Technical Assistance, Program Funding & Implementation

Retail and Hotel
Assessment

Improvements

Implement a Cohesive

i Desi Marketi
9 Marketing, Branding, & Signage Design & arketing

’ ) Install Signage
Marketing Strategy| Campaign

Signage Strategy
Support Strand Center

10 Theatre Capital Marketing Plan & Marketing Campaign,
Investments, Marketing and Capital Bidding & Construction
Branding
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Downtown Profile
and Assessment

OVERVIEW

Plattsburgh, New York is the largest city in Clinton County and a major cultural and
employment center of the North Country region. Downtown Plattsburgh serves as the
primary urban center for the 20,000 residents of Greater Plattsburgh (comprised of the

City of Plattsburgh and Town of Plattsburgh), the 82,000 residents of Clinton County, and
the 440,000 residents of the North Country.'It also represents approximately 45% of all
employment in Clinton County, and 10% of jobs across the broader North Country Region.?
Incorporated as a village in 1812 and as a government in 1902, Plattsburgh benefits from rich
local architectural, cultural, natural and educational assets. Within Downtown Plattsburgh,
residents and visitors enjoy access to Lake Champlain and the Saranac River, the recently
restored Strand Theatre, and special events such as the recreation of the 1814 Battle of
Plattsburgh. The presence of both SUNY Plattsburgh and the nearby Clinton Community
College, and the city’s proximity to tourist destinations in the Adirondacks and Montreal, help
to entice residents, visitors, workers and students to Plattsburgh.

GEOGRAPHY OF THE DRI STRATEGIC INVESTMENT PLAN

While the focus for DRI is on Downtown Plattsburgh, the surrounding City and Town, Clinton
County, and broader North Country region shape DRI investment opportunities, and will be



strengthened by DRI investments. In order to evaluate potential investment opportunities for
Downtown Plattsburgh, the Consultant team investigated key economic and planning trends

and patterns in Downtown (the DRI Study Area described below), the City of Plattsburgh, and
Clinton County.

The DRI Study Area for “Downtown” was defined by the streets outlined in Figure I-1, bound
by Oak Street to the West, Cornelia Street to the North, Broad Street and Hamilton Street to
the South and the Lakefront to the East and Northeast. This boundary definition was based
on historic boundaries for Downtown, or the “Historic Core” — which generally follow the
Oak Street, Cornelia Street, and Broad Street boundaries but used the Saranac River as an
eastern boundary — and a desire to better connect the historic Downtown to the River and
the “waterfront”, which added the area bound by Hamilton Street to the South and the Lake
Champlain waterfront as a boundary to the East and Northeast. Boundaries for the City,

Clinton County, and the North Country Region technical analysis study areas were defined
by legislative boundaries.

FIGURE I-1. PLATTSBURGH DRI STUDY AREA
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PART ONE: SECTION I: DOWNTOWN PROFILE AND ASSESSMENT

PAST PLANNING EFFORTS AND RECENT INVESTMENTS

Significant recent planning efforts have laid the groundwork for Downtown Plattsburgh
revitalization and economic development. These plans emphasized increased walkability
and re-urbanization of the Historic Core, and proposed projects and initiatives in various
stages of planning, predevelopment, and completion. The studies include:

« City of Plattsburgh Local Waterfront Revitalization Program (LWRP), Draft
2016: This locally prepared comprehensive land and water use plan for
the City’s natural, public, and developed waterfront resources includes an
overview of regional and community characteristics, a survey of existing land
use and potential opportunities and constraints, and recommendations to for
implementation.

- City Beach and Crete Center Waterfront Design and Feasibility Study, 2016:
This study identified strategies to improve recreation at the City Beach site and
access to the waterfront, and included a design study and feasibility analysis for
the redevelopment and enhancement of Civic Center and City Beach sites along
with implementation considerations.

- Durkee Street Real Estate Market Analysis and Financial Feasibility Study,
2016: This study, conducted by Camoin Associates on behalf of the City of
Plattsburgh, assessed the financial feasibility of redeveloping the Durkee Street
site consistent with redevelopment scenarios developed by Chazen Companies.
It evaluates the local market context and likely gap financing needed to attract
private investment (not inclusive of parking replacement costs).

- Saranac River Trail Greenway Feasibility Study, 2016: Prepared by Alta
Planning on behalf of Clinton County with funding provided under the New
York State Environmental Protection Fund, this study assessed opportunities
to develop the Saranac River Trail Greenway as a connective network of trails
spanning Downtown Plattsburgh to the foothills of the Adirondack Mountains and
included an existing conditions analysis and action plan for implementation and
maintenance.

- Recreation Survey Summary, 2014: The City of Plattsburgh assessed recreation
programs and facilities in the Town and City of Plattsburgh, identifying key themes
of marketing, affordability, bike and walking paths, and accessibility to the
waterfront including at City Beach.

« Saranac River Whitewater Park Pre-Feasibility Visit and Analysis, 2014: Funded
by the LWRP, on behalf of the City of Plattsburgh a consultant conducted a high-
level feasibility analysis of the potential development of a whitewater and/or
habitat improvement structure to support recreational use of the river.



FIGURE I-2. DOCK STREET DISTRICT

Source: MJ Engineering and Land Surveying

Town of Plattsburgh Economic Development Strategic Plan, 2013: Prepared

by the Laberge Group on behalf of the Town of Plattsburgh, this Plan profiled the
Town community and economy, described community involvement in articulating
a vision, and outlined an economic development strategy and implementation
plan.

Adirondack Coast Destination Master Plan — Plattsburgh City Beach, 2013: This
Destination Master Plan, produced by a subcommittee of the Strategic Tourism
Planning Committee (STPC), outlined a strategic master plan to build support
around beach development that would establish the Adirondack Coast as a
leisure destination with a regional museum, historic reproductions of ships and
other key elements from the region’s history, an enhanced outdoor recreation
network, and year-round retail and restaurant activity.

Wastewater Treatment Facility Mitigation Final Feasibility Study, 2011: The City
of Plattsburgh commissioned this feasibility study to understand the implications
to redevelopment or alteration of activities at the site to facilitate nearby mixed-
use waterfront development. The study recommended a range of visual and odor
mitigation options that could improve area potential.

North Country Regional Economic Development Council Strategic Plan and
updates, 2011-2015: Developed by the North Country Regional Economic
Development Council, this initial regional economic development plan identified a
regional development vision, critical issues and opportunities, strategies, and an
implementation plan in 2011. Subsequent updates and progress reports in 2012,
2013, 2014, and 2015 evaluated progress and revised goals as necessary for the
region.
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Town of Plattsburgh Comprehensive Plan 2010: This Plan, prepared by Chazen
Engineering on behalf of the Town of Plattsburgh, surveyed planning issues
related to economic development, housing, retail, infrastructure, open space,
transit, and historic and cultural resources to identify a recommendation and vision
for the Town’s future development. Recommendations focused on interventions
that would support the region as a center of mixed-industry employment.

Plattsburgh Brownfield Opportunity Area (BOA), Pre-Nomination Study, 2010:
Consultants for this study conducted a preliminary analysis of the Downtown
brownfield area, or a former industrial or commercial site where future use is
affected by real or perceived environmental contamination. The Study included
analysis of existing land use and zoning, land ownership, natural resources,
brownfield sites, provided recommendations and strategies for strategic
intervention.

Adirondack Coast/Clinton County Destination Master Plan, 2010 - 2012:
Prepared by Egret Communications on behalf of Clinton County, this Master
Plan and a series of updates outlines recommendations by the Strategic Tourism
Steering Committee at the County to establish the region as a destination. The
planning process included the establishment of a mission and goals, assessment
of existing resources, recommendations, and evaluations of implementation
progress.

Streetscape and Design Guidelines for the Downtown Area, 2009: To

support ongoing revitalization initiatives, this study identified a series of
streetscape improvement and design recommendations for Downtown including
recommendations for landscaping, parking, vacant lots, building facades, and
signage.

Reconnaissance Survey: Walkway Park, 2009: This conceptual plan identified
preliminary planning considerations and designs for an arts corridor between the
Federal building on Margaret Street and the Farmer’s Market on Durkee Street
and included an assessment of existing conditions and recommendations.

Clinton Street Improvement Project: Concept Design Report, 2005: This design
study proposed a physical design concept and streetscape improvements to
improve the appearance and experience of the Clinton Street corridor.

Durkee Street Development Design Study, 2003: A previous design study for the
Durkee Street site proposed a redevelopment program and design for the site.

Proposed Waterfront Hotel Feasibility Study, 2003: This feasibility assessment
considered the potential for the development of a full-service waterfront hotel and
included a market analysis, recommendations for improvements, and projection of
hotel occupancy.



« Plattsburgh Downtown/Waterfront Economic Enhancement Strategy Report,
2003: Conducted by consultant Hyett Palma, this report outlined strategies to
create Downtown “districts,” improve the Downtown pedestrian experience, recruit
businesses, and make needed building improvements.

- Plattsburgh: Waterfront Horizons (Marketing Plan), 2001: This comprehensive
town marketing plan by the City of Plattsburgh identified potential opportunities
to enhance the potential for sustainable local development, and included case
studies of comparable communities, potential development scenarios, and
recommendations.

. Comprehensive Plan for the City of Plattsburgh, 1999: In the City of Plattsburgh’s
last comprehensive plan, prepared in 1999, the City conducted an inventory and
analysis of existing land uses and resources and made recommendations to
strengthen existing neighborhoods, promote revitalization of the air base, protect
natural resources, and promote regional tourism.

- Dock-Bridge St. Corridor Design & Linkage Study, 1999: This study identified
opportunities to strengthen the connection between Downtown and the waterfront
with emphasis on outdoor recreation, historic resources, connecting to existing
recreation trails, and catalyzing further Downtown revitalization. The study
included an analysis of existing conditions, an assessment of opportunities and
constrains, and recommendations and funding sources.

« Downtown Future Planning Commission, 1995: The Commission recommended
148 action items to the Mayor and City Common Council representing a
multifaceted and comprehensive approach to preserve the historical nature of the
Central Business District and promote economic viability and capability.

These efforts have resulted in significant investment by New York State (NYS) through the
North Country Regional Economic Development Council (NCREDC) to support ongoing
economic development. Investments in Downtown Plattsburgh can support regional
economic development, both by building upon Plattsburgh’s significance within the
Adirondack tourist network, and strengthening the appeal of the city’s urban environment to
attract young talent, and tomorrow’s workforce. Therefore, NYS investments include some
that have created critical momentum Downtown:

+ Investment in Plattsburgh’s cultural resources through support of the Strand Center for the
Arts restoration via several NCREDC grants in 2011, 2012, and 2013.

« Recently completed Local Waterfront Revitalization Plan (LWRP), including, among other
initiatives, planning and feasibility assessments around the Durkee Street parking lot,
currently in progress and being funded by New York State Department of State (NYS
DOS) and Empire State Development (ESD). The plan also capitalizes on approximately
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FIGURE I-3. RECENTLY REHABILITATED STRAND THEATRE

Source: Strand Center for the Arts

$1.9 million in New York State Environmental Protection Fund (NYS EPF) investments since
2000 to transform Dock Street Landing from a former railroad yard and brownfield area
to a shovel-ready development site.

Additional investments in the greater City of Plattsburgh will reinforce and strengthen focused
efforts Downtown.

« Expansion of major local employers, including:

«  $125 million investment in manufacturing facilities for Norsk Titanium at the former
Clinton County airport, led by New York Governor Andrew M. Cuomo and funded
by the NYS general budget with support from SUNY Polytechnic and ESD. The
research activities at the factory will also provide opportunities for local college
students to work and study.

« Investments in the Bombardier Transportation facility, the final-stage assembly
and test center for Bombardier rail cars in the US market. The project leverages
$2.5 million in NCREDC funds to expand the production facility, as well as a
$40,000 educational grant to train workers.



«  Support for City housing rehabilitation efforts though $300,000 in New York State
Affordable Housing Corporation (NYSAHC) funding. Plattsburgh will use NYSAHC funds
for the moderate rehabilitation of 12 owner-occupied, single-family homes (1-4 units)
scattered throughout Plattsburgh.

« Expansion of the nearby Plattsburgh International Airport through Governor Cuomo’s
recently announced second round of the Upstate Airport Economic Development and
Revitalization Competition that will allocate an additional $38 million to the project,
generating over 800 jobs and supporting international freight and passenger volume.

« Development of the nearby Clinton Community College Advanced Manufacturing
Institute (AMI) through $12.7 million in NYS funding as part of the SUNY 2020 Challenge
Grant Program. The AMI will link Clinton Community College and SUNY Plattsburgh
with Clarkson University, creating a system to support the economic growth of the entire
region, as well as space needed to provide timely and effective training to area residents.

« Creation of a new residency program at Plattsburgh’s Champlain Valley Physicians
Hospital (CVPH) Medical Center in partnership with the University of Vermont Healthcare
Network. Access to quality healthcare is crucial for small communities who are
challenged with attracting and retaining talent.

« Significant investments in the tourism-accommodations sector, including the newly
constructed Hampton Inn and the Fairfield Inn and Suites by Marriott, are drawing
vacation and business travelers that formerly stayed at hotels in Burlington, VT.

A number of organizations are working to advance the future of Downtown Plattsburgh.
These organizations include: The Development Corporation, the North Country Chamber

of Commerce Plattsburgh, the Plattsburgh Downtown Association, the Lake City Local
Development Corporation, and the Downtown Business Association. These organizations will
be instrumental in advancing the initiatives contained in this Strategic Investment Plan.

HISTORIC ORIGINS

Proximity to Montreal and Albany and a location on Lake Champlain has been a draw for
residents to the Plattsburgh region since the late seventeenth century. Plattsburgh served
as an important front during the Revolutionary War, and was the site of the naval Battle

of Plattsburgh in 1814, which ended the final invasion of the United States by the British
during the War of 1812. Plattsburgh was incorporated as a village separate from the Town of
Plattsburgh in 1812 and as a city government in 1902. The Plattsburgh region’s population
grew during the 1950s following the establishment of the Plattsburgh Air Force Base, and
continued to grow during the 1960s following the construction of the Adirondack Northway
and the opening of the New York State University at Plattsburgh.
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DECLINE AND CHALLENGES

Largely as a result of national trends of deindustrialization over the past four decades and
the closure of the Plattsburgh Air Force Base in 1995, Downtown Plattsburgh and the broader
North Country region have experienced contractions in employment and population. This has
led to an erosion of the local tax base and overall disinvestment in public and private assets,
which in turn has impacted the desirability and function of Downtown. In particular:

- Downtown Plattsburgh is home to major regional assets, but they are disconnected.
Plattsburgh contains significant cultural, historical, recreational, environmental, and
community assets. However, these assets are not well-connected to one another or to
local commercial activity, creating challenges for visitors and locals seeking to explore
Downtown. Lack of activation through programming or placemaking, distance from the
riverfront and waterfront, poor wayfinding, and an overall lack of Downtown identity
create barriers to Downtown exploration.

- Downtown has a rich historic fabric but suffers from a challenged real estate market.
Competing auto-oriented retail and high-end residential options outside of Downtown
have reduced activity and constrained investment in the historic building stock, detracting
from the quality and consistency of the Downtown environment. Historic retail and upper-
floor residential spaces are in need of refurbishment, but market rents do not justify the
investment by property owners. Substantial fit-out costs in older buildings are a further
deterrent for new retail tenants, and contribute to a limited amount of high quality retail
offerings to attract shoppers Downtown.

- Despite Greater Plattsburgh’s role as a regional economic center, recent growth in
higher-paying industries has not occurred in Downtown. The City of Plattsburgh lost 17%
of its employment, or 2,600 jobs between 2004 and 20143, While the growth of nearby
transportation manufacturing employers such as Bombardier, Nova Bus, Norsk Titanium,
and Mold-Rite Plastics is a critical regional strength, the locations of these facilities at the
edges of the city boundaries or beyond [-87 minimizes the number of daytime workers
in the Downtown that can support local retail and contribute to its vibrancy. Finally, the
makeup of the regional economy also shifted during this time, with manufacturing and
educational services jobs being replaced by lower-paying administrative services, public
sector and government, accommodation and food services, and cultural-sector jobs,
further diminishing the resources available to support Downtown.

RENEWED INTEREST AND OPPORTUNITIES FOR DOWNTOWN REVITALIZATION

Despite these challenges, interest in a revitalized Downtown has grown within a City and
County that experienced peak populations in 1990. Since 2010, Downtown’s population has
grown by 13%, versus a decline during the same period of 1% City-wide and zero growth at
the County level.* These new households are younger than those across the County, with



an average age of 34 years old for head of household versus a County-wide average of 40
years old®, indicating growing interest among younger residents and workers.

This momentum in population growth has been reflected in recent public and private
investments in Downtown Plattsburgh that have laid the groundwork for the revitalization
of Downtown and the creation of new employment opportunities. Recent investments are
detailed in the following and later in this section. Associated opportunities and trends that
could be leveraged to revitalize Downtown include:

« Downtown Plattsburgh is today a regional center of cultural, civic, educational,
recreational, and environmental assets. Key assets include the Strand Center for the
Arts; regional civic and educational institutions including the State University of New
York (SUNY) Plattsburgh, Clinton County Community College, and the regional public
library; and waterfront resources including the Saranac River Trail, Champlain lakefront,
and recently expanded marinas, as well as water based programming including fishing
tournaments; and recreational assets such as a developed and expanding trail system.
Recent and ongoing investments in the Strand Center for the Arts and momentum around
creating an arts corridor only stand to strengthen the collective impact of these assets.

+ The City of Plattsburgh is home to an extraordinary number of historic resources.
These assets include four National Register Historic Districts and 21 individually listed
properties, and represent many themes from a range of historic periods, including
native American settlements, the Revolutionary War, and the War of 1812. The city’s
building stock includes some homes dating to the early 19th century and, in the Court
Street Historic District, fine examples of early 20th century Queen Anne and Colonial
Revival architecture, while other historic sites serve as attractions, such as the Battle of
Plattsburgh historic reenactment.

« A number of small businesses operating Downtown and an emerging market of local
food purveyors can help anchor revitalization of Downtown’s historic urban fabric.
Residents and job-seekers have in recent years begun to relocate in larger numbers
to the downtown, suggesting future growth potential. In addition to a 13% increase
in population Downtown that has enlarged the local market, the food co-operative
and a cluster of antique stores now contribute to a greater number of potential retail
destinations. There are more than 60 small businesses Downtown, whose growth and
expansion can increase Downtown’s appeal to residents and attract regional residents
and visitors. In addition, an established regional tourism draw and expanding waterfront
recreational activity present additional opportunity for Downtown businesses.

« Downtown may soon benefit from workforce development programs. The City of
Plattsburgh aims to expand job opportunities and connect local residents to jobs through
workforce development programs and expansion into tech and aerospace manufacturing.
These include recent partnerships with SUNY and Clinton Community College that
provide incentives for startups and pathways for students to attain local jobs.
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FIGURE I-4. PLATTSBURGH ASSETS

Source: MJ Engineering and Land Surveying and HR&A Advisors

EXISTING CONDITIONS

Downtown Plattsburgh’s existing economic and physical context — and the near-term
opportunities for Downtown revitalization and economic development — are characterized by
three primary observations:

« Though disconnected, Downtown Plattsburgh is home to major regional assets.

- Downtown has a rich historic fabric, despite a challenged market.

« Plattsburgh is a regional economic center, presenting an opportunity to draw workers
Downtown.



FIGURE I-5. DOWNTOWN OPEN SPACE
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1. Major assets, though disconnected

As a community with substantial historical significance, the City of Plattsburgh’s
Downtown is also home to a range of other major regional assets. These assets include
civic institutions of regional importance such as City Hall and the Old Court House; cultural
assets such as the Strand Center for the Arts; historic sites including the Charles Dunham
House, Kent Delord House, Hayes Homestead, and still other historic sites associated with
events from the Revolutionary War and War of 1812 — including the Battle of Plattsburgh

— that draw a wide audience from adjacent communities; significant educational assets
including the nearby SUNY Plattsburgh campus and Clinton County Community College;
environmental and recreational assets including the Saranac River, the Lake Champlain
waterfront, aquatic recreational access points, and three parks Downtown including Trinity
Park, the Macdonough Monument, and the Champlain Monument. Local farmers markets,
including the Farmers’ and Crafters’ Market, Downtown Rising, and Winter Market have
connected local food producers to local shoppers. Recent State and regional investment in

the Saranac River Trail aim to improve waterfront access while recent planning has supported

improvements to the Arts Corridor, a key activated corridor including cultural programming,

artwork, open space and other elements between Durkee and Margaret Streets in the
Downtown that the City hopes to further activate.
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FIGURE I-6. LAKE CHAMPLAIN WATERFRONT IN PLATTSBURGH

Source: MJ Engineering and Land Surveying

FIGURE I-7. SUNY PLATTSBURGH ANGELL COLLEGE CENTER

Source: Wikimedia Creative Commons
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FIGURE I-8. KEY DOWNTOWN CORRIDORS

Source: MJ Engineering and Land Surveying

Corridors of pedestrian activity are also established across Downtown. Key pedestrian
corridors of activity include Clinton Street, Margaret Street, Durkee Street, and Bridge Street.
These corridors are anchored by existing retail and cultural assets, such as the North Country
Co-Op on Bridge Street and the Strand Center for the Arts on Brinckerhoff Street that fronts
Margaret Street, and are home to a variety of over 60 small businesses that include specialty
retail and locally-owned restaurants.

These assets and corridors of activity have been bolstered by recent investments in the
public realm that build upon Downtown’s natural strengths. These include storefront
improvements supported by the City’s revolving loan fund and the development of additional
restaurant patio space on Margaret Street and City Hall Place that have contributed to the
Downtown experience, making retail corridors more appealing. In addition, the Saranac

Trail is under construction along with the expansion of a bike network that will link Downtown
Plattsburgh to the Adirondack Park via a 27-mile trail upon completion, both providing
alternate modes of transit and recreational amenities and connecting several assets
Downtown.

However, despite the presence of assets and investments in the public realm, lack

of physical and programmatic connection between these assets limits their visibility
within Downtown Plattsburgh. Discontinuity limits existing assets and recent investments’
contributions to a greater identity for Downtown Plattsburgh as a destination with the scale
of recreation, arts and retail attractions that can merit regular visitation from regional
residents or visitors from further afield. Businesses frequently cite a common resulting
challenge: users come to Downtown for one purpose and then leave, rather than strolling
Downtown to patronize multiple businesses.®
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Primary challenges to connectivity between assets and corridors of activity include:
- Downtown is separated from major natural and institutional assets, including Lake
Champlain, the Saranac River and the University. Both the University and the Lake
Champlain waterfront are approximately 20 minutes by foot from Downtown, walks

that feel longer due to lack of interim activity, inadequate lighting, and exposure to the
elements during winter months. The experience associated with accessing the waterfront
is further hampered by the presence of the Wastewater Treatment Plant, Municipal
Lighting Facility, and train track crossings. Despite the presence of the Saranac River in
Downtown, physical access to the River is also limited. A boardwalk behind the Durkee
Street parking lot is aging and minimally inviting, while New York State Department of
Transportation barriers on Broad Street prevent connections to the Saranac River Trail

at Bridge Street. While three parks across Downtown — Macdonough Park, Trinity Park,
and the greenspace between Margaret and Durkee Streets that fronts the Durkee Street
Parking Lot-- link the Macdonough Monument and the Riverfront to civic buildings and the

Strand Center for the Arts, improvements to and/or better maintenance of these spaces
could strengthen Downtown’s existing assets.

FIGURE I-9. VACANT LAND PARCELS
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« Vacant land and parking lots in Downtown disrupt pedestrian flow and activity.
There are twelve vacant parcels located in Downtown, including parcels along important
corridors in the Downtown such as Margaret Street and the emerging Arts Corridor.
Parcels represented in Figure I-9 present disruptions in activity along these corridors,
detract from Downtown density, and may discourage foot traffic and further investment.
Vacant parcels along Bridge Street and near the Waterfront may also discourage
connectivity and activation along the waterfront. While parking lots serve a critical
function for Downtown, facilitating Downtown access by regional residents and visitors,
the presence of surface parking lots Downtown similarly disrupt activity. For example,
large parking lots on Durkee Street and Green Street, adjacent to the Wastewater
Treatment Plant, may serve important parking functions but also further disrupt corridors
of activity.

- Downtown lacks a unifying visual identity and programmatic continuity. Regular and
visiting Downtown users may be discouraged from spending more time Downtown by a
lack of consistent wayfinding or streetscaping to connect nodes of activity and points of
interest. Despite the presence of important cultural and historic assets and the potential
of an emerging Arts Corridor, there is little connection between these assets, with limited
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FIGURE I-11. OPEN SPACE CONNECTING ARTS CORRIDOR REQUIRES UPGRADES

Source: MJ Engineering and Land Surveying

wayfinding to indicate points of interest or cohesive signage to reinforce the charm of
Downtown’s building stock. In addition, while Downtown is home to a series of popular
regional events, including the Battle of Plattsburgh and a new holiday festival, expanded
and tailored cultural programming could connect attendees and potential new visitors
with existing activity Downtown.

« The hotel market in Plattsburgh is small, though tourism continues to be an area of
economic growth. As of 2015, the Plattsburgh market had approximately 1,250 hotel
rooms among 18 properties. Most hotel inventory is located along I-87 near major local
shopping complexes and City Beach. One new hotel, a 91-room Fairfield Inn & Suites,
opened in the Town Plattsburgh (Uptown) in July of 2016, and a Homewood Suites is
under construction in nearby Clinton, NY. Most existing properties are geared to economy
and mid-scale pricing, indicating potential for a boutique or experience-focused new
development.

- Poor local transit impedes Downtown access, despite strong regional connectivity.
Plattsburgh’s regional connections include major highways such as I-87, and NY Routes
3, 9, and 22 that connect Plattsburgh to Canada, Albany, New York City, Clinton County
Airport, and SUNY; an Amtrak line that connects the city to New York City and Montreal
and serves 14,000 passengers annually; Greyhound bus service; the Plattsburgh
International Airport; and a Lake Champlain ferry service. However, limited local public
transportation prevents regional visitors arriving by Amtrak, bus, or ferry from easily
connecting to Downtown given its distance from those arrival points. In addition, irregular
local bus routes and schedules prevent residents and students from the SUNY and
Clinton Community College from easily relying on those systems to access Downtown.



- The City’s current regulatory environment, including the ease of use of the zoning
code, is not conducive to expedient development. The City’s Zoning Ordinance has
been in effect since 1981, and its most recent update was in 1988. There are 5 different
zoning designations located in the historic Downtown core, including General Business
(B1), Commercial (C), Industrial (l), General Residential (R2), and Recreation 1 (RC1). Some
adjustments are needed to accommodate future development while protecting existing
assets and resources. Significant updates to as of right zoning may be required, and land
use regulations including form based code, overlay districts, and planned development
units should be included in review. The user-friendliness of the zoning ordinance should
also be reviewed in order to ensure that it is more accessible to encourage use by
developers, business owners, and residents.

«  While nearby waterfront and the surrounding soils have been identified as
environmentally sensitive areas and some adjacent wetlands are home to important
species, future development sites in the Historic Core and Dock Street Landing are
not impacted. All development or uses should recognize the unique qualities of the
Lake Champlain waterfront location through conservative demolition and construction in
unstable areas, use indigenous plants as components of landscape design to improve
habitat and water quality where possible, limit shoreline alteration and surface water
coverage, and other actions that work to minimize consumption of waterfront lands and
potential adverse impacts on natural resources. Uses should be avoided which would
result in unnecessary and avoidable loss of waterfront resources or fail to maximize use
and benefit to the public.

Potential interventions could include:

«  Support public realm improvements that stitch together Downtown’s existing assets.
These include physical improvements that build on existing investments to Downtown’s
trail system and public realm to better connect the Riverfront to key areas of activity, as
well as streetscape improvements that improve the experience of walking and navigating
Downtown and support opportunities for programming, such as pedestrianized streets or
flexible outdoor venues.

- Develop a programmatic strategy to support events and implement marketing and
signage. While the City of Plattsburgh’s Community Development Department has
a Promotions & Special Events Coordinator, the Department is under resourced. In
addition, a range of organizations that are active in Downtown’s cultural and historic
spaces are largely working independently of each other. A strategic plan for events and
programming as well as additional implementation capacity could achieve greater impact
and support the development of a more cohesive identity for Downtown.

+ Review current zoning and land use regulations, which have discouraged new infill
development where gaps in activity exist. Plattsburgh’s Comprehensive Plan has not
been updated since 1999, and the City could benefit from an update to its zoning code
and the establishment of design guidelines for new development to better position itself
for future development while protecting existing assets and resources.
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« Pursue the redevelopment of vacant parcels and major parking lots that disrupt the
flow of Downtown activity. In particular, the parking lot on Durkee Street has been
identified as a site of major opportunity for Downtown, and has been the subject of
a number of planning exercises, most recently an Empire State Development-funded
development feasibility study associated with a proposed onsite mixed-use program.

- Explore opportunities to improve or create new transit connections to Downtown.
During peak visitation seasons, a trolley loop could facilitate tourist access between
Downtown attractions, and enhance the Plattsburgh visitor experience. Local business
owners, including regional hotels, have expressed interest in such a service. Stops could
include regional transit hubs including the Amtrak station, bus station, and waterfront,
as well as key points of interest and activity in Downtown. In addition, an existing SUNY
shuttle could potentially expand its existing routes to bring students Downtown.

2. Historic Fabric — Challenged Market

The population of Downtown is small and largely disadvantaged, presenting challenges
for the local residential and retail market. Only 5% of the City of Plattsburgh’s population
of 20,000 lives Downtown—a small population with lower household incomes relative to

the City, County and North Country. While average household incomes are approximately
$39,000 at the City level and $52,000 at the County level, they hover at $35,700 within
Downtown.” Educational attainment is lower than surrounding areas, with 18% of Downtown
residents not having graduated high school compared to 12% at the City and 15% at the
County. Attainment of secondary education is on par with the County: approximately 31% of
Downtown residents have achieved an associate’s degree or higher relative to 39% at the
City and 32% at the County level. However incomes remain lower even for more educated
Downtown residents: excluding individuals still in college, median incomes for individuals
with bachelor’s degrees and graduate or professional degrees were approximately $24k and
$38K annually, compared to $40k and $55k for the City and $42k and $60k for the County.®

A decline in activity and spending Downtown, as well as competition from suburban
locations, has resulted in challenging market conditions Downtown that detract from the
quality and consistency of its environment. Retail rents within the Downtown are lower than
the City and County overall, averaging $10 per square foot versus an average of $17 per
square foot at the City and $15 per square foot at the County level.® Vacancy rates in the City
are lower than the County, at approximately 1.2%" and 3.4%" respectively'; this may reflect a
lower availability of new product in the City and more market movement at the County due to
more available product. New big-box commercial development along the highway, including
the Champlain Centre’s chain offerings, provides convenient auto-centered competition to
Downtown’s unique offerings. Shopping centers located along major highways and vehicular
corridors appeal to a variety of users because of their ease of access for drivers, easy
parking, and big box and national brand name appeal. Market rents Downtown do not justify
the substantial cost of refurbishing aging storefronts, and new leaseholders often face high
fit-out costs in older buildings; while typical Downtown storefronts command $10 per square
foot in rent, rents of $15 per square foot are required to support new construction.”



FIGURE I-12. HISTORIC STREETSCAPE WITH LIMITED PEDESTRIAN ACTIVITY

Source: HR&A Advisors

Downtown contains historic buildings; but owners, residents, and developers struggle with
an aging housing stock that is expensive to maintain with a limited market for renovations.
While conditions of housing stock can require $15k-$30k per unit to renovate™, median
contract rents of $650 per month™ and a lack of broader demand for higher-price units leave
property owners struggling to finance repairs, particularly in upper-floor properties located
above existing retail. Indeed, 35% of Downtown apartments were built before 1940, while
50% of all Downtown Plattsburgh residents could qualify as “rent-burdened.” There is a
concentration of subsidized affordable housing development in the Downtown™, and asking
rents for publicly-subsidized multifamily housing units within Downtown are low ($366/unit

at 0% vacancy).” Developers must also contend with recent deliveries targeting the high-

end market residential outside of the DRI boundary. There is very limited Downtown stock
available for residents seeking larger, newer apartments. New nearby developments south of
Downtown command upwards of $1,500 per month, including Harbor View Estates and Pine
View Estates.

However, a potential emerging market may support additional Downtown activity. Despite
the challenges of the local market, residents and job seekers have in recent years begun
to relocate in larger numbers to the downtown, representing a potential to absorb targeted
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FIGURE I-13. CHALLENGED MARKET
product delivered at the right price point. The
population living within Downtown Plattsburgh
has grown marginally and is generally young
or of working-age. Its population has grown
nearly 10% since 2000 primarily from existing
area residents or students relocating to the
Downtown area. By comparison, the City and
County experienced 5% and 3% growth since
2000.

The inventory of retail space in the

downtown is limited; however, current

economic conditions suggest that there

may be potential for growth along key

retail corridors. With 3.5 million square

feet of rentable building area, the City of

Plattsburgh’s retail inventory has a vacancy

of 1.2%, supporting calls for increased retail

development to service increasing density

around the City.” A recent market analysis for

the Durkee Street parking lot site found that Source: HR&A Advisors

three of Plattsburgh’s primary retail customer

groups — residents, workers, and students — are underserved within the boundaries of the
Downtown.” Promise in the Downtown is shown by its approximately 60 small businesses,
representing a variety of food and beverage and boutique shopping options. Specialty
retailers, such as the Food Co-Op, have proved successful and there are opportunities for
entrepreneurs if well-managed.

While the historic Downtown core is identified as a “Low Income — Low Access” area
according to the Food Access Research Atlas through the USDA, recent investment

has increased access to healthy and local foods throughout the region. In addition to
enhancing access to healthy food, investments in the North Country Food Co-Op and
continued operation of the City’s farmer’s markets have led to an increased number of jobs
and local spending. In 2014, a $50,000 City of Plattsburgh loan to the North Country Food
Co-op helped to leverage $150,000 in private financing for a first phase of renovations. The
Co-op was able to almost double store staffing in the last two years, and was also able to
increase median wages at the store. 40% of store revenue directly circulates into the local
economy through payroll and local inventory purchases. The City’s longstanding farmer’s
markets continue to provide additional access for local food producers to shoppers in
Plattsburgh and within the region, supporting local agriculture operations and local jobs.

An established regional tourism draw and student body population present additional
opportunity for Downtown to attract additional spending. Visitors to Clinton County

spend an average of $1,450 per visit, while Clinton County tourism spending totaled upward
of $128 million in 2015, presenting significant opportunity for Downtown Plattsburgh to
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capture greater shares of this activity. Plattsburgh’s student population of over 8,000
presents additional opportunities, spending over $60 million annually. In particular, SUNY
Plattsburgh’s main campus is within the existing walkable area, with an undergraduate
enrollment of 5,377 undergraduate students, 341 graduate students, and international
enrollment of 339, representing 65 countries. Presently, many of these students indicate
that they prefer to shop at big-box retail found along the highway, in part because the SUNY
shuttle includes the Champlain Centre as a stop on its route. However, a survey of SUNY
students undertaken in conjunction with the DRI process also suggested that more retail
options catering to their interests—including affordable clothing stores, nightlife options, and
entertainment options accessible to users under the age of 21—could provide more of an
incentive to spend time Downtown.

Potential interventions could include:

- Modifications to existing incentive programs could supplement existing resources to
help build the market. An existing grant program, managed by the City and the Lake
City Development Corporation, provides grants to owners for projects under $200,000.
Programs with matching requirements, such as the NYS Main Street program, require
property owners to match 25% of capital costs, which can burden individual owners.
Loans can be restrictive to property and business owners due to stipulations such as
prevailing wage and job creation requirements; in addition, local market conditions can
result in relatively low achievable rents upon renovation that hinder the ability to repay
market-rate or subsidized loans. Lack of public awareness of existing resources may also
preclude eligible property owners from applying, while a lack of capacity at the LCLDC
and the City and a lack technical expertise among eligible property owners can pose a
barrier to accessing existing resources or being matched with existing and available City,
State, and Federal funds.

- Interventions at key sites could further catalyze further development activity. The
redevelopment of the Durkee Street site would provide a critical anchor for Downtown,
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linking the assets in its historic Downtown core and an emerging Arts Corridor with

the riverfront, and providing a home for expanded food programming that has already
experienced success. Redevelopment of key sites east of the River could also catalyze
further activity, and strengthen connections between Downtown and the waterfront.
These key sites include the current Municipal Lighting Facility, as well as vacant parcels
on Bridge Street and the current underutilized space on Green Street.

3. Regional Economic Center, But Limited Downtown Workforce

Plattsburgh has suffered from a regional decline in employment. Over the last decade,
employment has declined across the North Country. Since 2004, Clinton County has lost
over 7% of its jobs, while the City lost 17% of its employment during the same period.?° The
North Country has also experienced an economic restructuring that reflects a national
decline in industry and manufacturing. In 2002, manufacturing represented 13% of all
employment across the North Country, 21% of all employment in Clinton County, and

16% of all employment in the City of Plattsburgh; today, manufacturing as a share of total
employment is only 9% across the North Country, 12% in Clinton County, and 12% at the City
level. This decline in overall spending power has significantly impacted Downtown, which has
experienced a decline in spending and in its tax base.

Today, however, Plattsburgh is a major regional center of employment and has seen
recovery from both broader economic restructuring and the Great Recession. Plattsburgh
represents approximately 42% of Clinton County jobs, and 10% of jobs in the North Country
Region (see Figure 14). As of 2015, unemployment in Plattsburgh was 5.4%, consistent with
the 5.7% statewide level.?’ Employment in the broader city and County has remained stable
since the end of the 2008 financial crisis, and the area is now the site of headquarters for

a number of notable companies, such as Bombardier Transportation and Schluter Systems
(North America). At the city and County levels, employment is dominated by Healthcare and
Other Services (see Figure 14).

In greater Plattsburgh, recent investments and expansions have bolstered established
sectors. Consistent with sectoral industry growth, these investments have largely been
made in three categories: high-tech manufacturing, healthcare, and hospitality. High tech
manufacturing investments have brought high-wage jobs to Plattsburgh, and include:
Bombardier Transportation, at a projected 250 new jobs associated with its in progress
expansion; Mold-Rite Plastics, which added 350 jobs; Norsk Titanium, at approximately 400
planned jobs; and Schluter Systems, which recently announced the investment of $20 million
in the expansion of its facilities. Healthcare investments include the CVPH Medical Center

— which currently employs over 2,500 workers — at which a new residency program was
recently established that links it to the Vermont Healthcare Network. In addition, significant
investments in Plattsburgh’s tourism infrastructure stand to bolster the city’s regional draw,
and include hotel investments such as the newly constructed Hampton Inn and the Fairfield
Inn and Suites by Marriott, as well as investment in the Strand Center for the Arts to reinforce
Downtown’s status as a cultural center in the region.



Plattsburgh’s proximity to Canadian enterprise presents substantial growth opportunities
for the Plattsburgh region, and by extension the City of Plattsburgh. Canadian companies
have located operations in Plattsburgh, including transportation manufacturing companies
such as Bombardier and Novabus. As of 2008, there were more than 275 Canadian-owned
companies in Clinton County, employing approximately 20% of the County’s workforce.??
However, many Canadian-based companies moving to the region keep headquarters and
back-office support functions in Canada, and require only a small office-using presence

that can be accommodated at manufacturing facilities, limiting the potential for Downtown
development. Tourism also benefits from proximity to Canada; the Town of Plattsburgh’s

last Economic Development Plan in 2013 found that, in 2004 alone, Canadian visitors had
spent over $310 million, generating over $9 million in sales tax revenue for Clinton County in
2004.%

Notwithstanding Plattsburgh’s growth, Downtown is not home to strengthening sectors
and does not benefit from the presence and spending of a regular workforce. The shift in
industry makeup and employment at the city level is not reflected in Downtown’s smaller
workforce of approximately 1,700. While some sectors within Greater Plattsburgh continue
to expand and diversify — driven by the growing transportation manufacturing, healthcare,
and technology industries — the Downtown has seen moderate job losses or stagnation

in these sectors since the 2008 recession. Instead, employment is dominated by public
administration, due to the presence of the region’s major government administration buildings
(see the following diagram illustrating clusters of employment in Downtown). Jobs that do
exist Downtown largely do not benefit Downtown residents, as the majority of Downtown
workers commute into the City from nearby. Employment in accommodation and food
services, employing 230 workers, has experienced growth of approximately 40% since the
recession, coinciding with population and tourism growth, and illustrating the importance of
reinforcing Downtown as a destination.

Downtown has a small inventory of office space, which may both reflect and exacerbate
these conditions. Despite Plattsburgh’s status as a regional employment center, Downtown
has just one Class A building in the DRI boundary.?* This lack of higher-end office product can
likely be attributed to a concentration of employment in public administration and retail/food
services downtown. Vacancy has been reported at 2.7% since 2013, lower than both the City
and County during the same period.?®> Downtown has not seen any recent deliveries of new
office space in the past decade, as regionally dominant industries such as health care and
high-tech manufacturing require larger floorplates and/or higher-quality spaces not suitable
to Downtown.

While existing educational initiatives strive to create additional opportunity for
Plattsburgh by supporting growth industries and retaining students, they do not benefit
Downtown directly. The City and NYS have recognized that educational investments that
support the development of a talent pipeline can improve student retention and attract the
next wave of high-wage jobs. Recent investments in this area have included $12.7 million in
State funding for Clinton Community College as part of the SUNY 2020 Challenge Grant
Program to construct the Advanced Manufacturing Institute (AMI) on the College’s main
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campus, as well as the provision of 8,000 square feet of office space at SUNY Plattsburgh for
startups as part of the StartUp NY program, which provides new and expanding businesses
100% tax-free status for 10 years within designated zones. Initiatives such as these are
important for regional growth, and for fueling spending potential across the city. However,
workers in these jobs, situated outside Downtown, still need compelling reasons to come into
Downtown Plattsburgh.

Potential interventions include:

« Economic development opportunities that leverage Downtown’s spatial strengths
could better capture emerging opportunity in Downtown. While Downtown lacks the
Class A office space and larger floorplates favored by growing industries, developing
more flexible real estate options that could appeal to startups and students and could
fit within Downtown’s smaller commercial floorplates could attract new opportunity.
Potential interventions could include co-working space and incubators, as well as retail
initiatives that increase the number and quality of dining and shopping options that
today’s workers — and therefore their employers — seek.

« Creating a strong destination Downtown that appeals to regional residents,
workers, students, and visitors that would not otherwise spend time Downtown can
support future economic development. Despite a lack of growth in key industries,
Downtown employment in accommodation and food services has experienced growth
of approximately 40% since the recession that coincides with population and tourism
growth, illustrating the importance of reinforcing Downtown as a destination. In addition,
Downtowns that are vibrant and dense are attractive to young workers, and could help to
attract the next generation of high-tech workers to Plattsburgh.
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Downtown Vision, Goals
and Strategies

VISION FOR DOWNTOWN PLATTSBURGH REVITALIZATION

The Local Planning Committee developed the following vision for revitalizing Downtown,
building on past planning efforts in Plattsburgh:

The Downtown Revitalization Initiative will foster Downtown Plattsburgh’s
educational, cultural, historic, artistic, recreational, dining, and retail
opportunities.

DRI investment will:
Strengthen existing local and regional assets;

Create long-term value to support future generations; and

Provide an inclusive and sustainable downtown experience for
residents, workers, students and visitors.




FIGURE I-15. THE CYCLE OF INVESTMENT

Source: HR&A Advisors

Investments in Downtown that are consistent with this Vision will catalyze economic growth
and should increase appeal to Downtown’s four user groups: residents, workers, students,
and visitors. Investment in the Downtown will increase Plattsburgh’s appeal to these groups;
increase the time and resources they spend Downtown; and attract private investment,
further strengthening the Downtown experience.

GOALS AND STRATEGIES FOR DOWNTOWN REVITALIZATION

Informed by the challenges identified in Section | of this document, investments in Downtown
Plattsburgh should seek to support the achievement of three primary goals:

- Connect Plattsburgh’s existing assets to create a vibrant Downtown destination. DRI
investments should work together to enhance Downtown’s vibrancy, and aim to provide
activities that appeal to residents, workers, students and visitors; that reinforce a cohesive
identity; and that leverage and connect to cultural and natural assets.

+ Provide diverse housing and shopping options through targeted investments,
increasing the number of people Downtown. DRI funding should enhance development
feasibility Downtown to support investment in existing residential and commercial assets,
and to leverage underutilized land to produce new residential and retail products.

« Attract and grow businesses and jobs to support economic development and local
workers. Investment in Downtown should support regional job growth strategies and
attract business and workers Downtown.
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CORE STRATEGIES

Three core strategies for Downtown’s revitalization can help achieve these
goals:

Strengthen the core of Downtown and advance catalytic
development. Placemaking investments that enhance the environment
and identity of the Historic Core — the location of most existing

regular activity within the DRI Study Area — will make it more
appealing for residents and visitors, and create value to attract private
investment. Building from this additional value, the City of Plattsburgh
has the opportunity to bring publicly owned sites to the market and
invest in associated infrastructure to enhance development feasibility,
leveraging its public resources to introduce new kinds of activity
Downtown and additional population, which in turn can spur additional
future growth and private investment.

Establish a food and creative hub. Projects that provide individuals
with opportunities to work Downtown will increase activity. Physical
space and support for food and creative entrepreneurs and businesses
can build on local and regional agricultural and arts strengths both

to increase employment opportunities and reinforce Downtown
Plattsburgh’s identity as a unique destination.

Grow the local market. Initiatives that directly reduce costs, enhance
access to financing, or increase predictability/minimize risk associated
with development will create value in Downtown Plattsburgh. In
addition, initiatives that provide individuals with opportunities to live
or visit Downtown will increase activity, extend visitors’ stay, and
strengthen the market for future investment.

RELATIONSHIP TO NORTH COUNTRY PRIORITIES

Plattsburgh DRI goals build on and are aligned with the goals articulated by the North
Country Regional Economic Development Council (NCREDC). Specifically, areas of alignment
on economic development goals include:

- Elevate the region as a place to visit, live, work and study

« Leverage the regional gateway to Canada

- Use tourism as a driver to accelerate private investment

« Attract and nurture entrepreneurs through innovation

« Build on growth in high-tech manufacturing and R&D industries
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Action Plan

MAKING STRATEGIES ACTIONABLE: PRIORITY PROJECT OVERVIEW

A series of transformative projects are recommended for DRI funding that are consistent
with the Goals and Strategies identified in Section Il and provide a holistic and coordinated
approach for Downtown Revitalization in Plattsburgh. These projects have been identified on
the basis of:

« Alegacy of significant previous planning efforts that served as a roadmap of community
aspirations and a bedrock for project evaluation analysis;

«  Careful consultation with Plattsburgh community members and key stakeholders;

- Alignment with Downtown revitalization goals from the City, North Country REDC, and the
State; and

- Significant analysis undertaken by the Consultant Team to coordinate alignment among
key stakeholders, evaluate existing conditions and prioritize needs, and to assess
potential projects for catalytic potential on an individual and collective basis and for
alignment with DRI prioritization criteria.

Recommendations for DRI funding include the following priority projects that align with
Plattsburgh’s Downtown revitalization goals and strategies. The projects outlined in Table I-1
have been developed to enhance coordination of timing, costs, potential funding sources,
and expected project benefits. Projects identified through this process that have been
identified for funding through other sources are listed in Table I-2.



Table I-1. Priority Projects Recommended For DRI Funding

DRI Fundi

# Project Name Project Description Sl

Request
Develop the Durkee Street Site via an RFEI/RFP,
Develop the Durkee Street support public infrastructure investments, and provide

1 . : , . : o $5,100,000
Site vertical development gap financing to incentivize

development.

5 Improve Improve riverfront access to increase recreational $1.600.000
Riverfront Access opportunities highlighting Plattsburgh’s natural assets. U
Enhance Downtown's Improve the Downtown streetscape and pedestrian

3 experience with investments to key streets and $1,300,000
Streetscapes

walkable areas.
. Develop the Downtown Waterfront district via an

4 Build the DO(.:k Street REFI/RFP and support key infrastructure $4,675,000
Waterfront District . . o

improvements to incentivize development.
Create a commercial kitchen space to support

5 Create a Shargd Plattsburgh’s small food businesses and $175,000

Commercial Kitchen .
professionals.
Create a Food Create an incubator space

6 and support system to support Plattsburgh’s small $30,000
Incubator . :

food businesses and professionals.
Develop an Art & Innovation Studio at the Strand

- Advance the Strand Center | Cultural Center to provide the physical space to $495.000
Art & Innovation Studio enhance Plattsburgh’s creative exploration '

and entrepreneurship.
Support and incentivize Downtown development by
Establish a Fund for providing a new funding mechanism with greater

8 Downtown Residential, flexibility targeting upper floor residential and $600.000
Retail and Hotel commercial/hotel development, facade improvements, '
Improvements retail space redevelopment, and small business

support.
. Implement a cohesive marketing, branding and
Implement a Cohesive signage strategy that strengthens Downtown
9 Marketing, Branding, & ghag ; gy gther . $250,000
) Plattsburgh’s identity and visibility, and increases
Signage Strategy o
visitation.
Support Strand Center Fund capital improvements at the Strand Center

10 Theatre Capital Theatre, and support strategic marketing and $260.000
Investments, Marketing and | advertising efforts including TV, playbills, print, and '
Branding radio.

Goal 1: Connect Assets To Create A Vibrant Downtown Destination

Goal 2: Provide Diverse Housing And Shopping Options

Goal 3: Attract And Grow Businesses And Jobs
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Responsible Timeframe For

Goal1l Goal2 Goal3 DRI Funding

Parties Implementation

24-30 months

City of Plattsburgh (With Private Partners) (groundbreaking) X X X Y
City of Plattsburgh %gzr;TJ?\gttt]rZaking) X Y
City of Plattsburgh (lngrgrj?wztg;aking) X Y
City of Plattsburgh (With Private Partners) 24-36 months X X X Y

(groundbreaking)

North Country Food Co-Op; The Strand 12—-24 months

Center for the Arts; (operations) X Y

North Country Food Co-Op; The Strand 12-24 months X X v

Center for the Arts; (operations)

The Strand Center for the Arts; 12-24 momhs X X X Y
(operations)

. 6—12 months

City of Plattsburgh (launch) X X X Y

City of Plattsburgh 24 months . X Y
(signage completion)

The Strand Center for the Arts 18 months X X Y

(completion)




Table I-2. Priority Projects Recommended For Other Funding

Project Name

Project Description

DRI Funding
Request

Build Capacity for

Provide staff capacity to advance future

1 Implementation Downtown revitalization. $460,000
Support the Strand Center’s programming to attract high
Support Strand Center quality performers, book a full season that can be
12 i . o . $410,000
Programming marketed in advance, sell subscriptions, and service
advertisers.
Advance the implementation of smart infrastructure
13 Expand Public Wi-Fi Downtown, focused on the expansion of public Wi-Fi $300,000
access.
te Zoning and Devel . . . I
Upda.e oning a. d Develop Develop Zoning and Sustainable Des