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Ceagan T e ~Executive Summary - =0
Slte and Burldmg Assessment Real Estate Market .C’
ST sawand: l?rellmlnary Fmancr' 12 '

Clty of Rochester The site is improved wrth sixteen bunldlngs totallng approxlm"ately
308 OOO square feet Seven of these bwldlngs contammg more. than 114 000 square feet

ry “Reuse
T Potenhal

" . Parcel” -"Acres Road Frontage " BUilding % < -
- - LA s -~ Numbers:#. - w07 7

A 17+ E. Henrietta/Westfall _124.57.8& 9 . 114300 §F " OfficelRes. *

'3:_:_5 Hennetta S 10&11 46,900'SF+ Utility/Stiop*.> Lirited -
o ‘101 - E. Hennetta A il 15 16& 17 N '. 71 750 SF Shop/WHS :.'"':"_SHQPNVHS
Cies Kbne T '3 12875 7azeosE CamwHs/  LimitedWrs/

Shop .. .Shop

Westfall . .. 4. .. . . -BOOSF WHS, .. Vdeantland

+: acreg: .. -

* 16 buildings ~  -* '308,0008F" Mixed -

o -tThe locatlon of the lola Campus is excellent anditi is consxdered suburban given
its convenient access to 1-390: The prevalllng non-résidentialtises i the
surrounding neighborhood are institutional, and medical- related or general-office
. uses: Residential uses are also apparént, mixed between smgle and milti-family
i 'developments Nelghborhood Tetail and sérvices’ appearto be lackmg It should be
‘noted that the'zoning for the property is single famlly/low densrty residential. ‘As
suchy redevelopment by the’ pnvate sec:tor for other uses, would requxre a zoning

- change
1. lndustrral Market o -
. A supply of more than 700 acres of ready-to-go sifes exists at hine established
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/(’ " ...Rochester, that conversion to alternative. uses or demolition would be a means of
. p ,:reducmg vacancy Reuse of the potential-historic building at. lola for office,
. ‘assumlng renovat|ons would compete W|th thls Class B supply '

. In companson nearly 1. 1 m|lhon SF of ofﬂce buxldlngs were constructed in the Town
of Brighton between 1990 and 1999, as exhibited in Appendix Table 5,'and many
: bulldmgs were Class A properties: : Some of the most notable prOJects include the .
final phase of. Corporate Woads, expansnon at Lmden Oaks, two new. buildings at
_ Meériden Centre, as well as miedical office. development at Brighton Meadows and
‘.:Chnton Crossmg, where two bundmgs are currently under constructlon

.« . The range m Cla 3 B rents‘_ qu;te dwerse quoted from as low as. $3/SF to as high
...as $18/SF It generally ranges| between $8 and $15/SF, on a modified. gross basis.
i companson Class Arents typlcally range from $17/SF to.$20/SF: Location,
availability and cost of parking are some of the key factors influencing pncnng
. Suburbanrents typ}cally include on-site parking; making it equally if not more

_ 'economlcal than do ntown-____ ,__fuburban Class A rents typncally range between $1 8

g . f' ) Land prlcmg for fi nlshed'lots approved for ofﬁoe development ranges between |
( - $100‘000and $150 OOO/acre in. the, Bnghton market This equates to $1 Oto

: _. ':Wholesale prlces range from $20 OOO/acre to. $70 OOOIacre dependmg on
A tnfrastructure zonlng, Iocatton, etc., or 20% to 50% of retall lot prlces

.o ‘Sale pncmg for fﬁce bunldlngs range from less than $5/SF to more than $100/SF
- ClassBand. below style bunldmgs are tradlng in the lower.end.of the range ($5 to
$30ISF) whlle Class A bundlngs areat the higher end ($50/SF to $100/SF).
Location, condition, amenities, parking, renovations, etc. influence value. The cost
.for new office, constructlon in Brighton ranges between $40/SF and $100/SF,
dependlng on the use, the level of interior finish, mechanlcals etc.. This figure
~ increases, to $60/SF and $110/SF when mcludtng the cost of the land. This range
is llkely the amount that would be required'to’ renovate and upgrade the potentially
' “hlstonc” buuldmgs at the lola Campus to market standards. However, the lola
butldxngs would be con3|dered “Class B” propertles desprte lncurnng Class A
, costs for, renovatlon : - .

- - Presently, thereisa limited supply of existing Class A office space in Brighton.
~V,However approvals are in place or buildings are under construction for an.
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CBRetdll i e e e -
: Exrstlng burldlng lmprovements on the lola Campus have llttle mar_ket or economic
. utlllty for.reuse as either retail stores or as hotel/hospltalrty uses '

o households in Monroe C' unty"’

F orecasted growth over the next five.years in thls sector

housmg -This is nearly fouir timés the' medlan household rncome ‘of $19 936

indicated for the 28,300 hotiseholds-75 1 years or older in Monroe County estimated

|n 1999 by Clarltas Inc Th|s suggests that the_:gsupply of mdependent units built

afﬂuent elderly

roughly"equ _alent to
what is currently proposed of under-construction: - units (340 units); such that any

- future large scale expansion (500 +) targeted for this sector only, may be at risk of

oversupplying the market. A project witha blend of market (snngle and multl -family),
mdependent and assrsted {inits cotld ‘be consrdered for the redevelopment

' .dependlng on the program and services prowded

- _Pnc:ng for approved elderly housung pro;ects range be_tween $2 500 and

$8,200/units: dependinig'on location, dénsity: infrastrictire. etc., as show.in

 Appendix Table 4. Assuming 6to 10 unlts per acre thls ranges equates to between
' "'$25 000 and $60 OOO/acre w TR o

Access and VlSlblllty are key locational components for retail and hospltallty uses .
and as such those portions of the site W|th frontage to East Henrletta Road ‘and
Westfall Road would exhlblt the better reuse potentlal

Whlle Parcel B has 550 feet of frontage on East Hennetta the presence of buﬂdrng

- #11, the central steam plant, serves as a locational detriment to the adjoining

Parcel A. In other words the marketability of the 17 acre Parcel A would be

= enhanced wrthout the steam plant

Retall sales actxv:ty and store count have not kept pace in the City of Rochester

relative to either Monroe County or all of the Rochester Metropolitan Statistical

= :_;.-Area Despite increases in total sales in the City of Rochiéster, market share

contrnues to be lost to other locatlons ln Monroe County and to the i mcreasmg sub-
urbanrzatron of the MSA ' s :

In the “retall” regron surroundmg the lola Campus there is an estlmated 5 l'nl”IOl'l

. square féet of retail, with approximatelya 20.0% vacancy rate rncludmg several big

boxes such as Value City, Hechirigérs, Caldors and Builder's Square.

~ Opportunities exist for some retail additions to the market, notably a modern,

'RKG Associates, Inc. ' ’ lola Campus-Rochester/Brighton, NY

Executive Summary - Page 5




redevelopment, particularly for upper end retail,' office, hotel and housing uses.

The anticipated costs for demolition of all existing structures on the lola Campus is
estimated to be more than $2. 3 million, assuming an average cost of $7.50 per
square foot. This equates to an average investment of almost $40,000 per acre for

- the 80 acre site. This cost is in the range of expected revenues from the sale of the-
land oon:a wholesale basis, indicating that the County may see limited net revenue
g _from the ‘sale of the property to a developer. While retail sales values are higher
‘i..-"and would generate more revenue to the County, achieving retail sales values
" implies that the County. will serve as the Master Developer for the property, and will
“undertake the' development risks, mcludlng demolition costs. .

o Development of the srte for lndustnal uses has the worst pro;ected financial return.

However the exnstlng industrial burldlngs on the site are the most modern and as

_such offer the hlghest Ievel of potentxal for reuse ‘

L ge scale retall development is occurnng outsnde of the lnterstate 390 loop and

’ glven the" lnsulanty of the lola Campus it is unreasonable that-“big | box" rétail would
.'-,".--‘_locate on the site. However, potential exrsts for some nelghborhood and g
T “convemence retail, eSpeCIally if anchored by a large, modern grocery store. Given
,, Wegmans smaller unit on Mt Hope Avenue and their reported desrre for expansion

'and/or relocation (ds well as their belng a home-town company) they are the -
- '_recommended first chorce for additional d|scu53|ons : Presumably, Wegmans with
"a 50,000 square foot store could anchor'a small stnp development which could

mclude other nelghborhood services such as a video store, halr salon, records (all

- ..;;,'_store types which could serve the resrdentlal miarket as well as the college market)
- -and sit- down chain restaurant such as Applebee’ s, Chili's or Outback (typlcally
: ranglng from 6, OOO to 10 000 square feet) :

”lt is unllkelyj'that a hotel would be developed at the |ola Campus thhout some

assurances of. demand and wnthout a compliment of other supportlng uses. One’
such’ assurance of demand could be the University’s and Strong Hosprtal S needs
for hotel. space off—srte from their respectlve campuses. Another assurance could
be an adjacent ofF ce park development (snmllar to Corporate Woods)

v

@
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Site and Building Assessment, Real Estate Market Conditions,
and Preliminary Financial Analysis
lola Campus, Rochester and Brighton, NY

A. Introduction

RKG Associates,. Inc., in association with Bergmann Associates, was: retained by the County
of Monroe to evaluate the redevelopment: potential of the fola Campus from .a-real :estate.
market perspectrve and to identify financial-and fiscal .implications associated with- potentlal

' redeve!opment . The purpose of this'report is.to present the findings of RKG’s assessment .
.- of ihe. physrcal conditions of the site and ‘buildings, - market. conditions for.:the- potentral-
. redevelopment ‘and the' ultimate- dlsposmon of the ‘campus. . THe 'site’and -market:assessment -
= owill ¢ serve as: a basellne for the fmanmal and trscal models of the redevelopment A prehmmary_ ;-

2e 2=

“the- decrsron makrng in"preparing- a- preferred redevelopment scheme ThlS report

presented in. three parts as follows VS

- 1) An assessment of the. charactenstlcs of the land and burldlngs at'the ‘lola: Campus

S

.'"'-':'."'.'2) An analysis of real estate “rnarkat: COndlUOhS inthe. Rochester/Brlghton ‘Friarkef areafor

3) vPrehmlna‘ry financial evaluatlons of the potentral redevelopment ofthe lola Campus flrst

zselected uses, Wthh mclude retail, Ilght mdustnal hosprtallty, ofﬂce and elderly housing; .
and.” : o

s “vacant land?, and’ secondly as improved®. Acompanson of the reuse potentzals wrll IR

- } assrst in selectlng a preferred redevelopment scheme

1

An Appendrx is also |nclUded at the end of thrs report which contains additional site and..
burldmg rnformatlon and photographs as well as tabulated market data referenced i ntheé ..

. analysis!

. B. Executive Summary

The lola’ Campus site consists of 62 acres of Iand ln the Town ‘of Brightori-and the. Clty of'
Rochester.  The site is impraved with sixteen burldlngs fotaling approximately 308,000 square -
feet. Seven of these buildings, containing more than 114,000 square feet of floor space,.were
initially developed in the early 1900s as a tuberculosis hospital. These seven-buildings have-
potential historic significance. For purposes of this analysis, the site has concéptually been

divided into five parcels, as shown on the Map in the Appendix to this report. Key site and

building characteristics are summarized in Table 1.

RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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Table 1 - lola Carnp_u'.s: Site and Buildin'g Characteristics

-~
..,

[

Parcel Acres Road Frontage Building . . Gross Area - Prirnary Reuse
. Numbers Use Potential
A 17+  E. Henrietta/Westfall - 1 ,2,4,5,7,8 &9 114,300 SF  Office Office/Res. *
- B 3+ E Henrietta | 10& 11 46,900 SF Utility/Shop  Limited
C . 10+ E. Henrietta 15, 16 & 17 71,750 SF . Shop/WHS Shop/WHS
D 12+ -None 3,12613" 74250 SF  GQWHS/ - LimitedWHS/
. . . L. - : . Shop . Sho_p‘ L
TUE T e westial v 14 L ."'_8"06 oF . ws—re S Vacartland |
,. - :rotat i 60¢ acres w3 .- '16bu1Idmgs o 308 000 SF-.._; ered o s

o Abbrev:atnons Res résidential; WHS: Warehouse, GQ- Group Quanérsy.- G
“¥" Assuthés major fériovation, selectivé demolition; code complrance* efe.. s .
S Source County of Monroe and HKG Assomates Inc.. A

The location: of the fola Campus is excellent, -and it is considered ‘suburban”. given its-

-~ convenient.. access ¢ to I-390.. . The -prevailing:: non-residential’ -uses:in - the- surrounding- -

";,nelghborhood are. mstltutronal and mechcal-reiated ‘oF. generat offloe uses - Residentiak USes. 1l §

.. -.-are alsp apparent, mrxed between smgle and:multi-family developments Nelghborhood retait ...

. and Services appear: to' be- lackmg it ‘shouid: be noted that the zoning: for the property is -

@ smg!e family/low densrty resrdentlal As such redevelopment by the pnvate sector for othen—.'.-'-.i
. uses, wou!d requrreazonmg change At e T

1 'Industrial Market
<A supply of more than 700 acres of.ready-to:go sites exists at nine established:industrial-.-
. parks in-the region, of which approximately-500 ‘acres-are from the Kodak Elmgrove-site. ..
The retail price for “finished” lots- at these parks- ranges from-$50,000 to -$80,000/acre.
Cumulative sales at these industrial parks .have averaged between 40 and 70.acres. per
- year, indicating.a competitive -supply exists for the next 10.to 20 years. Wholesale prices
_-._for“raw’ land range from less than. $10, 000/acre to: roughly $40,000/acre,: dependrng on-
location,. future infrastructure needs,. zonlng changes, etc.. Raw land-values:appear to be
about 20% to 50% of retail pnces ‘depending on future on- site and off-site costs for a
development. :

- Industrial building vacancy in the Rochester region for 1999 was reportedly 7%, or roughly
4.6 million SF. This figure would nearly double if the available space at Kodak’s former
Elmgrove plant were included. Absorption over the last year was reported. at 400,000 to
600,000 SF, suggesting a 5 to 15 year supply of available industrial space. More than 1
million SF of industrial type buildings was also reported to have been . under
construction, prnnosed or Cnmnlo’[ad in 1999, Demand was ever"y mixed between

manufaoturrng, warehouse and ﬂex space. Most new construction was-on a build-to-suit

<‘ RKG Assocrates Inc. | lola Campus-Rochester/Brighton, NY
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/~‘ basis, and. typloally at the expense of the existing lnventory which in some cases cannot

<\\ _ be- economically upgraded to meet the needs of a potential user.

+  The post-1980, light-industrial buildings at the lola Campus were designed primarily for
vehicle maintenance and warehouse use, suggesting that reuse for distribution would be
appropriate. Distribution would also take advantage of the campuss central locatlon
Wlthln Monroe County as ‘well as convenlent interstate access. . :

2. Offlce Market '

.= The office market in Monroe County has an- mventory of nearly 5 million. SF of Class A
properties, of which 2.7 million"SF .is located in the suburbs. The. Towns of Brighton and .

.+ - Perinton- ‘are the major locations for. suburban . office..users. Presently, Class: A office-
.. .. vacancy in tHe suburban market is.in the 4% to 6% range, as evidenced by 115,000 SF
.~ --available; whlle in downtown Rochester Class A vacaney ranges-between 9%:and- 10%,~,
T and nearly 200,000 SF i§ available:” Absorptlon trends over thie 1ast year: lr\dloate less than '
. L@ one-year supply: eX|sts Wthh is® the reason Class A ofﬂce development s -occurring-in
e ._the suburbs ' s L RN - e

~ -+ Asupply of 6.8 million"SF of Class B office properties exists:in-Monroe-County; with more: ' -.
coxr sthan-4:1- million SFEn. downtown Rochester: *Overall vacancy-for Class'B- property is-more:s-. -
o than 2 1o lndrcatmg avallablllty of 1:46.; m|ll|on SF::. Most:of this.availablet space(1:18: 7 .
: _.:.__.-_-.rmllron SF} is in.downtown- Rochester ~In~downtown Rochester absorptron of Class B+ -
S ‘space between 1990 and. 1999 has’ cumulatlvely totaled negative 225,000 SF. : Between - -
..:4.998rand1999; nearly 4]6 000 SF was. -absorbed, which.offset. negative absorptlon imthes » -
prior year. of nearly 225,000 SF. This lndlcates a. significant. supply of Class B buildings -
exists in downtown Rochester, that conversion to alternative uses. or demolition would be - - -
. -a.means of reducing vacancy. Reuse of the._potential’ historic. building at: lola- for v
- offlce assummg renovatlons would compete with this Class B. supply ' B

. ln comparlson nearly -1:1 mllllon SF of offlce buxldlngs were.constructed in the Town of ..
Brighton between 1990 and 1999, and many buildings were Glass A -propérties. Some of - -
“the rmost Rotable-projects - lnolude the fihal. phase of" Corporate :‘Woods, expansion-at: -
-~ Linden Oaks, two new buildings at Meriden Centre, as well-as medical office development: .
at Brighton Meadows and Clinton Crossing, where two bu1ld|ngs are -currently under .
construct!on .

- The.range in Class B rents is quite diverse, quoted from as low as $3/SF to as high as

$18/SF. It generally ranges between $8 and $15/SF, on a modified gross basis.- In

" comparison, Class A rents typically rangé from $17/SF to $20/SF. Location, availability

and cost of parking are some of the key factors influencing pricing. Suburban rents

typically include on-site parking, making it equally if not more economical than downtown.

Suburban Class A rents typically range between $18 and $20/SF, although asking prices
are currently being quoted in excess of $20/SF. Class B rents range between $10 and

(. RKG Associates, Inc. lola Campus-Rochester/Brighth)Jn, NY
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@

$15/SF, also on a modified gross basis. Depending on the condition of the unit, term of
the lease, etc., fit-out allowances range between $5/SF and $20/SF.

Land pricing for finished lots approved for office development ranges between $100,000
and $150,000/acre in the Brightori market. This equates to $10 to $15/SF of potential
bundmg area, assuming a density of 10, 000 SF per acre. - Wholesale prices range from
$20,000/acre to $70,000/acre. dependmg on Infrastruoture zoning, location, etc., or 20%
to 50% of retall lot prices. ' :

" The cost to renovate and upgrade the potentrally “historic” burldmgs at the lola ..
- Campus to.market- standards would likely .exceed the: value. of:-office space-that -
.could be created. Sale pricing ‘for, office: buildings range from.less than $5/SF'to. more.
- than $1 OO/SF Class B.and below: style- burldmgs are trading.in the lower end of the: range, =
R (2 (o $30[SF) while- Class’ A biiildings &reat” the. higher: end: ($50/SF ;0. $1@O/SF)
' ,"Locatron condltron,,amenmes parking," renovations,: -etck lnfluence value. = ThHe.cost:for.
- -newoffice construction in Brighton ranges between: $40/SE and: $100/SF dependlng ORn: v -
" the use; the’ level of interior flnlSh mechanicals, etc.: This figlire increasesto $60/SF+ and.. .
_:$110/SF when- lncludlng the’ cost of. the land The. lola bqumgs would be consrdered" o

E 20 '-Presently, there is'a llmlted supply of exrstrng Class A offloe space iri Bnghton However
'-"-.approvals -are in place’ or buildings' are under construction for an.additional’ 865;000:SF-"
.+ of office spacei:. This eéquates to: nearly -80- acres;: wrthout conS|denng anyproposed: .
“ redevelopment at: the lola- Campus .This. proposed mventory Fepresents'a 5 to T0:year. -

= ..supply,:based  on- histori¢ trends: -This: proposed development Wlll hkely be at tne.-:-;-..-; :

LR

'-'.determent of older Class B. propertles S

' -._'3 Elderly Housmg Market

Elderly -housing is. becoming one.of the fastest growrng sectors: in the resrdentral real. -

: estate market; due-to the aging of the “baby-boom” generation. The Rochester region-has . .

. + experienced:significant growth in this sector.over the:past.ten.years, as evidenced by the
".addition of-nearly 900-“independent living” units :at nine:projects.in the -Rochester region:. -
" Included in this: supply are nearly 600 units at seven developments which opened between.

1997 and the early part of 2000. Presently, the occupancy at these new: developments is
stable at 95% or higher, suggestmg market acceptance.

Most of the prOJects range in size from. 50 units'to as much as 150 units. Some of the
smaller projects are strictly independent living, while some of the other such as St. John's
Meadow and the Summit offer a continuum of care such as assisted or enriched living
units, where skilled-care is provided. Another project, the Village at Park Ridge, is built
adjacent to the hospital campus in Greece, and this project is also undergoing expansion
at thistime. The medical-related uses in the surrounding neighborhood of the lola

RKG Associates, Inc. . ' : lola Campus-Rochester/Brighton, NY
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74 Campus . would complement- elderly housing. teuse. The independent living
‘ developments offer a wide variety of unit sizes which range from * ‘cottage” or single family

- type units to ‘garden style apartments of one and two bédrooms.  The oné-bedrooms
range. in size from 500 to 750 SFand in-a few cases to 900 SF. The two- bedroom units
range from 600 SF to nearly 1,200 SF, with the larg_e units offering two baths in certain
instances. The monthly rental charge varies by unit and size, with one bedroom rents
ranging from: $1,300 to as much as $2,500; and two-bedrcom’ rents: from. $2,000 tc as
much as $3,200. These rents equate to between $2 and $3 per square foot on a monthly,
basis. The amount of services. provxded and amenities offered, lnfluences pncmg

-.---=.5‘-=Reportedly 385 lndependeht llvmg unrts arg. elther under constructron Or:in. the appreval- .
.7 process’iit Monroe County,"and.slated to:open ‘within' the.hext fwo.yeats.. This represents
roughly: one- -third . 6fthé-: :supply:of indépendent - units: ‘garistructed. during- the:1990si
indicating 'a'3 to" 5: year: supply, -without:- cons;denng redevelopment opportunities” at: the
«fola Campus “Also;a Tl downtown Rochester projécts have: 'successtully: drawn: Empty= e
_.%{-nester back:, to the~ urban core and future downtown mltlatlves would compete wnth'
e reS|dentlal reuse at the lola campus T D P A e ST

=1

N An average monthly tent of $2 OOO equates to'a household income’ of $80 000 or more-to™
. :.be considered. “affordable? based on-HUD' gundelmes of:30%of'incorne for:hotising’ - THis:
“is nearly our-times. the ‘median household income: of: $19,936 ‘indicated.for-the 28,300::
..households 75 years or-older. in-Monroe County .estimiated in. 1999 by’ Claritas;:nc.. . Thisv
- :suggests that.theé- supply of. lndependent units . built-over: the.dast 10, years has captured
nearly 25% of the more affluent elderly households iy Monroe County .

e F'oreCasted growth 'oVer the ne'X't fi'\'/e ye'ars" iy this s’ec't"o"'r' is'roughly equivalentto what is-
" . currently. proposed or under-construction units*(340. units), such that' any future large scale:
. .expansion (500+) targeted for this sector only;.may be at risk of oversupplying-the market::
;0 - Avproject with a:plend of market (single and multi-family),. independent and .assisted: tnits-
could: be- cons:dered for- the redevelopment dependlng on: the program -and- services .
provnded B : e N E ;

e Pncmg for approved elderly housmg pro;ects range between $2 500 and -$8, 200/unlts
- depending on location, - density, infrastructure, etc., as show in Appendix Table: 4.
Assuming 6 to" 10 units per acre this ranges’ equates to between $25,000 and

$6O 000/acre.

4. Retail
- Existing building improvements on the lola Campus have little market or economic utility
for reuse-as either retail stores or as hotel/hospitality uses.

&‘ RKG -Associates, Inc. . ) lola Campus-Rochester/Brighton, NY
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,/. - = Access and visibility are key locational components for retail and: hosp'itality'uses and as
such those portions of the:site with frontage to East Henrietta Road and Westfall Road
~ would exhibit the better reuse potential.’ -

. -While Parcel B has 550 feet of frontage on East Henrietta, the presence of building #11,
the central steam plant, serves as a locational detriment to the adjoining Parcel A. In
other words the marketability of the 17 acre Parcel A would be enhanced wrthout the
steam plant. :

- . Retail sales-activity and store count have not.kept pace in. the: City of- Rochester relative. -

4 .ni. 10 either Monroes€ounty or . all - of the. Rochiester Metropalitai Statistical Area.s. Despite. +..
: lncreases in total sales in the Clty of Rochester market share contrnues to be Iostto other -

E as Value Crty, Hechrngers Caldors and Budders Square

e Opportunmes exrst for some; retarl addmons 1o the market notably a modern expanded

' ';devetopment at. the Iola Campus is key._

(.- 'Se\/erat recent;sales of shoppmg centers have occurred irys Monroe County wrth prices: .=+,
TEIE ranging fféi:$535:000to $10.0" million: ~The -average price“was - $3.07 *million:” The .

Yt grocery: - Ehe commitment:of:such-a’ store astan: anchor tenant for potentlal retarl.-a'-'::-::.

-~ estimated contribution: of ‘the land- is-$85;000.per-adcre=. . The’ size of these properties -

-'---ranged from0:7-acres-to 20.75 acres: The average size per parcelwas:7-5 acres, ... - o

5 Hotel e R EIENS
‘-There -are’slightly more: than 6 600 hotel rooms e Monroe County wrth nearly 28% of
these bur!t within the last. decade Tl o R

. An additional‘~..400- hotel units are planned for :development-in ‘Monroe -County. This =

~ represents an:-estimated two-year supply given recent developmerit activity.

Notably the 17.0+ acres of Parcel A with 550 feet of frontage to East Henrietta Road and.
1,300 feet of frontage to Westfall ROad

It has also been reported that BJ's Wholesale Club will be relocating to Jefferson Avenue
from its present location along Brighton-Henrietta Road. No reuse or new tenant for the to-
be-vacated property has been reported.

<. - RKG Associates, inc. lola Campus-Rochester/Brighton, NY
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o ~ Occupancy rates exceed 70.0%. However, there has not been much movement over the
f‘ * last five years as the occupancy rate has increased 2 percentage points. Over the 1995
. to 2000 time periad the average room rate:has actually declined by $3.00. - This would
_indicate that continued absorption. levels: and occupancy rates have in part
been maintained by- keeplng room rates low, or actually decllmng to remain

: competttlve

6 Recommendatlons , o
The following recommendatrons are offered for potentral reuse of the lola Campus, based
onr the consultants review of the site, access, market conditions; competing supply of
developable Iand avallabte burldlngs and the costs assomated Wrth reuse or redevefoprnent
-,~'_’—~="‘Of the Srte St A R M B TS TSR TR S L S R T o
' ~_"Any reuse of the- Iola Campus is hkely to be a- mlxed -use deve]opment There does not .
'1--'-'-appear to'be: sufficient-dermand to- support redevetopment or-réuseiof-the site fora srngle--;
'--"--category of_ use (1e Offrce retall hght mdustrral elderly housmg or%'-h'otet) 2 S

: 'Development densrty bonuses would. allow a: developer to averageithe: total jnvestment.
o2 over-aslatger-number of: square feetsing order to~achieve:a :desired :finaneial réturn.+ .

5'...t|nan0|alty feasrbte

"« Development of the site for industrial usés has the worst projected financial- return:

-+ .. However, the existing industrial buildings-on- the site are the most modem -and as’ such '
- ooffer the htghest level.of potential for reuse.- o - Coerte L

-+ Large: scale retar! development is occurring outsrde of the tnterstate 390 loop and-given..-
- the insularity of the lola Campus. it is-unreasonable.that “big box” retail would locate on'the'.

v ‘The reuss of: the' exrstrng hlstonc butldrng 5:on- the srte is not llkely untess the Crty and the
-Town . 'of ‘Brighton are-willing to - allow: a~highert “level -of- denslty “for-redevelopment: . "

~Without: iricentives;s |t==-4s unhkety that reuse: -0of the htstorrc burtdtngs can be madey.»-f--:-:'-.

The presen_ce of the steam plant IS hkely to tnhlbtt the marketabrhty of the srte for
. "_redevelopment partrcularly tor Upper end retarl offrce hotel and housmg USES.:™ v . i .l

site. However, potential exists for some neighbdrhood and convenience retail; especially =~

if anchored by a large, modern grocery store. Given Wegmans' smaller unit on Mt. Hope
Avenue and their reported desire for expansion and/or relocation (as well as their being
a home-town company) they are the recommended first choice for additional discussions.
Presumably, Wegmans with .a 50,000+ square foot store could anchor a small strip
development which could include other neighborhood services such as a video store, hair
salon, records (all store types which could serve the residential market as well as the
college market) and sit-down chain restaurant such as Applebee’s, Chili’'s or Outback
(typically ranging from 6,000 to 10,000 square feet). '

(. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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. tis unllkely that a hotel would be developed at the lofa Campus without some assurances

/(“ - -of-démand-and without a, compllment of other supporting-uses.- One such assurance of

Ni= _-demand could be. the Umversnys and’ Strong Hospltal’s needs for hotel space. off-site -

o . from their respectlve campuses.: Anothér assurance could be an adjacent office park
development (stmllar to Corporate Woods).-

_ C Overvrew of the lola Campus. and Factlltres . '
" The lola Campus is located on the southem frmge of the Clty of Rochester New York, and
§ _the central portlon of the Town of Bnghton The campus consrsts of roughly 60 acres which
e _"'"_are improved with sixteen burldlngs contalnmg 308,000 'SF.~ AL thetimé"of mspectlon eight- .
""’“-’bUlIdlngs totallng 193 700 SF Were' belng utllrze‘d‘b'y' County or: mumcrpal agencies; Mostof: %
d fo -vehlcle malntenance/repalr
'he e' ',eptlons are thei" '

_ | _'_""';.Slte and-_B-u:ldmg Characterlstlcs ‘, PR L : - L
...» . The location of the lola Campus is excellent and lt is consrdered suburban glven lts
"_",':'f_':_;_.,convenlent access to l 390 P - e
- The prevalllng non restdentlal Uses in the surroundlng nelghborhood are lnstltutlonal and
' medlcal related or general offlce uses. Resudentlal uses are also apparent mlxed

‘ ‘to be lacklng

< Zoning for the property is srngle famlly/low denSIty residential. As such, re_de\'relopment
by the prlvate sector for other uses, would require a zoning change.®

(. RKQG Associates, Inc. lola Campus-Rochester/Brighton, NY
- Page 8



- For narrative’ and analys:s purposes the lola Campus is divided tnto five separate paroels.
‘based on site development and current. building - utilization. Table 2 summarizes

(/. " characteristics ‘of each parcel which are illustrated.in Map 1, which appears.on the next
N page. More detalled information regardlng the site- and individual bu1!d|ngs is in- the
Appendix.

» The seven buﬂdmgs with potentla} historic significance: are located on Parcet A, and

contain 114,300 SF. The major buildings (Buildings 1,5 and 7) are multi-level, central

* corridor, former office buildings which would néed complete renovation for reuse as either

office or multi-family residential, including selective demolition. This would be necessary

“ta correct physical and functional obsolescence associated. with” deferred mamtenance
the harrow bunldmg des;gn ‘and code issues (life: safety, ADA ':-BOCA seismic, efc.): -

) ;-..'.:addltlon asbestos, lead pamt and other hazardous materlai ..would need to be abated § Sedi ¥

‘\f

arac el’lS‘[!CS

'nmary.'.ﬂeuse; B

o GrossArea & i
Use. . Potentiat: ..

R b E. Hennetta/WestfaH ' i1i2,457,8&9 " 114 300 SF Ofﬂce Of'fice/R'es;*'-- D

3; .;510&11 46’900 SF. Utmty/Shopf ;Lxmlted

}.:15 16&17 L 571*750 SF :-"'-ShopNVHSJ-‘."‘ShopNVHS

“Nome' - T 3, 12813 .' : ,-j" 7425051: CGAMWHS/ LimitedWHS: ..+
oL Tl it Shop L /Stop.
i “':Westfau S I S A »soo“SFff; “+ -7 WHS  Vacantland-" - ¢
Total 60+;:‘_acres .. . 16buildings~; . 308000SF.. .. Mixed L

.*. Abbreviations:. Res-residential; WHS-Warehouse; ; GQ-Group- Quarters; - .
" * Assumes major renovation, selectnve demohtnon code comphance etc..
:r.. .'Source: County of Monroe and RKG Associates, lnc

The Rochester portion is zoned IPD-Institutional Planned Development. However, if the County were
to transfer the property to the private sector the zoning designation reverts to R-1, single family (4,000
SF/unit), according to Chapter 115-42 “Annexed land and public land” in Rochester's zoning
ordinance. The Brighton portion is zoned low density residential (13,500 SF/unit), despite being
adjacent to an approved office/business park.

L‘ RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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+  Parcel B contalns the central stream plant (Building 11) which has a highly visible location.

-3 Its" use -and appearance- is not conducive to attracting ‘high-value uses for the

redevelopment at'the rest.of the campus This plant also provides steam to other Monroe
County facrlltres Reuse for thls burldmg and adjacenit Burldmg 10 appear limited.

- Parcel C is. rmproved wrth three post'1980 1ndustr|al type burldlngs which. are currently
utilized. This parcel also has frontage on the Erie- CGanal; which is considered-to be a
resource; and could be & “natural’ amenity:for the- redevelopment However, the existing *
... buildirngs.on: Parcel C.do.not complement this resource,-nor. do-they contrlbute to attractrng-_
hrgh value redev lopment that would benefrt from such a resource g

e Parcel D-lSa»ll"t the cen tal. part of the campus and rts elevatron is: lower than the adjacent;" :
. "_Parcel A This’ parcel is rmproved with two- post-1980 lndustrral burldrngs ;and & post-1970-: -

s _-,.,:,detentron center for juvenlles Contrnued operations: at these burldrngs would also ccnﬂrct"‘. .
- .:wrth potentral hlgh value redevelopment at the rest of the’ campus LT Ty

’ Parcel E is pnmanly an undeveloped tract-at.the: eastern end of the' campus rnoludrng the"
" portion: of thet property in:thé-Town. of Brighton: :Thigy parcel has various: srte constralnts
assomated wrth |ts access and topography i . DRI S -

.-~5The lola CampUS also has an. mtemal road system wrth dn‘ferent parkmg Jots; fenced.-".
- storage’ yards and conhnement areas; and a-full complement of utilities- including a.nétwork -
" of tunnels tor steam- arid other lines.- The dondition of-the’ asphalt appears: worn-in. many -
-places-and- the infrastructure and utility: Systerns/lines are likely- suspect grven thelr age

and would need replacement/upgrade with redevelopment. et -

.:.'-((’.\\\,' S R TLATI e LT
.. i ° . " ¢ .

. A cost of $8 58 - m|lll'on'for cap‘;tal improvement projects was estimated-.by the County in -
. 1996,. as part of a five-year budget, although -the projects were' never performed... This
. figure equates to more than $50/SF, based on the 160,000 -SF. of ‘pre- 1970 buildings at

-the:lola Campus. In’ addition, ‘a cost of $293,000  was estimated iri: a-December, 1997 - -
“Asbestos Survey’ for abatement of asbestos-containing-materials in the -potential
“historic” buildings (excluding the central steam plant) and the network of tunnels. This
represents a factor of roughly $2.30/SF. These costs could be understated since they are
represented in 1996 and 1997 doliars. A summary of various projects and their
associated costs is included in the Appendix, as well as the lola building matrix-itemizing

areas of each building.

D. Real Estate Market Conditions
Employment in the Rochester l\/lSA increased by 46,000 jobs between 1990 and 1999,
I irm

and the region has reportedly become the second largest employment center in the State

(R R v H

v

(‘ RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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f”‘ of- New York.  Employment growth is reportedly coneentrated.in services, retail and

~ telecommunication industries. The manufacturing sector did not experience any

employment growth during this period. Ini fact, 20,000 jobs were lost in this sector. This
transition in the employment base is reflected in the real estate market.

1. nght-lndustrlal Market -

« A supply: of more than: 700 acres of ready -to-go sites: exists -at nine established
industrial parks in the region, as- shown in Appendix Table 1. The City of Rochester
‘has-assmail -supply; of which 16 acres are available. at the Rochester Science Park, .-.-

. whichiis néar the lola. Campus. The retail pticesfor “finished” lots at these parks ranges .

: --'~.;,;from +$50,000 to. .$80;000/acre.:". Cumulative.: salés! at theses industrial- parks. have:::

) averaged between 40" and 70 acres: per year,. 1ndloat|ng a; oompetltlve 'supply .exists

'?".'-for the next 10.to0:20 years.. ‘Wholesale prices. for “raw” jand:range from less: thap: -

-+ ....for commercial.and. lndustnal parcels havmg 10 -acres; o1 more: in srze are- exhlblted e, i+
j Appendlx Table 2. : e

'~~i.'»:-=:'lndustnal bulldmg vacancy in the Rochester re'g-.lon.'l:'for 1999 Was reportedly 7%, or" i

Lo . roughly 4.6 million SF.*. This. flgure would: nearly double: if the available space at- -
- Kodak's’ former Eimgrove plant were lnoluded5 . Absorption over last year was -
&‘ L .':-._.-':.}.-reported at 400, OOO tor- 600 OOO SF suggestmg a: 5 to 15 year supply of avarlable S
b lndustrlal space S . RN o _

e ""l\/l'ore than' 1’ 'mllllon' SF of industrial’ type- bulldlng'\ivas ‘also réported to have been -

+-$10, OOO/ac & -10.. -roughly-:$40, Q00/agre, - dependlng -on.,location ;. futuré . mfrastructure‘f.3-..:
.needs,.zaning changes etc., Raw, land values.appear: to be- about 20%- 1o 50%:.of:retail~ .
;.pnces dependlng on. future on -site and. off-srte ‘costs fora development Sales datar-;*:..-_f

Under cohstruction; : proposed or completed ..in 11999, ."Demand-was evenly mlxed.

between manufacturing, warehouse and flex space: Most new ceonstruction. was on a

build-to-suit-basis, and typically-at.the expense of the.existing inventory ‘whieh in-some - :

- cases cannot be economically upgraded ta meet the needs of a potential user..- A few

- large: blocks of former end-user industrial space.was reportedly-being ‘regenerated for- . .

- ‘multi-tenant-use.. Downtown Rochester was. also-reportedly undergoing a renaissance; "~ "
complete Wlth conversions of older multi-level lndustnal space into residential units -
‘and lofts.:

Pyramid Brokerage, 2000 Annual Market Review - industrial

Kodak's Elmgrove plant consists of 500+ acres and is improved with 4.7+ million SF of modern, high
bay industrial and office space. It was reportedly transferred for $30 million to a California developer,
who in turn transferred 1.0+ million SF, suggesting that 3.7+ million SF is available. This amount
would increase the available space to more than 8 million SF, suggesting a vacancy rate of 12%.

(\’ RKG Associates, Inc. lola Cdmpus-Rochester/Brighton, NY
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f’. New space berng developed is Ieasmg for $6/SF while new “flex” space is Ieasmg for
: _ $9/SF both on a net basis. Older.“modern” buildings rent for between $3-and $5/SF
dependrng on location; use, -age, fit-up, etc.. . Industrial burldmgs are generally selling’
for between: $5/SF and $50/SF, depending on location, style, age, condition, utilities,
potential renovatién costs, etc. New burldlngs are reportedly being Constructed within -
a $25/SF and $60/SF range. :

. The post- 1980 lrght lndustrral burldrngs at the lola Campus were desrgned pnmanly

~ for-vehicle marntenance and warehouse use;- suggestrng that.reuse for distribution..~ -
- would be: appropnate “Distribution would. also-take advantage, of the: campus S: central;s:' _

'---:-:;;-Iocatlon wrthrn Monroe County as well as: convenrent mterstate QBCESS.:. i i iy et

erlhon SF of Class A' iz
| The Towns of Brlghton‘-
'-and Pefifton' _-'-the major locatrons for suburban ofﬁce Presently, Clags A
: 'f'?.""_offrce.-vacancy i the-Suburban-iharket ‘is- i, the+4%: 16:6% range:-as evidericad by

- 115,000-8F available, while in.downtown Rachiester Glass. A'vacancy:ranges between

" < 9% and:10%,-and_riearly 200,000 SE is available.:Absorption: trends overthesldst year. = -
%-,':_‘Z_\lndrcate dessithan:a; one- -year -supply:: exrstss*whroh--rs the reason:. Class Ao oﬁrce.s?:rs-;-..a
: _development is occurrlng lnthe suburbs e ST e

\. A supply of 6 8 mrlhon SF of Class B ofﬂce propemes exrs’rs i Monroe County, wrth
Tl e o - miorerthan 41 million SF-in‘downtown Roohes’ter Overall Vacancy for Class-B: propeny

: et fsemorel thane 21%;. indicating availability- of + 46 mllhon SF Vlost of thrs avarlable
space (*r 18mﬂhon SF) is in downtown~Rochester R T A S IR T SO e

i down:town '--Rochester,-'a-bsorptlon of'.Class' B- sp'-ace'=be'tWeen'..1'99(3' and 1999 has
. eumulatively:totaled:negative 225,000 SF. Between:1988-and*-1999;-nedrly.476,000 -
R | was absorbed;"which offset:negative absdrption in the prior year of nearly- 225,000
Sueis e w0w SFE.LThis indicates -a.: prodigious tsupply of Class B .buildings: exists® in- downtown -
s et siu o Rochester;-that conversion: to:alternative uses-or. demolition..would “be: a:means.of .- : =
"+ reducing-vacancy. - Reuse of the" potential historic building at lola for office, assumlng'
renovations, would compete with this Class B supply. - : o

& Pyramid Brokeragé, 2000 Annual Market Survey - Office

7 Ibid.

8 May, 19989 Survey of Downtown Otfice Space by the Rochester Downtown Development Corporation

@ RKQG Assodiates, Inc. | ' ' lola Campus-Rochester/Brighton, NY
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(' = In companson ‘nearly 1.1 million SF of office buildings were constructed-in the Town

O of Brighton between 1990 and 1999, as exhibited in Appendsx Table 5, and many
" buildings were Class A properties.. Some of the most notable projects include the final
phase of Corporate Woods, expansion at Lindén Oaks, two new buildings at Meriden
Centre, as well as medical office development at.Brighton Meadows and Cllnton-
Crossmg, where two buildings are currently under Constructlon :

+ The r—ange in Class B rents is q_ui’ée di'verse? quoted from as low as $3/SF to as high as
R -..'--$18/SF.. It generally ranges between. $8 and.$15/SF, on .a modified gross. basis...r. -2
sncompatisomn, Class A rents.typically range -frof-« $17/SE te::: $20/SF..: - .Location,: .r-
: '---.";=avanlabmty and-cest:of-parking . are- seme-:of« the- key:factors: influencing: pricings .«
- Suburban rents’ typically include on-site parking;: . making it “equally” if:not- more~ - -
economloal than downtown Suburban Class:Aderits: typlcally range between $18 and-..s5-
$20/SF although ask}ng prices.are currently bei _quoted in-excess’of $20/SF~ Clasg:
B: rents range.between: §1 'ar_.j,d--;$1.5/;SE,: al;‘so_; : 'odmed -gross basis, Dependlng_.-_:-_.-:-;.a
on the condmo of the unl _term of the !ease et out allowances range between
$5/SF and. $20/s e e e B S

.Land pncmg for flnlshed lots approved for ofﬁce development rariges- between-‘.’-'.‘:-i:"i
$100,000: 2nd: $150,000/acke:in: thé ‘Brighton riiarket:. - This. équates: to: $‘}G to $15£SE:
-of -potential - building. area, assuming a- densityof 10,000 SE per-.acrei. , Wholesale-:
-prices-range from $20.,C;)00/acre to $70,000/acre depending on infrastructure,-Zoning;: .
L lo’ea-ti;Or}.,'-;.._etG.,-,e'|§=20,%-'1@-.‘5-_0.9/&_.‘-_‘01‘-,f,etai.Hoﬁ prices.+Eive to:fifteen:acres-per. year-have .
. _=been’developedfor office use in-Brighton. during the: 1990s:” AppendixTable 2 exhibits:
.. sales of largecommercial and-industrial tract: (10 acres-or: more) in Monroe County, o
-and: Appendlx Tablé 3.illustrates: office land:sales in Bnghtonk b tegwle Ao Ba o

S’ale pricing for: ofﬁCe buildings range from less than $5/SF' to more than $100/SF. -
- .Class B ‘and .below: styte buildings are trading:in the:lower-end of thé:range ($5 to ;
~ $30/SF) while €lass A buildings’are at the higher end: ($50/SF to $100/SF) Location,

- condition; amenities; parking; renovations, ete. influence value. As:shawn-in Appendix-: - .

,.',-Table_- 5, the cost for.new offrice»:-constr.u'ction?.in.:B-rig‘hton'-.ran‘ge's-. between..$40/SF -and. - =" -

~$100/SF, depending on the -use, the level ofinferior. finish, mechanicals; ete.. © This - -
figure increases to $60/SF and $110/SF when including.the cost of the.land. This ... -
range is likely the amount that would be required to renovate-and upgrade the
potentially “historic” buildings at the lola Campus to market standards. However, the
lola buildings would be considered “Class B” properties, despite incurring Class A
costs for renovation. A similar renovation cost range would likely be necessary for

Brighton Office Market Study prepared in January, 2000 by Bruckner, Tillett, Rossi, Cahill & LeGrett
(BTRCL) .

(‘ RKG Associates, Inc. . lola Campus-Rochester/Brighton, NY
o ‘ Page 14




(. conversion to residential, where similar bonuses would also be needed to attract
investment.

+ Presently, there is a limited supply of existing Class A office space in Brighton.
However, approvals are in place or buildings are under construction for an additional
865,000 SF of office space. This equates.to nearly 80 acres, without considering any
proposed.redevelopment at the lola Campus. This proposed inventory represents a 5
to-10 year supply, based on historic trends. This proposed development wilt likely be

... at: the determent of older, Class B: properties. . This figure does. not include: an.;

.= Brighton ,Business. Park;; .which:. ision:. hold due 1o .a requlred zomng change and a: .-
. ~-r--temporary moratonum in Bnghton ' e - -

--"'has expenenced Slgnlflcant growth in thls sector OVer: the past ten years ‘as: evxdenced.--s,
s . by the -addition- of nearly.900 “independent.living”-. units..at:-nine projects in-the:. ::
.-’ Rochester region.- Included in‘this supply-dre:hearly 600 units at-seven developments &+
which:0pened; between 1997:and the:early: partof: 2000. :Presently; the occupancy-at:
- these:new -developments.is. stable ‘at.95%: O hlgher suggestlng market acceptance
- »Appendlx Table 5 exhlblts these developments e : K e

R l\/lc>st of the pro;eots range slze from 50 unlts to as’ much as- 150 unlts Some of the':-?"'- ’

~ifohn’s*Méadow-and the- SUmmit:offer-a-confinudrir 6f €are such. as: assisted-of entiched:
living units, where skilled-care is provided.” Another project, the Village at Park Ridge,* -

-additienal 500,000 .SF of mixed office; flex..and- commerCIal space at the proposed: . -

osmallert préjectsaretstrictly: indepénderit- llvmg, ‘while'; :some.”of. theether“such® a5 'St =

is built;adjacent tothe hospital campus'in Greege,.and this project is also undergoing: -

- expansjon -at;this.time: ‘The:medical-related:uses-in.the: surroundlng nelghborhood of
- the lolaCampus would: Complement elderly housmg reuse. - et

_-_..-5 ~r._ oL Tarein et .

Lie” :'The mdependent l|V|ng deVelopments offer a wnde vanety of umt sizes: whlch range-

-+ . -from- “cottageé” or single family type units tor'garden style apartments of one and:two" -
bedrooms. The one-bedrooms range in size from 500 to 750 SF and.in a few cases
to 900 SF. The two-bedroom units range from 600 SF to nearly 1,200 SF, with the
large units offering two baths in certain instances. The monthly rental charge varies by
unit and size, with one bedroom rents ranging from $1,300 to as much as $2,500, and
two-bedroom rents from $2,000 to as much as $3,200. These rents equate to between
$2 and $3 per square foot on a monthly basis. The amount of services provided and

10 «Senior Housing Market Study of the Rochester, NY Market as of January, 2000" prepared by

Bruckner, Tillett, Rossi, Cahill & Legrett (BTRCL)

(\. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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¢. : amenities offered influence pnclng Appendlx Table 7 eXhlbl'[S current rental charges
at various projects. -

. Reportedly 335 lndependent living umts are either under construction or in the approval

~ process in Monroe County, and slated to .open within the next two years. This

* represeénts roughly one-third of the supply of independent units constructed during the

1990s, indicating a 3 to 5 year supply, without considering redevelopment opportunities

. at the lola Campus. Also, a few downtown Rochester projects have successfully drawn

. empty-nester back to the urban core, and future downtown mrtratlves would compete
. With resrdentlal reuse- at the lola. campus o T

o
it

o An average monthly rent of $2 OOO equates to a household incomié of $80 OOO or more
#1710 be considered: “affordable™based on:HUD: gurdehnes ‘of 80% of income-for housing. *
+ “This-is nearly: four: times the median: household income of$19,936 ihdicatéd: for. the: i«

-Inc:: This:stiggests.that the supply of. mdepende_ At units built: 6ver the last 10 yearsihas: v.:
: __.:-.captured nearly 25% of the more: afﬂuent elderly hduseholds:inMonroe- County REBILEEAE

»-Forec’asted grthh ‘Over the next flve' years e thi's sector is ro'ughly equivalent to What ™~
S igh currenily” proposed oriundereenstriction: = Units' (340 uriits)y stich#that-any: future:
= wlarge: $cale - expansion: (500+) ‘fargetedforsithis.sector . only;s may-be &t . riskesofars
.oversupplyrng the.market.'": A project with-a: blend:6f rarket (single and multi family),”: .. -
- ..independent..-. .-and assisted units. -could:be. consrdered for the redeve!opment e
."dependrng ort. the program and servrces provrded' : T ST T G

=Prrcmg for apprOVed etderly housrng prOJects range between $2 500 and $8 ZOO/unrts CR

8,300 hotiseholds. 75 years or-oldet:in Mehrog:Gouhty estinated:inz1999 by.Claritas; ¢

-* depending:-on ‘location,  density, infrastructure,rete.; as’ show ‘in ‘Appendix sTable-4. =

.._‘:.---Assumrng *6:to10 umts per acre thls ranges equates to between $25; OOO and.
-'$SOOOO/acre, R : , Goh T me L ot b .

L 'ThIS sectron presents: the basehne retall condltrons for the Clty of Rochester Monroe'-

" :County and the Rochester Metropolitan Statistical Area (MSA). Retail sales, store count
and productivity, from the U.S. Census of Retail Trade, are assessed for these market -
areas; retail inventories are developed where appropriate; and, an overview of market
activity is presented. Finally, the potential for retail use of the lola Campus is presented.

" Households aged 75 years and older in Monroe County, as presented in the BTRCL report, are

forecasted to increase by 1,200 households over the next five years. Assuming 25% have the
income potential for high-end independent units, suggests growth of roughly 300 additional
households.

Q. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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e Over the past several years the core, central cities of many urbanized areas (partrcularly
‘ ~oldér areas) have continued to deohne or lose markeét share, to the. suburban’ districts,
either in the central county of in the. broader metropohtan region. - A review of Census data
will assist in presenting the picture for Rochester.. Sales, store count and sales productrvrty
_are Compared for all three areas in the t‘oHowmg12 figures and tables.

a.: Sales : '
" Retail sales moreased throughout all three regions.during the 1987 to 1997 period.
Cow 'Sales across the- Roohester MSA' increased by nearly 60.0%, with Monree" County
T expertencing anincrease of 47 0% in retdil sales and the Clty of Rochestérexhibited a
.+ single digit;-9. O% increase in’ retall sales As such thie: percent mcrease in‘rétail-salés

m:ies by ::tcs—*’e_ T"pe

sltghtly rrote; than . $10.._O.= billion=1
: This'. reflécts: a:-‘growth rate of 59 5%,
s+ fori-all -store™ types-across;the beard.:
= Building:1 materials stores: exhrblted the
.. - gréatest; percent:icrédse at 129 0%, ERTe

“-swhile. futniture. stores-experreneed the.a: .
~least percent growth at 36.1%..

| 8800.000 $1.600,800
oot Sates {A000s)

e PRt ©

. .
02 el 1597 -

2 Please refer to the Appendix for a more detailed table.

13 Sales data from the US Census of Retail Trade reflect sales for the year reported and not
adjusted for inflation. -
Q. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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slightly less in Monroe County.than in Sales by Store Type
the MSA. In the County, retail sales in Monres County, NY
1987 were around $4.9 billien and
increased by 47.4% to  $§7.2 billionin
1997 - an increase of $2:3.billion in
total. - Similar to the metropolitan area, spparol SEEmE _
building goods stores had the greatest sz swtions m""“’“ _ y
percent growth at nearly: _‘131 0%. - ’:fjﬁ" : "*% Covam—————
However, in the County it was apparel e

(—. . Figitre 2: Retail salss increased by

o3 51,500,000

28 0 A 'Other‘ ‘store typeé “which T
--'reahzed sales "!ncreases in. excess of'-’;:'

Ui e"nsus retall salegs grew_ “the

CitYf‘ of: "Rochester, ~NY; by 9.0% -

o “betweer 1987 and--1997, rising from’.-. “siuiak
o - $1. 21 bllllon to $1 32: bllll@n, Two store: -+

S . -this- tlme pe glot 'These were buﬂdmg-'. ,
O TP \materials istores s with as- 150.0%
' _increase)-and general merchand|sers
.- (with.an-increase .of 118.0%). Several_..___. :
. store- types-lost sales including food . *
Stores and furmture shops. '

N ‘ RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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Flgure 47 Tn 1987 retail’ sa!es in the -

Clty of- Rochester accounted. for 25.0%

of the re’rall sales ac’uvnty i Monroe -
County. By 1997 this percentage had

declined 10:18.5% of the County.- Gas
‘statlons held their own, declining from
24.3% “in’ 1987 to. 22.4% in 1997,
merchandlsers . actually -
increased, going - from A .94%
.representa’non in 1987 to..a 14 9%

Geheral

share .in ;1997 .Slmllarly, drug stores

.mcreased from- . 82.0% 1o ' 37'3%.
: Buﬂdlng and'garden supply stores alsov k

_ Fiecnes,.ef C!h; -‘::zd &8
asa % cf %‘vsonroe Ceunw Sa les

Soeciolty Retati o
Drug

Sat, Brink

. Fumitwe =
. Apperet
Gzs Stzlions &

(. ‘RKG Associates, Inc.

lola Campue-Rochester/Brighton, NY
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L%

“-Figure 537 In- 1987 retail+sales in the .

- Gity.of Bochestér accounted for 19.3%, .
~-of the~ retail :sales; actrvrty throughout.

metropohtanarea (MSA).::.and....
._decl.rned 10:18.2% by 1997 Wrth the':-'
"__._"'exceptron “of - building . ‘mateérials..‘and.
. garden *stéres; ‘general metchandisers .

and drag. stores all other. store types; - -
- .y the . City. . of Rochester declrned}._.- Ty
".:ln market share relatrve to the MSA

- Agohester City Ssle:
.as8:% of MSA Sefes :

00%. T T.E% . YR coasm.
. . Fercent by Stare Type .

(. - RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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The following table highlights the change in total sales and market share for the City of

Rochester.
W*meﬁemmmﬁmwmﬂw. T S e A S R S TR s

) TABLE 3 : Retail Sales.in $Millions - 1987, 1§92 and 1997
Location . 1987 1992 1997 %8797

. RochigsterGity ~.  $1.2136 7 §1,0054- . - .$1,8228 . 9.0%

o B48513. L g5 607,60 o §EIB2B . 4754%5~

Rdthester MSA- $6,301:2 % - - $7,693.

,\ra;s‘a%‘ U o R T S .
Monroe Co .'_25 0% . . c195% _.1.8..5_9/9"." St (26:0%)
. MSA . ‘-'-'--.19 3% - S 142%5s i 13.2%4 0 (31.6%). - -

’ ‘ Source u.s. Census Bureau and RKG Assocnates lnc AT
ﬁﬂzmwmwf Wﬂmﬁw&%wwmmv&mmﬁm&mwx@w.. e

: ' b Store._Count - ' : P e o R .
Intotal;: there:was a. decllne of nearly 14 0% irr-the number of stotes in‘the- C}ty of.
Rochester between 1987 and 1997.- This represented a loss of nearly 200.stores:.
This contrasts with a 2.0% decline in the number-of retail stores’ i Monroe: County,..
‘reﬂectlng an absolute loss of about 65 stores Store count within the MSA increased
by more than 8.0% or slightly more than 450- stores. As such, the trend indicates the

, mcreasrng sub- urbanization of retail and shopping venues in. the MSA at the expense
of the central city and core county.  The: following.figures present more detailed
information for each- of these geographic areas by store type. In each area there
were retail additions and losses, with no.one area exhibiting either growth or decline
in each store type. However, there was a decline, across all areas, in the number of
grocery stores, furniture stores and miscellaneous, specialty retailers.

(. RKG Associates, Inc. » lola Gampus-Rochester/Brighton, NY
O Page 21




(. ‘Figure 6:.The.total number of retail - .

NS stores. in the City of Rochester declinéd Change in Store Count by Type.

| from 1,453 in 1987 to 1,257 in 1997.  Rochester, NY - City
Leading this loss was furniture Stores,  suscionyrews msbmere.a |
specialty " retailers,” grocery stores and brug == N I
auto dealers - all with double digit o e "
percentage declines. Gas stations, Apgarel “”*‘z“

“apparel shops and even eating, drinking % Setles =22=

Aiftg !‘-«Jer‘ o1

places all experienced single digit Food Stores SSEEESRTER L -
peréentage declines.. Store types which - . ~ceneraingse |

.. increased.their presence in the City -.of Amgfrs ==

" - Rochester, each by about 35.0% or so, -
Y included:: .building.” -materials. * “shops; _
.+ general. merchandisers and drug stores.. . gy

. Figure 7:  There :were- 3,988 retail-

establishinents i Montoé - ‘County
- In 1987 hd by 1997 thls had declined to
-, 3,924 establlshments : - Specialty.

retailers;- furmture stores; ‘auto dealers-

T:. - .and’'grocery . stores’ all. experienced
DR declines; greater.than+10.0 percent, while® .=

.- the number of: apparei shops declined .. "¢
S by abdutt5.0t percents. - All-other Store- -+
s typestincreased their présence in-the @ ice

County ‘with drug stores adding: 80. uriits. . ufcing, "“’d“”"‘f - : -
© for @ near70.0% growth. The number - . . - . . store Sount
d ] of eatmg and drinking places increased - LN - N 190288 1
" by hearly  20.0%- and" added- sllghtly'
... mare than 200 establxshments : R T T

57

\(. RKG Associates, Inc. : - lola Campus-Rochester/Brighton, NY
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Figure 8: The MSA has experienced

an increasé ‘in ‘the: number. of retail Change in Store FO’J“" 5‘*3’ Type
. stores, from 5,565 ih. 1987 16 6,022 in ,  Rochester, NV - MSA:
1997 - an. increase of ‘457. Despite Soscizity Regsy BRI L
thss growth' there: were cerain. store : Orug - y .
Sat, Drink B R e SR R
types  which - declined lncludlng et . T
miscellaneous; - spemalty retailers, Apperer LR )
fumiture stores, grocers and’ gerieral Gas Stations oon
Ao DEGlErS pmemmd
merchandisers (atthough the absolute . Food Steres mx:__a 1
decline . in this:latter category was S EERAt,

. only -thfeé busingsses). _Contrary.fo-
- thée- Gity: of - Rochester -and- Monroe-- -
.-..-.-.-County . the -MSA reahzed a-nominal .-
- ..-growth - AMmber. ; _of apparetﬂ-_
'_-...stores <~ reflecting their .. high' =
. concentratron as tenants in. shoppmg._..
" ralls: The MSA. added 136 drug stores: IR
for-a growth rate _.of sllghtly better than SR

o Table 4 presents,the retall store count for. each of these areas: and the change from. -.
19871071997, indicating’ that’ the number-~of‘stores in the -City. of Rochester.has :-

T .declmed asa percentage of the number: of retall stores’ ln bom Monroe County and O AL

e TABLE4 Number of F!etall Stores 1987 1982 and; 1997._, '

Location’’ e 1987 B .. .- 1992 = 1897 - .. %8797
. Rochester City ) _1,4453 o 3as . L1257 (185%)
: "“?Monroe County - ages - . -3ge¥ w3924 (1.6%)-
FtochesterMSA , 5,565 5,881 . - 6,022. 8.2%
Rochester as a % _
Monroe Co. 36.4% 34.6% 32.0% (12.1%)
MSA 26.1% 22.9% 20.9% (19.9%)

Source: U.S. Census Bureau and RKG Associates, Inc.

R S R e S P e

( ‘ RKG Associates, Inc. lola Campus- Ftocnester/Brlghton NY
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c. Sales Productrvrty

Despite sorme losses in store count for both the Crty of Rochester and Monroe County,
both experienced an increase (as didthe MSA) in sales productivity, or average sales,
by store. In the City, the average sale for all stores in 1987 was about $835,300 which
increased by 26.0% to $1,052,300 by 1997. -The increase in total stores sales
productivity in Monroe County, over the-same time period, was near 50.0%. rising from
$1,216,500 in 1987 to $1,822,700 in 1997. Slmllarly, the.ihcrease in the Rochester
MSA was niearly. 50.0%, going from $1,132,300 in 1987 to $1,668,500 in 1997. It was

- only in the:MSA that all  stores types realized -an-increase in their.average sales
" - between, 1987 and 1997 as drug stores: salés increased:-by ‘a. nominat.0.3%. -

- Monroe- County the average drug store salés declined-by about. 5:0%. - In the City of-'
' -Roohester the onl

"store type to. expenence a deergase-in’ averagesales was: auto--;
/] d-;.by each. geography

..-_Frgure 9t Desplte a dechne in the', =8 s?:odoctmyhysmse?yae
| numiber-s of: - grocers* in=the- . City: - - '
~rof: Rochester .the: average sales per -

.+ . . .store-. rncreased by -abeut., 5.0% .-
- -between: 1987 and:. 1997, -+ Al .+ -
x.- other: store. types; exoludmg the ross e

;.exhrblted by--auto;dealers, realized a . -
~ double digit.increase in average sales. . -
-productrvrty from..a: ‘high.;of 110.3% .
"~ mamong specialty, retailers to 13:8% for~

‘eating and dnnkrng establrshments

_%aches‘er NY -Gty .

1047 196?5%1‘497

<’ R"KG Associates, Inc. _  lola Campus-Rochester/Brighton, NY
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~building. * *

Figure 10: The average sales

productivity, among retail stores in
Monroe County; grew by 49.8%
between 1987 and 1997. All store types,
except drug stores, experienced a
double-digit percent increase in. sales
productivity. - Drug stores exhibited a
5.0% decline in average sales, going
from $1, 547 200 to $1,470,600. Both

=3'Figuré"1"1' Similar to -Monroe. County,
- - the"aveérage+sales™ productivity-. for "
- retail-stores in the. MSA: xncreased by« -
-+ 47.4% ~between 1987.-and 1997. 7.
- However; -in the :MSA -all- $tore’ types: «. -
- realized.an increasexin their. average::
.. sales* and with:the’ exception of :drug.. .-
. stores™ ~{with -an-+iricrease --of only -

0.83%) - all store types expenenced a
double- dlglt percent gain. This fanged
from a low of 19.7% among. eating,
drinking. places. to a- high of 1108.3%.

- among specialty retailers.

N ' goods stores cand’
L Umistella S speCIa ity - retallers
’__exhlblted growth it sales producﬂvxty"“

Saies Produstivity by Store Type
Monros County, NY

i
-, PaRe P
Speciaity Ratali 17
g S
Eat, Dyink

S - e LA
Fumitns

Apparet

Qas Stations 2
Auto Bazlers, :
Food Stares"f

Fopd Siores

110078 T30S0, e

_ Suiding. Garden, =

%

o)

$3.5¢3- 9’ ‘l'm- .. 30,E00
Asarsgh Sei u"\l‘.ﬁufﬁ s00ss) -

. L e N
Bliosr  yo0a8 ey
TR L LY T
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g . -
(/‘: - . Figure 12: In 1987 the é—v’erage sales _ ; e -
Q____. per store in the City of ‘Rochester’ ﬁwe;agg Sale ;,bg i@;e i’wﬂ

represented: 68.7% that in. the
County. This percentage slipped to a
57.7% representation by 1997, While
several store types “held their own”
such as eating and drinking places or
‘specialty retallers most store .types
declired, .i:e:, the average sales per
store-in-the:City declined: relative- to
© .thé: Cotinty: <= One._exception-is-the .
. average sales -among -drug ‘stores -
-+ whieh: wer‘ :81:4%:in 1987:(City as &
' County)g,and ncreased to-a.,
representatlon by 1997

'“116 5'%

" Figure 13 Average salesiper store i -
7. ¢ . the Gity:of-Rochéster were 73.8% of .
. o v irthe caveragesssales tinthe MSA incet

©.1014987: This -déelined to a* 63.1%

ST representation. by 1997. - "Major

St oedecliniéss include grocéry 'stores” (from-“-
Lo 2 BB 198716 85.1 % in 1997).

(. RKG Associates, Inc. , lola Campus-Rochester/Brighton, NY
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T Table 5 presents average sales:per store (alt stores) for each of the three areas for
\‘ - 1987 1992'and 1997. '

TABLE 5': Sales Productivity in $000s - 1987, 1992 and 1997

Lécation - 1987 1992 ' 1997 % ‘8797
Rochester City $835.3 $8126 . $1,052.3 26.0%
=4 Monroe County. . 812185 - $1 44@ 4 -+ $1,822.7 49.8%

_ RochestejMSA . .§1,1323 . ",$'1}s;osf"'1'. L i$1.668.5 . 4T74% -

TMonroe Go. . eszen . Sea%. . §17% -t (160%).
_ rv_ls_A'._ [ 738% T 82.1% . 831%- (14.5%)

" Source: U.S. Cehsus'_BUreau-'ahd..-RKG.Ass'ociat'es, Inc.

'mmmm wwm 5 umgwwgw“mmmxmw e

ol Conclusrons Despxte some rncreases in. total: overall sales in: the Crty of Rochester"-"i
~a. J. these. rncreases have -not :kept.-pace.with those..n:-either .the County-or-the MSA,
= T reﬂectrng ‘the icontinued:sub-urbanization- .of. the retail: -economy.in-Rochester::Simjlarly, -
- store, count. and.-.new"development has:typically -oceurred;joutside -of. ther Crty limits—and-
R Mon,roeﬁ"@otmt" its: - One exception has beery. thé r‘owth in:the number of ‘drug stores .
. as- thexCity: has: added 17 néw drug stores: {1987 to;1f997) and:the :County inclusiver of .«
the. City,-has. -added. 80 drug stores. - Average-sales per-drug store ‘declined in ‘thet
County bétweén 1987 and 1997 although they expenenoed an‘increase within the City -

of Rochester : : :

Part of the growth.in drug store count, as well as sales activity, may be attributed to the
v’:contmumg decline in the number of giocery: stores, especially.within.the-City." In- 1987
there were 203 grocers in the City of Rochester and’by 1997 there had been-a 28.0%
decline to only 147 grocers. As such, sales activity declined and thé average sales per
grocery store was fairly stagnant at $1.22 million in 1987 .and $1.27 million in 1997.
The newer drug stores, ranging from 13,000 to 15,000 square feet in size, and’ carrymg

expanded food and grocery departments have been built to replace this decline.'*

14 it is not surprising to witness several recent drug store developments, or expansions, such
as CVS and Eckerds, occupying opposite side of the street intersections throughout
ochester.
O RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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T”‘ ' | d. Competmg lnventory
A complete retail inventory of the City of Rochester was beyond the scope of this
analysis. However, a field survey of many of the shopping centers around the lola

Campus is appropnate andi is presented in Table 6.

'TABLE 6 : Selected Shopping Centers in the lola Campus Area
Hochester & Brighton, NY

GLA1/.
MarketPlace Mall . 1,116000" . = o o o
. SouthTown'Plaza:- ..~ ‘;:4492 600. -, LT RN B R
BJ's Plaza i ' I T
v _ Heéhingers; Marshalls ;700 T
" Henifietta S/C L 12-3’-;(50(')'""'"""'
Scpttl Pla_ze . 262,600
" Kmart | - 126,000
. SiemanPlaza . 150,000 .
" WestOver Plaza .- . 9,000 - R s _
C_ohoe"s_Com_mdns' 268, 000" - - R B I
"HenVee: © . .. 7 215000, : c

Hernriefta Plaza " ' 1230007 = = .

- Krart/Builders Squar" =355, 0007 7 e

“U'Sotithview: Commons‘~ = 6%,000° 7

: . Wegmans:. : .
. . West’ Bnghton R
. Sams,WakMart, |
7 Staples Plaza e
" Homé& Depot

CTOTAL . 4510500, .
l, Notes: /1. - Gross Leasable Area rounded to the nearest:100:SF.
- Source; . - : -National Resea'rcrr:Bureau of Chicago, IL, and RKG Assoi:iates"ln,(':::.

%‘&’&-&%‘""“ ”*’5@5-?; wé‘zveﬁ

As reflected in this selected listing of shopping centers, there.is more than 4.:5 million
square feet of existing retail inventory near.the lola Campus. This listing excludes
many of the smaller centers and/or freestanding retail venues, which if estimated to
represent another 10.0% of the inventory indicates nearly 5.0 million square feet of
shopping alternatives. Field analysis indicated that this space is about 20.0% vacant
with several big box vacancies such as the former Builder's Square and Caldors
Department Store.

(‘ RKG Associates, Inc. A lola Campus-Rochester/Brighton, NY
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e

ey S"""'ppmg Cénter Sales : G
) A t5tal of 28 ‘sales of shopping centers'™ was eVIewed for thls analysrs These
sales are all fa_r_rly recent, from 1995 through 1999, and indicate the following: . -

Conclusrons There is a great deal of competing and altematlve shoppmg venues
around thé lola Campus, particularly with respect to big boxes and strip centers malls
and reglonal .and nation chains. However, most of this alternative shopplng space. is
to. the ‘south and east of the lola’ Campus, with- drmmrshrng options’ northbound to
downtown Rocheéster. Of particular note is the lack of a large, modern grocery store.
Tops has-a newer Unit to the east, on South Clinton Road, and. Wegmans has ah older,
small unit just to the north on Mt. Hope Avenue (Route 15). This Wegmans appears to
be small in-size to properly serve the market and. it has been reported that Wegmans
has. sought altemative sites for development and expansion. One suchSite is just to -

. theinorth of- the existing’ Tops, at the: intetsection -of Elmwood and South Chnton
' However it has been reported that Wegmans was: unable to acqurre thrs site:: L

Cf Wegmans were: able to prooure a srte to the east of the lola Campus it is unicertain”
i +o-whether the *Mt: .-Hope store - would. rémain:open::
) 'E'Rochester would Jike to see the: Wegmans oi- ‘Mt Hopé: Avenue remain open, as it

. seives ihe coltege conslimers.due to its proxrmrty tother. ‘campus.... Corisidering:this:

=33 Reportedly;: the. Umversﬂy of- :f

factor and presumably Wegmans continued: desiré for expansion ‘and/or relocation, a,

. sitg-at ‘the .corner of the: lola Campus: makes: good market sense - Presumably; .

. "Wegmans with.a 50, OOO+ ‘square foot. store coutd anchor:a-small strrp development
.- "which” eould: include other neighborhood. sérvicgs such. as a:video “stofe;: hair-salon: -
,;___-reoords (all store. types which could serve the restdentlat market as well: as the oolleg_
o f_.;,__'-market) and; sit- down chain, restaurant such as Applebee s; Chili'sor Outback (typlcally:_.
.. - ranging from 6,000, to 10,000 square . feet).- The: potential for retail development.at-the -
e Iola Campus would depend heavﬂy on- the commltment of a- local anchor tenant suoh

e Sales of'shopping cénters (Monroe County) ranged-in':"e'ize"t'r:orn'-3‘4’,20’0.:s'duare""-"-

.+ feet to-nearly 204,000 square- feet. ‘The "average:shopping. Center size ‘was
79,500 square feet.’

. The—ftotal selling. price for these centers was $85.87 million, ranging from
$535,000 to $10.0 million. The average price was $3.07 million.

15 Utilizing New York sate data and land use codes 451 (regional shopplng centers); 452
(neighborhood shopping centers); and, 453 (regionai shopping centers).

(‘ RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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7 « _ These retail properties accounted for about 210 0 acres of land, ranglng from
‘ a small parcel of 0:7 acres to a large parcel of 20.75 acres. The average size
_ per parcel was 7.5 acres.

- The average- floor area ratio (FARY) for these parcels was- slightly less than
25 O%,. indicating that three-fourths of the land was unimproved on average.

. vThe average selling price for the retail centers is $38.00 to $40.00 per square
foot. It.is interesting to note that extstlng shopping centers-are being sold for-*
l&ss than it could cost.to build thém new: Estimated costs to-rehabilitate seme: -
< -of tHe buildings:-ofthe.lola Campus.exceed $100 pér square foot,.and as such: - . -
this further indicates that there is little reuse potentlal for the exrstmg burldlng""~
!nventory at. the lola Campus for. retall USES s o 1 Lot 5 v LT

. ‘Th testlmated contrlbutlon of the land is $85 OOO per acre
f Land Sales T e e T
~Eleveh: recénit sales of commercral land-_'l_ln"

AN these indlcate the followmg

Mdhroe:County have’ been reviewed:

These.sdles’ represented $9 18 mllllon 1n real estate acttvxty, ranglng from &
":transactron cf $1OO OOO to one- of $3 O mllllon SRR S A A s

}'The size’ of these parcels ranged from 13 06 ‘geres to nearly 78. G)Cl acres Wlth
“'-'theaverage size belng 24 34 acres Hled total these sales accounted for 267’ 78
Tllee acres . . P e ey : . .

et E T W e
\\‘ R AT

RS T h:e?'-a\_/er..age selling price per acre’was-$34;300,-however, whether the land--.'.-l-‘"'
waswsimproved  with; roadways: and other. utilities/infrastructure - is “unknown. .
Wegmans Food Markets Inc. purchased a 77 O acre parcel tn Webster at an
';-average pnce of. $38 500 peracre L T T A

Doe One 10 6 -acre parcel on Westlall Ftoad in Bnghton sold tor $84 700/acre -
' which is in line with the estimated contnbutory value of the land from the retail
center sales (noted above).

16 Since 1998 with most of the transaciions occuriing in 1999.

<. RKG Associates, Inc. ' lola Campus-Rochester/Brighton, NY
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otin the TabIe 7.

‘ 5. Hotel"

This section reviews the existing hotel and !odglng market within Rochester (Monroe
County) in an effort to establish whether or not there is existing unmet demand.for

- lodging. Within"Monroe County there are approximately 6,637 lodging rooms'” with

opening dates from theé 1970s to the year 2000. From' this total count a-sample of
1,254 rooms (about-20.0%) was selected to reflect those hotels with openings:in the.
1990s to present. From these hotels an estimate of room rates, occupancy rates and
market demand will be developed. The hotels included in this. sample are presented

..Facrlliy Rooms
Mrcrotel TS ennigttar g8
. HyattRegency = - . Fochestet - - 337
- Faifield lon > -2 - - ‘Henrefta'- " .- :63. -
. . Courtyard East.. R Penfleld S 0920 s
,Hampton ihn: Nort' Rochester "= 1187 =« il
':Falrfleld It : Rochester'_" g
Fairfield I - = .- .0 Webster - .63 -
.+ Extended. Stay v, JRochgsters - o127 . Lo -
.- Extended Stay. "/ - Rochester”. " 126] :. T
‘Courtyard Greece " Rochester.. 78 - T "0
o -{Total $ 1,254

T Source Smlth Travelnﬂesearoh and FIKG Assocrates Inc L jf' 2

2% M?;m»wwmmmwmwwewﬁ% SRS Wwﬁ&%&'&ﬁ”z&%@?‘é TR *%«ek«me

'N--_.Several ho-tels have been. bwlt in the year 2000 chudnng the following:: Hohday lnn'_

Express in Brockport (41 rooms) County [nn & Suites.. ln Hennet’ta (80 rooms) the

,rooms) These newer umts account for 31 0 rooms and represent an addmonal 5 0% - .
~of the inventory of rooms.

17

£ 3

Developed by Smith Travel Research of Hendersonviilie, TN.

(. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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' above the mdustry break—even average
" of 60.0% t0.65.0% .occupancy. Similarly- -
B there has “béen fittle ‘movement.in the’

“ average” room rate-ify Monroe County and

‘Figure 14: Nearly 28.0% of the
inventory ‘of - hotel' rooms. in Monroe
County have been built within the last

Dlstrlbutlon of Hotels by Year Built
Monroe County, NY

decade. However, nearly 30.0% of the . 2000 (4,675

rooms (hotel facilities) were built in the ;. 1980s-survey (18.89%] .
g s . : . rs (3.99%) DR

1970s or-earlier. From the sample of 18908 - others S T

1,254 hotel rooms, a five-year history _ ¢ 1980s (28.10%
of occupancy.and room rates has been . SO =
developed and is presented in the | 1970sorearier (29.82%T
followmg figures sty ot '

219986 .. 1997 . 1998 1999. 2000 .
?@Occupancy—' Floom Rate

1995 -

what movement has oocurred hagsbeen- spu;ce. s‘;.‘::??:;:fﬁ:;:’,;:‘.‘;ﬂ;é";f;’!c
downward fror $81 "00"in 1955 t6: $78. OD

e -2000: “This Would indicatethat continiied absorption-levels-and. bccupancy: rates

in Rochester (Monroe County) have in part been- maintained by Keeping room rates
fow, or actually declining in order to remain competitive. - o,

(. - RKG Assodiates, Inc. lola Campus-Rochester/Brighton, NY
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(’ : Figure ~ 16: Hotel demand has Roorn Supbly & Dema 4 Trends 1995'2000

. . nd Trends -

\\’ Ieye}_ed over the last th_ree years In Post 1990 Hotels in Monroe County NY
Monroe - County while supply 350,000

-continued to grow until areund 1999.
Since 1995 there has been an average
of 202 hotel rooms added to the =  2s0000f——-
supply, annually, in Monroe County.
Occupancy rates have been fairly

300,000

200,000 {———FE54-

stagnant over the same time: period 150000 S —

and average room rates have-actually ROE M I :

declined. - - } Ce Lo .7 51995  .1996. 1997 1998 1999 *-2000
' . ' % Room Night Supply —— Room Nfgnl,Demand

NOTE. Year to dale figuras (through Seplember) are shown;
. - 1995 figures do not include January
sauvce Smuh Trave).Aeséarch & FlKG Assocxales ine.

- . Table 8 hlghllghts planned hotel actxvxty for Monroe County As the table lndlcates there is.an .-
N approx1mate two-year supply of ho’(el rooms planned for l\/lonroe County, assummg 200+'.-‘---;"_'
rooms per year ' : : SRERR : . - :

z2 'E"Sﬁ Wﬂmﬁ s "ﬁ*?ﬁm&@%ﬁé&fﬁmaum SRS RETRREY

TABLE 8: Planned Hotel Acnwty Moriroe Coumy, NY: .

' _._'.Facuny o ,Clty_ ' I ,_Rooms - Status
' Marnot Towne Plaza - Heririetta - - 95 L T 'Planned':_ :
Hilton Garden'inn Penfield = -+ 158 - - "~ . ° . Planned .
Mainstay Suites - . - Penfield 82 - Plannhed
N Holiday tnn ™~ " Ttrondeguoit . 7077 ¢ -Planned

i ST Usolitée: Bruckner, T'lllel, Rossi, Cahill & LeGréttand RKG Associates, Inc.”

SRR e e RS S e e S

a. Market Area

In the immediate area of the lola Campus there is a Courtyard by Marriot and a
Hampton Inn which are part of the Corporate Woods Office park (Interstate 390
and East Henrietta/Route 15A). To the north of the lola Campus, at the
intersection of Mt. Hope Avenue and Elmwood Avenue is the former Town
House Hotel which was purchased by the University of Rochester for use as
office and campus space. Other hotels are clustered to the south, on West
Henrietta (Route 15) near the intersection with Route 253, and these include a
Super 8, Fairfield Inn, Red Roof Inn, Microtel, Days Inn and a full service, higher
end Marriott.

g
\. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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ey S _ Conclusions - Given the development in the lmmedlate area, it is unlikely that
' a hotel would be déveloped at the lola Campus without some assurances of
demand and without a compliment of other supporting Uses. One such
assurance of démand could be the University’s and Strong Hospltal s needs for
hotel and meeting space off-site from their respective campuses. Another
assurance could be an adjacent office park development such as is the case at
Corporate Woods, which also has two or.three restaurants within -walking
distance. In other words, a hotel at the lola Campus would need to be a part of
a bigger package, not a stand-alone development. It is unlikelythat retail uses.

.- would .be the “bigger:package” with some..room night. guarantees+from the.
University.and the hospital. S A SR S S

RS = Redevelopment lmpllcatlons and: Prehmmary Fmancral Implicationsa PR R R
‘Trends in these real éstate market sectors:in: Rochester.and Monroe: County are: posmve and
.the supply and pricing for-the most part is.competitive. At this:time,"there.is a:fair amount of. :

7 cravailablerinventory. either.on the rmarket.or irethies pipetire-inthe Ilght~mdustnal and-office: mharket’:

e sectors.—Also theifupscale? elderly housing: markethas seen expansjon-over the: last:ten: years
.+ and-may.be’ reachlng its” peak given: what is'in the pipslines ‘Similarly;the retail: ‘market-has.an
.. - estimated 20% vacancy rate; making’ a stand alone-retail- development questlonable from=a -
- market perspective. -The site’ is: considered too big.to-be a developed solélyfor- hotel/hosp'tahty

..., - . Uses;:in addition to the fact 'that more than 40Q° addltIOnal rooms. are already:plarined for theé:-

(‘ : market an increase: of more than 6% in the:atirrent: supply: -At: this time: there does not: appear h

W, tobe any short-term shortage for Wthh the: potential rede\/elopment of lola could fill: a voxd asar

- smgle use, prOJect ” = I T

_ Table 9 compares the lola Campus to. the regional. supply of availablé land: and: buildings, :
‘lncludlng those. properties that are under- constriction or-in the pipeline in the various: target .....
market.séctars: ‘Pricing indicators for land both-on & wholesale and retall bases are-shown,:
as Well as for-sale and for—rent bu'ldmg pncmg oLk Coy : :

(‘ RKG Associates, Inc. lola Campus- Rochester/Bnghton NY
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- " Table 9 Market Companson of lola Campus for Redevelopment .
Availability =~ Light Indusriat ____Office Elc_lerlv Housing [1].

Competing Land Supply 700+ acres . 80+ acres [2]- 340 units

. Supplyin. Years s 101020 years 5t0 15 years. 2106 years
lola Campus - . " 6B0acres . 60 acres 400-800 units

: lola as % of Market. e 9% - : 75% 120% to 235%

SRR ~ +:Range in Land Pricing.Indicators
e Land Wholesale/acre - +$10,000 -$40,000 .. $20,000.- $70,000 -, -$25, ooo $60 ooo
’ Land Retanl/acre . ~$50,000 - $80,000 -, $80,000-,$-1_5_0,0QQ- oy -~_N/A L v o

Competlng Bidg Supply ' - 4.6'million SF 1.5 million SF (3} - See above. - o

- Supply in: Years co . 10t0o 20 years .+ .. 50year+ . N/A .. -

. _lola Campus : _ '...1’45,400 [4] ', 114 300 (5} 114,300 [5}..
R RN o - M -5/ “8% 4% ton%rer
¥ Flangem Buildifg: Pncmg lndlcators S S :

$3o fo. $1 40/°F
-$24 19°$36/SF:

Burldmgs/SF (sales) '$5-to $50/SF™

o -.$5 10 $10Q/SF. -
: «Buzlqus/SF entl -':"-$2‘i0'$6[S'F7:-

~ $8 {or g5/ SF:

- [51 Includés BU“d\ngs 1,845, 7 8 89} ashuiied raricvated tb inarket standards s
._-..-_.{6} Assumes 80t 100 units would be avallable w1th enOVahons

" Comprehensive supply:information: was-not:available for-refail-and-Hospitality sites:: However - -
#:50me. mdrcators were, noted, lncludmg land priges in-the range of: $85 OOO o $85 OOO periacre; ™

__.boxes The avallablllty of exrs’ung centers puts some pressure on the economxcs of n'ew
'constluctlon for'retall uses, as developers Welgh the: costs of acquiring an ex;shng center in the’
range of $38 to $42 per square foot against: the- costs bf new construction. - -Similarly;- ‘while ther
market has been .absorbing 200 new hotel rooms. annually, the contlnued addmon of. new-
rooms to the market has kept rates stagnant : : :

Table 10 summarizes preliminary financial évaluations of potential dispositions/ redevelopment
of the lola Campus first as vacant land for each of the uses assuming the buildings are razed,
and secondly “as improved’, by reusing some of the existing buildings. More detailed
worksheets and assumptions are. exhibited in Appendix Tables 8 through 11. A range of
values is used since this is preliminary, and many costs associated with the redevelopment
remain unknown at this time.

(’ RKG Associates, Inc. lola Campus- -Rochester/Brighton, NY
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7 g «  The "as vacant evaluatron rndrcates that the potentlal redevelopment is basrcally a wash
\‘ when factoring in the costs of burldmg demolition. In other words, the County may- have to
incur costs to dlspose of the campus, and these costs may or may hot be commensurate
. with the market; dependrng on the severity of the eosts.” The highest upside potentlal is for
office use where $1.89 million in potential revenue may result. In comparison, the lowest
. overall’ potentlal is from llght mdustrral as evidenced by a $1.7 million potential cost to

dlspose of the property :

Table 10 Prellmmary Financial Evaluation of
- Dlsposmon and Redevelopment
R Optlons forlola Campus ($ in mllllons)
' - _Iola Campus As Vacant Land [11 - ;

Use quht-lndustnal ) Office . - Elderlv Housmq
el .Low | High - L N Hrqh Lo . quh
: : 4t08years

: No S

Reuse H\stor\o Bldgs 2
Retam Steam Plant .-

L " No..
6 aores/Elderly
: -~ 308.000°SE”
B A0 $24o 20f. 120 1E $3so R
~-"($2'3"1)" : 1$2 31) T ‘ ($2 3%) e 3 (g2, 31)
($1 71) -0, 09 | ($o 81) $1 8oL ($iriny gigo f

“

'-.--.'lola Campus As VacantLand [1]’ Cre e U
- Retajl” e s Ho’tel T
l;ow_r-... . H|qh. -] LOW l HlClh

_ Year_s to Complete ' 5 to 10 years - 15 to 20 years - ]
- . Reuse Hlstonc Bldgs o NO T T ..__.__No.-_. ‘ v b
' o Retaln ‘Steam Plant “No T ” “No

-Avallable Acres 60 acres/Retall - :’i 60 acres/Hotel
BIdg SF Razed  308:000:5F % |- - -308,000- SF )

: ross‘Revenue'[Z] -5 %180 . -.$(_3.60. - w$1.80- . $3:60 |
AR ol Demolmon '($2 31) ($2.31)f ~»  ($2.31)" % ($2 3 - -
[ '.-_'Net Revenue [3] ot bs (80.51) L 0 81.29 b (8051 ) o 81.29 | D

s [T Assumes 60 acres (gross) are avajlable and all buildings including steam plant are razed : :
[2] Baséd 6n eslimated wholesale value without on or off-site infrastructure’ imptovement; or burldrng renovatlons

subject to additional architecfural and eng_lneerlng information and costs
[3] Excludes any relocation costs of existing uses/users
Source: RKG Associates, inc.

- The second analysis or “as improved” analysis, presents three redevelopment or
disposition schemes (office, light industrial and elderly housing) which retains different
buildings for alternative uses. The key financial indicators for these scenarios are shown in
Table 11 below. The potential use of the existing buildings for retail and/or hospitality
buildings is not considered realistic, based on the consultants’ experience. Typically, both
of these uses require specific building and design criteria, which rarely includes the

(. RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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Gross Revenue

Net Potentlal RevenueJ . $1.09% §5- 141 @) 59

convers:on rehablhtatlon or reuse of exnstmg facnmes unless itisin conjunctlon with the
expansion of an existing facrhty

Table 11: Prehmmary Fmanmal Evaluation of
Disposition and Redevelopment
Optxons for lola Campus ($ in millions)
.. lola Campus As Improved [1]

S usel Ligeindustrial Pk - | L-Ind/Offics Park _' i o%f'i-'c':’é/Elderly-Hsg N
] 1 :5t010 yéafs , 4 to 8years 4 to 8 years

e “Bldg SF Rezed

: =z $280-
($1.45)-. - ($1.45).

J$452 1 ($0.25). _§1 35
1] Assumes emstmg hght industrial buuldmgs are sold except in Office/Eld: Hsg scendrio; Buﬂdrngs 3:&710 are razed’.
(2] Based on estlrnaLed wholesale value wnthout on or off-site mfrastructure nrnprovement or buﬂdnng rer'ovahons

N subject to additional archltectural and engmeermg mformatlon and costs T
- [3}.Exclades any refocation tosts of e><|sting uses/users’ G Moen oEre LERR e, TR o

Subtotal}:- s 3 ST ]
'-'_'Demohtlon (3 22) i '($'1- '-22')' 7 (30.36)

- Source RKG Assocnatcs, lnc . o . .‘ e e kR

e Lot U

e-;mlxed hght mdustrlal and offlce Llse;'%'-.' .

£ cen’érve are mcluded The busmess park

; alterna’nve yields the highest potential value;” ranglng ‘between $1.6 and $4:5 million. This*

scenario also assumes. the existing historic buildings would be renovated for office use
provided.- a development bonus would be offered. - These buildings and the -associated
bonus are not anticipated to .yield any revenue in the disposition. The potential revenue
from this disposition strategy potentially yields revenue of $4.5 million on the high -end.

A potential reuse as a light-industrial park is similarly positive, but slightly lower than the
mixed office/light-industrial use. This strategy does retain the steam plant, however, the
potentially historic buildings are assumed to be razed.

<‘ RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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‘ '.IConcentratlng the redevelopment of the lola Campus i one srngle real: estate sector;f'"
‘”'_presents tod. mUCh_nsk and an elongated absorptlon penod—_ EX
i Acmixed: use; pla c
7 .a smaller séale™

»

The third: altemative assumed the historic "buil_d'i'ngs are converted t'o.'elderly' ho‘u'éing,

~including: a development borius of at least 100 units that could:be ‘added. to the site. It is -

likely a potential developer may factor some cost for this bonus;: ‘whereby the buildings yield
a nominal value at the high end of this range. The remainder of the site would be used for
office development, and the steam plant is assumed to be demollshed and relocated, since
lts use is belleved to conﬂlct with the residential use. : :

The potential reve’nue frorn the “as improved” a'nalyse's are all-higher. than the “as vacant”

~ analysis, indicating-that the existing buildings for the most patt are oontnbutlng to the sute
: _However the lssue is theappropna’te le forlhe redevelopment e .» S

ceptfor aspecific;end: -use

f--'market opportunmes at-

( . RKG Associates, Inc. lola Campus -Rochester/Brighton, NY

Page 38



) - APPENDIX - This section includes additional site and building:information of lola Campus. In
(\‘ addition, tabulated market information is also presented.

lola Site and Building Characteristics: Information about each parcel detailed on Map 1
including & summary of building characteristics are shown on the following pages.

Parcel A Bundin'gs's 17.8,2,4 &9
Parcel B - _'t-'--Bulldmg 11 & 10

Parcel C .. 'Bu;ldmgs15 17& 16 T

*Parcel E, No Exnstmg Structu res - |

S lola Bu1ldmg Matnx |
> ~“lola Projects’ for- 1996 through 2002
; ;_Suggested Add-ltlonal Expend:tures '

APPENDlX TABLE A Industnal Parks in Monroe County, NY

*C.‘ i APPENDIX TABLE 2 Sales of Commerolal and lndustnal Tracts wnth 10 aores or:more :

' '.APPENDlX TABLE 3 Land Sales for Ofﬂoe Use i Brlghton L e
3 APPENDIX TABLE 4 Land Sales of Elderly Housmg Developments

. _,APPENDlX TABLE 5 - Construc’uon Actlwty of Professronal and General Oﬁlce Bundmgs m‘r'“' i
e "_"Brlghton o : | |

APPENDIX TABLE 6- lndependent Unit Development in l\/lonroe County

. APPENDIX TABLE 7 ~lnd'epende~nt Unit Rental Bates
APPENDIX TABLE 8 - Preliminary Evaluation of the lola Campus As Vacant Land
APPENDIX TABLE 9 - lola Campus as aALight industrial Park |

APPENDIX TABLE 10 - lela Campus as a Light Industrial/Office Park

m RKG Associates, Inc. _ lola Campus-Rochester/Brighton, NY .
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i Buﬂdmg 5 Chlldrens Bulldlng=
. 'Héight 2'&.3 stories; walk—out in rear,

Area: . 58,386 -SF.. gross 42615 SF uaeab\e

: Féc_ade:_ Bnck w/smgle glazed wooden ‘windows in -

) besig-n: Centrai entrance wrth wmgs at each end and

o ”-'La{(oui': 'Central comdor (6 8 feet w1de) wrth ofﬁces on.:

'T-;"-'Bundmg 1 - Nursee Home

‘Use: : Former Office; currenﬂy vacant

" Frame: -Masonry/Concrete

Parcel A ' Site characteristics
Size: - 17+ acres
Frontage: 550 feet on East Henrietta Road 1,300 feet on Westfall Road
Road Grade: Parcel is at grade with both roads
Access: . Three entrances off éach road (horseshoe dnve for Burldlngs 1&7)and two
~ major road entrances
Topography: Parcel has gentfe to ro!hng slopes to the south and southeas’[ steep slope
_ : _behlnd Building 1 to Parcel D, which is roughly 20 to 30 feet lower.
Visibility: Exeellent along the frontage of both roads/parioramic views to southeast

-Parking: ~ Fodr ‘major. parking lots with- capacity of apptoximately 200 cars; former road-

- lined with; sycamore trees (Sycamore Allé).is also usedfor parking -

_BUIldlngs Seven major buildings contamlng 114,300 SF indicating.a ﬂoor area ratlo of ..

© 18%: Bundmg charactenstlcs are summarlzed béldw:

User. Former offlce mostfy vaoant,

Frame® Masonry/Concrete.

. " 'need of leplacement/repalr Roof alsoin poor
S ,condmon :

s inthe. rear . s

 either. srde rangmg in- depLh between 12 and
20 feet
Finish; Fair; oompl_ete' upgrade riceded :
Reuse: Office - ‘or~ 'multi-family - . potential - with -
. r'enovationé; selective demolition, etc.

Height: 3 & 4 -stories; walk-out in rear
Area: 23548 SF gross; 17,115 SF useable

Facade: Brick w/replacement double glazed metal
clad windows; lvy growing on front

Design: Central entrance with wings at each end and
one in rear

Layout: Central corridor (4-6 feet wide) wrth offices on
either side ranging in depth between 13 and
15 feet;

Finish: Fair; complete upgrade needed

Reuse: Office or rmulii-family potential  with
renovations; selective demolition, etc. BUIldlng 1 - Nurses’ Home

RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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. Frame: Masonry/Concrete

- Layout:. Céntral corridor (3 4 feet wide) with offices on

»’,Use 2
"";Helgh‘r T-story” . S
‘Area: 53890 SF gross: (Bldgs™ 2 & 4); 3‘,460 SF

-Facade: -Brick w/single glazed windows (boarded)

Bﬁi!’dihg_?

Use:  Former office; currently vacant
Height: 2 stories plus basement and: attic

Area: 14,360 SF gross; 12,762 SF useable

Facade: Brick - w/single glazed, metal-framed
casementé/_awning windows; copper gable

Design:: €entral entrance with wings at each end

F|n|éh Poer; comp"leteupgrade needed: CE
Reuse: - Office" “or. . milti-family. potential . wjth” . 8

"lrldmgs 2, 4:& 9 - Dormitory Pavmons

Shop/garage/storage mostly vacant

gross (Bldg 9) -
Frame: Masonry/Wood

Design: Central entrance with wings at each end
Finish: Poor; complete upgrade needed
Reuse: Office or residential duplex with complete

renovation

Buxldlng 4 - Dormltory Pav:hons

RKG Associates, Inc. . lola Campus-Rochester/Brighton, NY
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(

=

_'Burldmgs :

'.'Burldrng 11

.'Bur!dmg 10 nghway Bulldmg

_-.:Use Shop/Garage/Ofﬂce R
Herght' 3-& 4 stories with walk-out rear’ T

-.'Frame. Masonry/concrete
"Reuse. Limitéd, reported st_rljctural deficiencies

Parcel B Site characteristics

Size: 3+ acres

Frontage: 500 = feet on East Henrietta Road
Road Grade: Parcel is at grade of East Henrietta
Access: ~Internal only

Topography: Parcel is gently rolling to the southeast

_Visibility: - Excellent exposure to East Henrietta

Parking: _Parkmg lots behind Building 10, and in front. of Burldrng 11
' 1‘-'Two burldlngs contammg 46 91TSF rndlcatmg a ﬂoor area ra’rro of 36%

Central Steam Plant

e across East Hennetta Road Communlty'
College and correctlonal facrlrty_ on other srde_

11333 SF “usable

11, 91 1 SF gross’

Building 10

RKG Associates, Inc. - . lola Campus-Rochester/Brighton, NY
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| -'Bwldrng 15 R P

Parcel C - Site characteristics

Size: 10+ acres _

Frontage: 300+ feet on East Henrietta Road
Road Grade: Parcel is below the . road grade

Access: One major entrance

Topography: Parcel slopes gently to the southeast; steeper slopes to the Erie Canal
Visibility: Excellent along the frontage of East Henrietta

Parking: .One large parking lot at the entrance; DES has large fenced storage yard

o adjaoent to Building 16 and opposite Building-15. .- .~ .
Buﬂdlngs Three ma]or buildings: oonfammg 71 ®0 Sk lndrca’nng a ﬂoor are& ratlo of 16%."

:

_W 'D

Use Shop/Garage/Ofﬁc
Helght 1 story -
“Area:- 63 800°SF gross
*Frame: Steel/Concrete
Reuse Dlstnbutlon/Flex

Shop/GarageNVarehouse
1 story

o 6,400 SF gross

~ Steel: S
Reuse Warehouse/Flex

Building 16 - Hazardous Material
(no phato) |
Heiht §aearehouse Building 17 - Recycling Building

Area: 1548 SF gross
Frame: Steel
Reuse: Shop/Warehouse

RKG Assooia-’res, Inc. lola Campus-Rochester/Brighton, NY
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Parcel D Site characteristics

Size: 12+ acres

Frontage: = None

Road Grade Parcel is below the grade of both major roads

Access: . Intermal"

Topography: Parcel'is relatively flat and slopes. gently to the southeast; steeper slopes along

its eastern edge with Parcel E

Visibility Limited from each road

Parkin’g = Two parking.lots at side and rear.of Buildings 12 and fuel pump area; ome: .

LA A EM parklng lot at: Bundmg 3;-tenced contam’ment yards adjacent to Buildings-3. and.’;
:13 :

Group Quarters -, -
o 1story ) o
I Area: ° 35,600+ -SF ".gross
Frame: Reinforced Concrete
' Reuse: Limited

Buil'din'g- 3 - Children’s Deterition Center

RKG Associates, Inc. . lola Campus-Rochester/Brighton, NY
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Building 13 - Sheriff’'s Warehouse

Use: Warehouse
Height: 1 story
Area: 20,768 SF gross
Frame: = Steel

Reuse: Warehouse-

-

RKG Associates, Inc. : lola Campus-Rochester/Brighton, NY
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:/ - ‘\ i

"..;___.V’i'si.bility lelted from eaoh road
'BUlldlngs One small bwldxng (Burldlng 14 Brtdges) contamlng 800-SF: lndlcatmg a floor

Parcel E Site Characteristics
'Size: - 18xacres
Frontage: ~ 200x feet on Westfall Road-
City: A 12+ acre portion of this parcel is within the Town of Brighton
Road Grade: Parcel is below the grade of Westfall Road '
Access: Internal via-gravel road on Parcels C/D

z'flfop_ography Parcel slopes from Westfall Road to-the east and southeast and in sorrie: -

instances fairly‘severe; falrlylevel afea at the southern end adjacent to Parcel C .
parcel abuts Brighton Meadows Busmess Park T o L.

area ratlo of 0% and suggestlng that thls paroel is prlmarlly undeveloped

Deferred Mamtenance An estlmated $6 88 mtlllon |n lmprovements :at various: prolects had.é_r.:---

" '.been estlmated by the County for contmued operatlons ln 1996 as part of a ﬁve year budget

_.-systems-,- ete tThrs ﬂgure equates to more thanx$5€)/8l: based’ on the 16@ OOO SF of pre—1 976
- buildings:at.the lola.Campus

his flgure s represented ini71996 dollars; suck that it could-be:

B ~understated- by at least 10%, lf fot 15% These flgures arg: tabulated ‘oft the follownng pages : j"--"

('”:-"'_"--;-._'by various prolects Sl T A eme e L

) '.Potentlal Renovatlon ‘Costs - Based on CllSCU..:SlOﬂQ wuth local pfofessionals, renovatlon COSts -

of similar type: institutional or Class B type burldlngs for “office use would range - anywhere-'-.'.i
between $60/SF and. $100/SF, .depending on a-myriad-of sissues. Completely.gutting the-
interior of a structure.and renovating it for open or back. office type' operations with exposed .
ceiling and ‘'mechanicals has proven successful and somewhat - ‘economical.:. This type- of . '

:renovation: could be done at'the three major “historic” buildings at.lola, assum/ng the srrucz‘ural.

/ntegrlty of the buzld/ngs are ‘not.compromised by removing the tentral. corridor ~walls.

However, given " the building accessibility needs, exterior improvements,” coupled :with

mechanical upgrades these renovations may be at the upper end of the range ($80/SF to

$100/SF), if not higher, given infrastructure improvements associated with separate parking,

antiquated utility lines and the like. This range is equivalent to building a new Class A building

where the developer would benefit from Class A rents. At lola, a potential developer would °
likely obtain Class B rent, despite incurring Class A costs. Therefore, additional incentives
would be required, such as density bonuses lf made available, to stimulate interest to preserve-
these structures.

Reuse Incentives: One incentive that could offset a portion of this renovation cost would be
historic tax credits. However, these may be problematic in obtaining, if architectural changes

RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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,«7 . --assocrated Wlth multl tenant use such as new atnums are needed to correct code and egress
Y rssues In addrtlon hrgher costs may result if specralty matenals would be requrred

Residential Use Conversion to resrdentral would be an optron and likely- somewhat less
problematic from a design point of view. Srmrlar to offiee renovation the costs would be
equivalent to building new.  -Also néw construction would like be more efficient from an
operating pornt of view, especially in terms of rnsulatron and heating costs.

"""‘-'?.:.Makrnq the Site Vacant for New Develepment . An ."Asbestos Survey -was undertaken in’
‘Degember; 1997;:for the. potentral “historie’ buildings (excludmg the central'steam:plant)yand -
;-inetwork-of tunnels at the campus. An.cost 0f:$293,000.was: éstimated-to-abate:the. buildings:.

. of asbestos related matenals This represents a factor of roughly $2. SO/SF based ‘on.’the’ .
' """-?":.126 OOO SF of burldrngs surveyed This factotcouldba understated since 1t is. represented rn

" Demiolitionz«-While estimates for. demolmon have not been prepared for any of the burldrngs_.;__
Lt the lola:- Campus a. facter of $5/S, is: typica ;for prehmrnary evaluatlons such as thr '

RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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"0U| ‘SBIBIN0OSSY Ky H

PROJECT (FROM 1996 2002 Crpy_

AMOUNT

fola f:]lli[dlng #7 Roof & M““"ﬁ_-ﬁﬂ[{mmmts R

TSRO
Roling Tols Camps Water Lines L - SIS 000
fola Offiges: (window roplanement & HVACmsmllauLmJ Afterd00z .- $2,152,000
'{Genersl improvensnts/dshastoy T lgvzezeazcie L 5150000 .-
Aid to Disabled Knunwamenu Golebe g ere . $700,000
Qensral Tmpeovesmsnts 1997 2002CHP 5l v - 3650000
Rocaristaict Yarions Tuanels - ok 19972000 CIB . © T - $418.000:
SUB—TOTAL T 595000
PROJECT {PREVIUUSLY APPRGVED} o AI’PRU*ML m*m : AMOUNT - - |,
Structural Repaity - fola R —- '. 1@0 - R 7 =7 A
Publyg Arexs-Toln o T 3250812
_Remnumt‘!.zdm Tunml« Ioiu ' 1_9'9"1,‘. i U813, 1v e
IVAC at Jolg #5 T R [ AR $599.967
Revousirust HYAC Sysioms - - Iola - 134063 *
1olat.mnrynu,muuucuon i L EI25,000 R )

SL!B mr,u, -

$1.676,721

6170
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© APPENDIX T TABLEY i
oo+ Industrial Parks in Monroe County’, NY. .. o
Park NameTownj;'.' ,-‘_" ST Year i “Total! cACHes 'Price/ Acre ($OOO) "?Average Absorptlon '
' L Avallable - OW -

: : - Started- - Adres - - “Acres - "Years -Acre/Year
Thruway Industrial Park ' Henrietta’ T 1996 - - 273 RN BRI A 3
Rochester Int. Comm. Ctr .. Chil,,- 1993: 720 LS80 7 13
Waestover Center Ogden oo 1990 ©80. 10~ - 8.
Elmgrove Crossing Gates - --z:'- ~-  1989. T 9
RIT Business & Tech Henr'l ta"_-: 1990, . .22 10 2
Jetview Industrial Park ~ ~ Chili*: ~ 1978 1000 22 5 .
University Park of Rochester Hen_'riétta tooi1880. k 140.'- - 20 7
Pease Industrial Park Henrietta 19757 T o T 25 3
Rochester Science Park - . Rochester 1990, * Ty 22: . 10 2
Vantage Point Ogden - 1986: - 62 14 4
Genesee Valley Reg. Henrietta 1975 A22 S1%20 .25 ¢ 5
Jonh Bailey High Tech Henrietta , '.1984- L 76 - 76 - 16 5
Metro Industrial Park : Brighfdri- T ... 1980 - 100. P -_ e han L T 100 20 _ 5
“Total 1 571 714 P A -V A 15"- Do 55

Source: Rochester Business Journal “The Llsts" Monroe County Econom|c Devalopment Department JD Rock Real Estale and HKG Associates; Inc

5- Rochester/Bnghton NY

RKG Associates, Inc.
: ...,Appendl-x.s..P,age Kiil =
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Owner

GALLINA DEVELOPMENT CORP
ROCHESTER'S CORNERSTONE
WEGMAN'S D-CENTER

PAE TEK CORP @ WILLOWBROOK

RJ DORSCHEL CORP

1999 MT RB LLC

LEFROIS DEVELOPMENT LLS
INDUSTRIAL LOT
BENDERSON NATHAN & RONALD
FUTURE LANDFILL EXPANSION
'FELGENHAUER GORHAM
SILVAROLE NEIL W

ALBERT COSTELLO

ROTH ROBERT T

INDUSTRIAL LOT

COUNTY OF MONROE
SULLIVAN ROBERT GERARD
EVERGREEN DEVELOPMENT
CAMBRIDGE PLACE -2 LOTS
HAMMER LITHOGRAPH
INDUSTRIAL LOT

CARGEX ROCHESTER

RED CROSS DISTRIBUTION
INDUSTRIAL LOTS .
WESTFALL CROSSINGS LLC
COMMERCIAL LOT

H M HANSEN PROPERTIES, IN

'MT READ'BLVD

" LEHIGH STATION ROAD. "

APPENDIX TAB.LE;Q

PITTSFORD PALMYRA ROAD ;™
WEST HENRIETTA/70 TrLCO R,

METHODIST HILL DR/W. HENF{!ETTA.__ _
977 CLAKINS ROAD. R
HOWARD RD

521 _PERINTON PARKWAY
3513'UNION STREET"

WARD BOULEVARD(muIn parcel)

CLINTON CROSSING* oo 3
1231 LEHIGH STATION ROAD .- HENR
JEFFERSON ROAD-COMMONS WAY: -~ HENR’

LEHIGH STATION' ROAD

COOK DHIVE (Multi- parce()
1850 WINTON ROAD .- - .+ B
200 LUCIUS.GORDON DRIVE ~ " @'
236 PERINTON. PARKWAY o
2580 MANITOU RD ' s L
825:JOHN STREET Co
90,SHEPARD ™z, .~ & spiip. M & g
WESTEALLRD -
2337 RIDGEWAY AVE
1001 LEHlGH STATlON ROAD

Use -
340
340 -
340
330"
-..340 - -
© 40
L340
.. 340
- 0330
340
v "340
IR 340.
1330

Sales of Commercual and lndustrlal Tracts with 10 acres or more '
Property Address . Lo TOWn

ELMGROVE'RD. . GATE .

382 FISHER ROAD ' “CHIL:. «

58 JETVIEW:DRIVE

340
340

1340
.. 340
- 340
340
340
C...840
140
1330
_330 j
"340

Mar-99 -
.Jul-98 .. -

‘Apr-98 .

" Nov 99

Jun 99

Nov- ‘98

-Jun-99

Jan-97
Feb-98
.Nov-98 .

Dec-99

-..Apr-99’
. Dec-_98
. "Sep-95

Jut-96

-Aug-98
-Aug-96 " -
Apr-98°-
 Aug-97 -

Juf-98
Aug-97

Apr-97 ..
"May 99 .
S Jun-9%
" Dec:96.
Nay-96.:-
Jan 99

RKG Associates, Inc.

4 lola (:ampuS HOOhGSt‘*”B”ghw” NY
TR _‘..H.;(,‘Apppndlx Page Xiv:

‘Sold -

Price  Acres’

- $2,000,000
.$700,000
.. $750,000
* 7'$450,000
-$300,000
' $2,800,000
'$1,000,000
$775,000

$675,oool
.$925,000

%'$20,000

$852,750 -
$356,064

$87,542
$937,500
$479,875
$130,000
-$380,000
$530,000
'$361,000
$313,000
$754,000
.$885,000
- $903,500

. $990,000
-$435,000
$19,690,231

$900,000

139.89
54.57
53.35
38.00
37.90
25.16
25.02
24.98
24.62
23.68
19.13.
'18.60.
17.31

17.27 .

16.81
“15.50
15.44
15,42
14.36
13.76
13.05
13.00
12.55

-11.28

10.63
10.06
9.856
691.29

)

Price/acre
$14,297
$12,828
$14,058
$11,842.

$7,916
$111,288
$39,968
$31,025
$27,417
$39,063
$1,045
$45,847
$20,570
'$5,069
$55,770
$30,960
$8,420
$24,643
$36,908
$26,235
$23,985
$58,000
$70,518
$80,098
$84,666
$98,410
$43,719
$28,483

egrett JD Rock Real Estate Co and RKG Associates, Inc.



Owner

980 WESTFALL
SAWGRASS OFFICE | LLC
WESTFALL CROSSINGS

KEATING BLVD ASSOC, LLG:.

SAUCKE WILLIAM &
SAUCKE WILLIAM C

WESTFALL CROSSINGS LLC'..- :

RG&W LLC
COMIDA

CAMBRIDGE PLACE -2 LOTS

A. COSTELLO

Source: Landata Information Services, Inc: (NY Drwsmn), Bruckner Trllett Rossr Cahrlll& Legrett JD Rock.Real Estate Co

and RKG Associates, Inc.

e -Propérty Address -

3 APPENDIX TABLES o L
*Selected Land Sales for Offrce Use' n Brlghton RS :
v : Pnce Acres

- - Sale/ACRE
980:WESTFALL RD BLDG 2oo '--::,‘,$1so 000" 0.94 $159,574
+170 SAWGRASS:DR:: - " ; fo. 4 $456,750 3,05 $149,754
.'-WESTFALL/SAWGHASS 95 . . 756,757 © 5.26 $143,870 -

» 1065 SENATOR;! KEAT]NG BLVD: 981 $651,250 | 5:45 © $126,456
.-+ 2561 LAC, DEVIELE BLVD ., ep-96. .. 1$250,000 1 2.16% .  $115,741
"+ 2541 LAC: DEVILLE BLVD . .1:$105,000 - 0.99-:-  $106,061
O.WESTFALLRD » .. . *- Dec-96° .. ;$900,000 . 10.68 - $84,666
980 WESTFALL AD’ BLDG 300 Dec-99 ~$220,000 - 2.94: $74,830

0 WEST METRO PARK : . -$220,000, 3.96 $55,556.
1850 WINTON ROAD. © 5-:$530,000 14.36. $36,908
WESTFALL RQAD - :$356,064  17.31 $20,570

" Total - $4.595; 8217 66.75 $68,851

: APPENDIX TABLE 4 SoorT

. Selected Sales of Elderly Housmg Developments N . :
Owner , Property Address ¢ siTown SId i L Price Acres - _$/acre  Units - $/Unit
VILLAGE AT PARK RIDGE (exp) STRAUB ROAD.-. C oG ;;-$986-',000 '-,21 00.7.$46,952 120 = $8,217
PERINTON RETIREMENT PITTSFORD PALMYRA HOAD : $29'O}DOO"L-¢” -"11'.70. --$24,786 114 $2,544
STERLING HOUSE THEELINE DR R : _-$292.800 - 4.88 - $60,000 . 46 ___ $6,365
' 37 §1,568,600, .-37 28, '$41746 280 _ $5.603

Source: Landata Information Services, Inc. (NY Dlvrsron) Bruckner Trllett;‘ R055| Cahlll 5 Leglrir_att, JD-'Rpc'k'Re' _Estate Co.

and RKG Associates, inc.

.' S

RKG Associates, Inc.

lOld Campus Rochester/Bnghton NY
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APPENDIX TABLE 5 _
Construction Activity of Professional and General Office Buildings by Project

in the Town of Brighton, NY (1990-1999)

__Date Qffice Park Address Bldg SE _Tvpe Cost ($mil)
Oct-98 Brighton Commons 1815 S Clinton 18,868 1-story/gen $0.80
Oct-97 Brighton Commons 1815 S Clinton . 30,526 1-story/gen $0.80
Nov-96 Brightén Commons 1815 S. Clinton 24,056 1-story/med $1.20
Jui-92 Brighton Commons 1815 S. Clinton. 30.840 1-story/med’ $0.80
_ L 4 104,290 . . $3.60
Aug-92.  Westfall Park (GRS) . 150 Sawgrass . 127,208 2-story/med:=. . $6.10- .- -
Nov-99 - - '_ Westfall Park . 170 Sawgrass . .- .30,385 ‘T-story/med”  $2.60 - §
Marg5" - Westall Park " 980Westfall - . 18000 '2:2:8tory/med  $1.58.
o . 3 175593.. .. ... .. $1023 -

- Sep-95
- “Feb- QO

Aug 96 :
Mar. 98:'

a Ja}_n~93'

'.'."Canal View

i K ChntonCroSSlngs K

700 Canal Bivd
500 Ganal Blyd. " .
- 500 Canal Bivd -

Ca'nal v;ew
Canal Vxew -
“Canal Vlew-

L 59-:900: :
50,1787 77
47800 ¢
_83.600 7

A7story/gén:«

3= story/gen-' .
3-story/méd- -

C$1.30 v

$2.60: :_
_$4.00 ..

: SDO Canarblvd' s
. 4 Lt

$9.20+ 1§38

_2400 s Clmton -
. -_-1065 S Keatmg

Blvd

'.2400 .S.Clmton . BB

: 2414578 -

- $4.50 -

$1.10.0 . $39:29. 1t o
$105143'- S

'$j'_.94_"1":'£':$3:_4'_24 s
$1:80 .7 $50:78

. Cllnton'Crossmgs__' : '2400 S Chnton

a4

- $9.34

. 96342

. Meridian Centre -

péridian Centre:.

+200-Merdian .-'.-;-10@;000'}‘-'"'--'-:.~-.3-st0_"y/ger1'.-- $4.00. $4o 00 e

- Centre RO R ) : T

2 100° Me(ldxan 5 100,000 . :3:story/gen-. - 35407 $54 00 .. =
w1 iCentre R I - R,
7 200000 3940 $47.00 I

* . Apr-96 " LacDe Villé * 2601 Lac De Ville .- 5044 1-story/mediz - $050- - $39:13
- Aug-95 LacDe Vllle 2101 ‘Lac De Ville < - 8,953 1-story/gens .- $0.80 . ¥7 $89.36
Oct-S._G__-:.'- o Lac De Villé 2561 Lac De Ville - 19,885 2-story/med ~_$1.10- - $65.32 " ..
LR : _ 3. 331882 L $2:40 .. $70.83 . .
. Apr-98_ Wmton Plaoe Bus Ctr. 3490 Wlnton Pl s 12,400 '-1 -story/gen $0.40 - -$32:26 - o e
. Sep-92.i - i Corporate Woods 175 Corporate .-~ - 67,1 f4_'_-'- :S;jstory/gen $3.50 . $52:145. i
ST _ Woods R . o
Apr-91 ' Linden Oaks 80 Linden Oaks 55,000 . 2-story/mied $3.30 $60.00
Feb-90 Executive Square 95 Allens Creek 32,210, - 3-story/med -~ $1.30 $40.36
Jan-98 Sear-Brown Group 2250 BHTL 20,000 2-story/gen $2.00 __ $100.00
5 186.724 $10.50 $56.23
Total 25 1,089,347 $5467 __ $50.19

Source: Bruckner, Tillett, Rossi, Cahill & Legrett; and RKG Associates, Inc.

BKG Associates, Inc.

lola Campus-Rochester/Brighton, NY
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APPENDIX TABLE 6. '

Independent Unit Developments in Monroe County

Project Name - Town | Units Occupancy Year

The Gables - Brighton 103 94% 1988

Village at Park Ridge Greece - 150 100% 1990

Highlands [1] " Pittsford 135 97% 1994

* St. John's Meadows [2]  Brighton - 80 100% 1997

Chapel Oaks Irondequoit - 120 . 99% 1997

River Edge . _ Rochester 49 - 97% . 1997

Village:-Wood Penfield © 51 -100% - 1997

The Stfimit [1]’ Brighton "~ | . 93 °94% ;T 1998

Maplewi od_Estates Perintoh -~ .7 114 . 05 N70%: 0 2000 .

g Leqacv N -~Penﬂeld . ¢ . 89" e 2000 i L
’ To;gl o ogd 95%"" e
"5'"Vlﬂ ige-at Park Rldge ) Grescers.. " 420 7 nder—Constructlon =

- - ;Baywmd Semor Comm' Penfleld_ o

" Brighton es

Under-Construetion .
'Proposed pro;ect <

ADDrovals laose(i

RKG Associates, Inc.

lola Campus-Rochester/Brighton, NY
Appendix - Page xvii
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APPEND[X TABLE 70

- lndependent lemg Facmtles (no medlcal care)

Iy

;L =
' -~
. o
«

Highend

Source: Bruokner Tillet, Rossi, Cahlll& LeGrett and RKG ASSOCIates Inc

RKG Associates, Inc.

£ fold ampus.

"F\ochester/Bnghton NY
' Apj endlx Page xvm

Project Name Town Umts Occupancy Year T Size SF Mo.Rent Rent/SF
Village at Park Ridge  Greece 150 - 100%- 1990_ : 901" $2,103  $2:33
: — e - 1037' $2.637  $2.54
St. John's Meadows  Brighton - 80" 100% 199/_ T 760 $1,905 7 $2.51
: . _ i Two: 780 $2240 - $2.87
Chapel Oaks Rochester 120° '99%' 1997,-“-._ One Bdrm™ .z 910 $2,490 $2:74 .
, N “iTwo Bdrmys o 1107 _ $2890 $2.61
River Edge Rochester . 49- o 97%: ,,""1997 ‘f,~One Bdrm-‘f";-;g . o
N _ S ~_TwoBdrm " . 875 __ $2,150 _ $2.46
The Summit {1] Brighton . | 93 94% -..1998r-:-_-'.0ne By 896 .$1,825 . $2.04
_ : R  Two Bdrm. 1,320 $2,450 °  $1.86
The Gables Brighton 103", . . 94% 1988 i.;'~_"' ‘Studio-. % - 6503 650 - $2,150  "$3.81
S © 4 .. OneBdrm: 745  $2,450. = $3.29
, R i oo Two Bdrm...- . 968  $3,200 $3.31
Village Wood Penfield 51 .- *100% 1997:"..’_ * Studio . 4107 $1,450 0 | $3:54
R - ';;’,One Bdrm; RS 475 " $1,550 $3.26
: L S ;. TwoBdrm' - 675  $1,750 . $2.59
Highlands [1] Pittsford 135 - 97% I.+:One ‘Bdrm- 907  $1,890  $2.08 "
' ' Ll F iyt Two - Bdim.: 1,315 - $2,435 _ $1.85
Legacy Penfield 89 . . 840" $2,190 . .$2.61"
. oo T 912 $2,560  $2.81
Maplewood Estates  Perinton T4 B T%r 200 571 $1,495 - $2.62
' S B 811 $1,805 .~ $2.34
- 975  $2,195 $2.25
[1]) Entrance fee required s '
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P.r'elimlnary Financial Analysis

N

As If Vacant Land - a prellmlnary evaluation of ‘the site as vacant land is a first step in
determining whether the existing building are adding value to the site. This evaluation assumes
that all buxldlngs are razed at a cost of $7.50/SF which will be subtracted from the potentlal
revenue from the wholesale value of the 60+ acre tract. A wholesale value is used,.since it is
assumed that the campus would be disposed of in bulk. . Revenue figures are presented in a
range and.should-be considered preliminary since addltlonal ‘costs associated with on and off
‘site |mprovements ‘heed to be evaluated:as well. asy; ‘architectural costs to. more : accurately -
) determlne potentlal demolition-and renovation costs.:’ Appendlx Table 8 |ndlcates a-range; cf_;-
"f.‘__potentlal réevenue flgures for each use evaluated under the as jfy vacant analysns Tt

- : APPENDI_X TABLE 8
_Estrmated Value Range of fala, Campus a Vacant’ Land

T Use:'- " LlchLlnduaLal Offlce Elderly 'Ho'Ll'Sihd'-' v
.. Competing Supply - 700+ acies 80+ acres » 5,340 units: «
- Supply’ 10 1020 yrs o : Fori 2o 8 yrst
Tola” Campus 60 acres.(gross) - --400 to 800 unité st
Pot: AnnzAb 5 to8aecres T i 456 acres ' 7540150 unitst < Tl
# of Years .7 10 12 yIS.. ' S 8532 yrs oS b v s 4108 vrs SRS
.Ranqe inValue “iit T CE T Low . High{-".5sw ~tow.* ' +° Highf =% . Fow <#i¥ - quh
7 Valuefacre [3}: . -+~ o . $15,000. - $40,000: : $70,000 [ #$20,000..". $60 000
. Gidss Value 7 ] ' ".'-; ©.$600,000- ::$2,400,0007] ) - $4,200,000 |.»-$1,200,000. - $3 600,000 #
e ';_:.-Less Deng [2]. . -+ ($2,310,000): ($2-;-31 0-,0(_)@ = (82 310,000)- .{$2.310,000}}. .($2:310,000)" {$2. 310000)
0 NetValug. Ranqe r31 .($1,710,000) .- $90.000 = ($810.000)z -, 1,890,000 |: ($1:110.000). . $1,290,000

[1] Estimated wholesale valuye without lnlernal:exlernal murastructure lmprovements range could change wnth addmonal information
(2] Assumes demolition: of :all. buildings (308,000 SF) times $7.50/SF. . S < o : .
{3} Excludes. relocatxon costs of EXIStlng uses/users o R O R

. Source: RKG A3qu|aj(es, Inc.

N )
RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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‘ “as improved” under three reuse scenarios, a light-industrial park, a mixed llght-lndustna} and

- As lmproved AnalySIS ThIS section evalua’non the potentlal dlsposmon of the Iola Campus

. office park; and a mixed.6ffice and elderly residential project. The first two schemes an’ucrpate'
“the central 'steam ‘plant is reused. However no- budget is mcluded 1o reﬂect the -costs of
' upgrade and modermzatlon :

: quht mdusmal Park ThlS scheme assumes that The exrstmg hght-lndustrlal bunldmgs and 17
. acres are redeveloped for light-industrial or distribution use. The revenue for the sales of these .

* buildings is‘gstimated to range between $10/SF and_ ' 5/8F or the low to mid pairit- indicated:: _'
. by 'salesoftindustrial buxldmgs ' The: reinaining:43%acres *would -be- developed-as. alight-?
: ':.lndustnal;park-- “The potentlally hlstonc bu;ldrngs 0N _a‘rcel‘A would be demohshed as: weH as 'f

D&E]

. e b 'B'-'._-; :
' V'l_..-l. kand| -

il L)
oA e 2
"___ 0:'_'_".' :‘ - -_- . .3._5,QQQ" ..

ERFS Reuse .
"7 Acres:
. B!dQ.S.‘S Fr

.. DemgBldg -
Aviditablé.Land: -

vallable L-I Bld -

" :43'dctes
5145400 SE
_"tb{'B-’.-vé_ar
LILOWE T L

i E otentlal Revenue:
Land Revenue. [2}

. $860 000 .. 81,720,000 |+ -
. Bldg Revenué {3F. ;~$_,~454 000 - $3,635.000} - -
Gross Revenue i L_Q»M 000 $5.355.000] o RS
U " Demolition [4] - ($1,219; 500) ($1,219;5000t - : - & Seta z
+ <'Net RevenuejSL $1,094.500 - $4.135,500 r'

[ Assumes the steam plant is not transferred and is upgrade Bldg-10.is demolnshed & 1 acre- added to Parcei A Sl e
2] Estxma’(ed wholesale value to.range between $20,000 and $40 OOO/acre R Y B N
(3] Estimated value to range betweeen $10 and $25/SF B . : L S
[4] 162, 600 SF times $7. 50/SF

(5] Excludes relocation costs of existing uses/users

Source: RKG Associates, Inc.

The potential net revenue from this option-ranges from $1.9 to $4.1 million.

h I RKG Associates, Inc. lola Campus-Rochester/Brighton, NY
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.quht lndus’mal and Offlce Park - This is a mixed use plan, where the llght-lndustnal buildings

area asstmed to be regenerated for distribution use, as in the previous scheme. The potential
historic buildings are assumed {6 be renovated, and it is assumed that an unspecified density
bonus would be offered to entice a developer to undertake the renovation.

Without the

incentive of a densny bonus, it is unlikely that the renovation of the historic structures could be
justified from a financial perspective. Building 3 and 10 are assumed to be demolished, and-
the-vacant land would be reused for office use.. This altermnative assumes that the steam plant
is retained, -although no budget has been included for upgrading the plant. Providing low cost .
steam heat to; .potential users could be a marketmg advantage for this. option-as well as. the..

e -___prevrous ones Appendlx Table 10 provides. an'over\zlew of. the financial implications from:this:

. -259 700

-, 25dcrés”
", 145,400 SF

"* . Land Revepue [2] Bk
' L—l‘ Bldg Rev|

.--._-j..$,4l;"8.:8’54'060:‘ "
-($362,250)
$4,522,750 |

':{'GrOSSRevenue ot
Demolmon [5] : b
' Net Revenue {6].- $1 591 750

48, 300

{1} Assumes-the steam plant remams and'is upgrade and Bidg 10 tlemolfshed 1 acre added to Parcel A

(3L Estimated value to- range between $10 and SZS/SF

R 5] 48,300 SF times $7.50/SF™ o
* ¥ (6] Excludes relocation costs of existing uses/users el
" - Solirce: RKG Assdciates, Inc. .

[2} Estimated value 1o -range’ between $20,000 and $50,000/acre

f4] Factored at $O/SFassummg densn‘y bonus would be allowed o

The potential révenue ranges from$1.6 to $4.5 million in this scheme. These figures do not

include a cost to upgrade the steam plant, and also assumes that the existing
buildings would be renovated, given the opportunity to build 100,000 SF of new space on the

site.

nistoric”

- BRKG Associates, Inc.

- lola Campus-Rochester/Brighton, NY
Appendix - Page xxi



Elderlv Housing and Ofﬂce Park Thls plan is also a mlxed use dlsposmon scheme, although
it assumes that the potentially historic buildings on Parcel A are renovated for elderly housing
uses.. Although the communities have not specifically approved any potential density bonuses
for the site, it is anticipated that a bonus would be required in order to entice a developer. - The
rest of the site is assumed to be made vacant, including the steam plant. This land (40 acres)
would be reused for office development, while 20 acres would support elderly residential.
Appendlx Table 11 illustrates the financial implications of thrs strategy. :

APPENDIX TABLE 11 =iy .o .
lola Campus as Elderly HousnLq and:f ffrce Park

o Pacel - A . B . % G D D&E|l  Toal. . ..
C SReuse. U s T Eidedy. - Offland® Off.Land.. Oﬁ Land Off Landl>.-. . R
“CAcresTo- 0 T w7 T 720 ¢ 0 ~10 . ~_25 e

TN

\DemQ B‘dq. e e

Ng; Revenye [3L:+ .. _($252,750) - $1,347:250"

. Source; BKG Aseoc_:_rate:s Ine. .

Bldgs SF v

. 114,300
L T 00

£ $1,260,000 " 82800000 | - -
8 $1.200,000 . . $2.800,000
($1 45D 75) (5, 452 750)

_evenue ﬂ

Demoion T?’]

{1 Estirpated value to range between $30 OOO and $70 OOO/acre subject to other mternallexternal costs
(211 Z,OOO SFHMEs s7.50/SF
[31 Exclidésielocation costs of exrstmg uses/users

The resul’ung potentlal revenue ranges, from negat/ve $45O OOO to- $1 35 million- However;: the - ¢
steam plant is assumed to be razed and no cost for replaoement is: consrdered It is unlikely:

“that. the high valug residential-and office uses would-be attracted: to:the site with-the: presence.
-of the steam. plant In addition, it is.likely. tl"at the-financial-performance ‘may-improve in-this::

sc¢enario; if neighborhood retail/services or- hospitality developments were included..-At {east - -
in this option the sites frontage on the Eire Canal could be repositioned as an amenlty for the
redevelopment, assuming the removal of the light-industrial buildings that are presently there.
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