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VC Strategies for Economic Development 

 Tax Increment Financing (TIF) 
 Existing ad valorem tax base, City/County 

commitment (value based) 
 Special Assessment District (SAD) 
 New surcharge, majority/voter approval, “unique, 

direct, measurable” specificity (mostly cost based) 
 Development Impact Fees (DIF) 
 One-time fee by use (no. trips), “nexus/ 

proportionality” tests, inclusion in local 
Comprehensive Plan/CIP (cost based) 

 Development Agreement (DA) 
 Integrative tool, negotiated & less litigious 
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Tax Increment Financing by Other Names 

 California: Redevelopment Agency (RDA) 
 Georgia: Tax Allocation District (TAD) 
 Massachusetts: District Improvement Financing (DIF) 
 New Jersey: Revenue Allocation District (RAD) 
 North Carolina: Project Development Financing (PDF) 
 Pennsylvania: Transportation Revitalization 

Investment Districts (TRIDs) 
 Texas: Tax Increment Reinvestment Zones (TIRZ) 
 Michigan: Tax Increment Financing (TIF) 
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Types of TIF Approaches 

Project-Specific 
 Single project or single piece of property 
 Funds typically used for public improvements 

necessary to support the project 

District-Wide 
 Large area of land or entire neighborhood is 

targeted for redevelopment 
 Funds typically support major infrastructure 

projects 
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Value Capture Implementation Team 

What is Tax Increment Financing (TIF)? 
 A revenue strategy/tool to help local governments 

 Restore run-down area or jumpstart economically sluggish 
part of town 

 Attract/retain private development and businesses 
 Make improvements that are needed, such as new and 

improved roads, sewers, and water system 
 Allows redevelopment costs to be comparable to the cost of 

greenfield development, therefore “incenting” redevelopment 

 A tax increment is the difference between the amount of 
property tax revenues generated before the TIF District is 
established and the amount of property tax revenue generated 
after the TIF District has new development 
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TIF vs. Taxes 

 TIF is NOT a tax increase 

 TIF does not reduce property tax revenue available 
to other taxing bodies 

 Only property taxes generated by the 
incremental increase are available for use by the 
city for eligible expenditures within the TIF District 
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How Tax Increment Financing Works 

$ 

Property 
Tax 

Revenue 

As properties redevelop and 
develop, tax revenue increases 
used to pay for eligible costs 

Pledged to 
support debt 
repayment 

 


Used to 
fund streetscape 
improvements 

Property tax base is frozen when TIF is created; Revenues continue 
local government jurisdictions continue to collect to flow to normal 

tax revenue on that tax base taxing bodies 

Statutory Life of TIF District 

Infrastructure 
improvements 

Used for 
environmental 
cleanup 
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Incremental Revenue Sources 

1. Property (real estate) taxes 
2. Sales taxes 
3. Special assessments 

Used in the District of Columbia, California, Colorado, 
Kansas, Georgia (Transit), Illinois, Louisiana, Maine, 
Missouri, Pennsylvania, Texas, Virginia, Wyoming, and 
more 
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Leveraging TIF Revenue Examples 

Source: Detroit Economic Growth Corporation 
12 

Public 
Authority

Year 
Started

Total City Dollars 
Invested

Total Investment 
Leveraged

Leverage Ratio  
(Private : Public)

Downtown  1976 $335.2 million $3.7 billion 11:1
Development 
Authority

Detroit Brownfield 2001 $241.7 million $6.8 billion 28:1
Redevelopment  
Authority

Local Development 1988 $16.4 million $1.2 billion 73:1
Finance Authority

Tax Increment Finance 1982 $21.6 million $1.3 billion 60:1
Authority

Eight Mile Woodward 2007 S4.6 million $55 million 13:1
Corridor Improvement 
Authority



  

 
  

 
   

   
   

 

Value Capture Implementation Team 

TIF Opportunities 
 Self-financing with no new taxes, less political 

resistance 
 Used and accepted in most states 
 Works well for urban redevelopment/development 
 Leverages private investment 
 Can generate significant “gap financing” to make 

priority projects feasible 
 Locally controlled; one of few such resources 
 Flexible—pairs well with many other development 

financing tools and foster high quality development 
and redevelopment 
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TIF Challenges 

 Requires a strong cadastre and tax collection 
system 

 Vulnerable to national and local economic crises, 
which creates repayment risks 

 Complex dependences on expert advisor 
 Risk of overextended use or inflated revenue 

projections 
 Strong political backing for enabling legislation 
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Incremental Revenues Financing Tools 
 Pay-as-you-go financing: expenditures are undertaken 

as incremental revenue is realized 
 Developer financing: Local authority reimburses the 

developer for TIF-eligible costs as it obtains 
incremental revenues 

 Municipal financing with developer participation: 
Local authority issues bonds while the developer 
simultaneously pledges to purchase all or a significant 
portion of bonds 

 Municipal financing: 
 Revenue Bonds & General Obligation 
 Federal Credit Program: TIFIA, SIBs, Sec 129 Loans 
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TIF Bonds 

 
 

100% Tax 
Increment  






 
100% Tax  Increment 

Payment 

 



Payment 

 


Financial 
Institutions/ 

Bond 
Holders 
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Leveraging SIBs 

 



















Revolving 
Loan Fund 

1 
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Third-Round 
Projects 

Repayments Revolving Loan 
Fund 

Federal 
Aid 

PPrroodduuccttss A Avvaailailabblele: :

••DiDirreecctt L Looaanns s

••LLooanan G Guuararanantteeees s

••IInnttereresestt R Raatte e BBuuyyddoowwnns s

••OtOthheer r

State 
Funds 

Example: I-10/Loop375 America's Interchange, El Paso, TX. $30 million in SIB Loan 
(VC TRZs repayment source) 
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https://www.fhwa.dot.gov/ipd/project_profiles/tx_americas_interchange.aspx
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Section 129 (a)(7) Credit 

 
 

 

 

Project 
Sponsor 

State DOT 

  

https://www.fhwa.dot.gov/ipd/finance/tools_programs/federal_credit_assistance/section_129/ 

Repayment 
from any 
dedicated 
sources such 
as tax 
increment 
revenues 
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TIFIA Credit Assistance 

Senior Lien 
Debt Service 

Senior Debt 
Investors TIFIA Credit 

Program 

Tax Increment 
Revenues 

Project 

Proceeds of 
Senior Debt 

Project Costs 

Public Entity 
City, County, EDA 

Other Revenue 
Sources 

 

 

Fractional 
Budget 
Authority 
Needed to 
Fund Credit 
Instruments 

Proceeds of 
Junior Lien 
TIFIA Financing 
(up to 49% of 
costs) 

https://www.transportation.gov/buildamerica/financing/tifia 
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Highway Transformation Projects 

 Atlantic Station 17th Street Bridge, GA 

 Atlanta Beltline Redevelopment Project, GA 

 Capitol Crossing / Third Street Tunnel, DC 

 Central 70, Denver, CO; Cap Park (a recessed highway) 

 Klyde Warren Park in Dallas, Texas 

 Millennium Park, Chicago, Illinois 

 Park East Freeway Removal - Milwaukee, WI 

 Rochester Inner Loop East, NY, Freeway to Boulevard 

 Transbay Transit Center, CA 

21 

https://www.fhwa.dot.gov/ipd/project_profiles/ga_atlantic_station_17th_street_bridge.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/ga_atlanta_beltline.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/dc_capitol_crossing.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/co_central_70.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/tx_klyde_warren_park.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/il_millennium_park.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/wi_park_east_freeway.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/ny_freeway_to_boulvard_rochester.aspx
https://www.fhwa.dot.gov/ipd/project_profiles/ca_transbay_transit.aspx


 
   

 
      

   
 

     
   

  
 

  

Value Capture Implementation Team 

Potential VC Implementation Steps 
 Engage with developers/city/county to gauge their 

interests and work towards commitment 
 Assess VC feasibility VC implementation roadmap 
 Develop Specific Plan (SP) and CIP for VC opportunity 

areas (OAs) 
 Conduct SP-based nexus study for coding DIF fee 

schedule into city ordinance 
 Set up Qualified Opportunity Zones (QOZ) investment 

fund(s) dedicated to VC OAs 
 Start TIF/SAD district formation process as early as 

possible 
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Questions & Answers 

Thay N. Bishop 
Thay.Bishop@dot.gov or 
ValueCapture@dot.gov 
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Value Capture Strategies as Economic Development Tools: Rethinking Tapping Value Capture Strategies to Improve Aging Infrastructure and 
Spur Economic Development Highways in Cities 

February 9, 2023 
Peter J. Park 11:00 am – 1:00 pm  MST 



C H O I C E 
Definition of Public Improvement 







 Ian Lockwood P.E. 



 

 
 

  
   

  

 
 

  
  

 

  

Definition of "Public Improvement” 

...means a building or construction 
work which is constructed under 
the control of a governmental 
entity and is paid for in whole or in 
part with funds of the government 
entity… 

…means any beneficial or valuable 
change or addition, betterment, 
enhancement or amelioration of or 
upon any real property, or interest 
therein, belonging to the City, 
intended to enhance its value, 
beauty or utility or to adapt it to 
new or further purposes. 



 

OPPORTUNITY 
Aging Infrastructure Return 

to City 
Successful Examples Globally 







 

 

 

 
 

 

  

1. Passenger travel trends no longer closely 
track economic trends. 

2. Changes in gas prices have weak impact 
on VMT. 

3. The urban form of American cities is 
changing. 

4. Socio-demographic trends have potentially 
lasting effects on travel demand. 

5. Individuals belonging to all generations 
are frequent users of modern 
technologies. 

6. Technology-enabled shared mobility 
services are lessening necessity of private 
vehicle ownership. 







 

DESIGN FLAW 
Limited Access vs Urban Street Networks 

Cities are for People 







  

 
  

 

“...frequent streets and short blocks 
are valuable because of the fabric 
of intricate cross-use that they 
permit among the users of a city 
neighbourhood.” 

Jane Jacobs 



 

 
 

 

Building of a highway “has about 
the same result upon vegetation 

an atom bomb.” 

and human structures as the 
passage of a tornado or the blast of 

Lewis Mumford 
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Network Performance 
6 x 4 Travel Lanes 6 x 4 Travel Lanes 
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GREATER CAPACITY 
 Access/Route Options 
 Walkability 
 Development Options 
 Clearance Time 
 Signal Phase 
 Lower VMT 











 

CAPACITY 
Adding Choices & Placemaking 

vs 
Solving Congestion 



 Ian Lockwood P.E. 















 

R O I 
Prioritize ROI for the Local Community 

Value Added/Value Capture 





 
“We shall solve the problem of the city by leaving the city” 

Henry Ford, 1922 





T O D 
Transit Oriented Development 



D O T 
Development Oriented Transportation 









P O T 



P O T 
PLACE Oriented Transportation 





PLAN NOW 
An Urban Vision 

A Community Vision 











 

   
 

      

Rethink 794 in MKE, Reconnect the Grid! 

What if Milwaukee’s downtown transportation system 
reflected the city we are today? 

Photo Credits: Before Photo by Jason Carter After Rendering by Taylor Korslin 

https://www.rethink794.com/


 

   
 

      

Rethink 794 in MKE, Reconnect the Grid! 

What if Milwaukee’s downtown transportation system 
reflected the city we are today? 

Photo Credits: Before Photo by Jason Carter After Rendering by Taylor Korslin 

https://www.rethink794.com/


CODE IT 
Clear & Predictable Regulations 















 
 

OWN IT 
Prioritize Swift Land Transfer 
Unencumbered Land Local 

Control 















LEADERSHIP 
“All Politics is Local” 







CONCLUSION 



 “Land, they’re not 
making it 
anymore” 



  “Nobody goes there nowadays, it’s too crowded”
Yogi Berra 



 

    
 

  
 

 

  

SUCCESS REQUIRES 
1. Strong community support with extraordinary leadership and

political will 
2. An urban vision for the city (not dominated by the automobile) 

that prioritizes the short trip vs the long trip 
3. Decision processes driven by long-term community investment 

versus spending federal allocations on projects within given 
timeframes. 

4. ROI priority for the Local Community 
5. Local Land Control 
6. Recognizing it’s not technical, it’s Political 



Rochester’s Inner Loop 
Transformation(s) 
ERIK  FRISCH,  DEPUTY  COMMISSIONER  

ANNE DASILVA  TELLA,  DIRECTOR OF  DEVELOPMENT  

CITY  OF  ROCHESTER  

DEPARTMENT OF  NEIGHBORHOOD  &  BUSINESS DEVELOPMENT  

Malik D. Evans, Mayor City of Rochester, NY 

   

   

  

   

    



   

    

Topics 
• Background and Context 

• Inner Loop East: Setting the Stage 

• Inner Loop North 

• Project Goals 

• Community Guidance 

• Concept Analysis 

• Preferred Concept 

• Roadway Impacts 

Malik D. Evans, Mayor City of Rochester, NY 2 



 
  

 

  

  

 

    

Rochester? 
City Population: 211,000 
Metro Population: 1.2 million 

Kodak, Xerox, Bausch & Lomb 

Frederick Douglass and Susan B. Anthony 

Lake Ontario, Erie Canal, Finger Lakes 

Closer to Toronto than NYC 

Go Bills 

Not MN 

250 miles 

Malik D. Evans, Mayor City of Rochester, NY 3 



 

    

Historic Context – 1940s through 1970s 

Malik D. Evans, Mayor City of Rochester, NY 4 



    

    

Downtown Rochester – 1930 vs 1960 
1930 Population 
City: 328,132 
County: 423,881 (77%) 
MSA: 638,975 (51%) 

1960 Population 
City: 318,611 

County: 586,387 (54%) 
MSA: 854,652 (37%) 

Malik D. Evans, Mayor City of Rochester, NY 5 



  

    

Downtown Rochester –2015 

2010 Population 
City: 210,565 
County: 744,344 (28%) 
MSA:1,114,402 (19%) 

Malik D. Evans, Mayor City of Rochester, NY 6 



 

    

Highways & Redlining 

Malik D. Evans, Mayor City of Rochester, NY 7 



 

    

Highways & Redlining 

Malik D. Evans, Mayor City of Rochester, NY 8 



  

    

A Quick Summary 
Demolition of Homes, Businesses; Loss of Social Networks 

Never Lived up to Traffic Expectations 

Contributed to Suburbanization & Segregation 

Walled off Downtown from Adjacent Neighborhoods 

Depressed Property Values, Discouraged Growth 

Safety, Noise, Quality of Life Impacts 

Deteriorating Condition Required Costly Repair 

Malik D. Evans, Mayor City of Rochester, NY 9 



 
     

  

  

 

 

  

    

Planning Process 
1990 – Removal Called for in Vision 2000 Plan for Downtown 

2001 – Inner Loop Improvement Study Completed 

2003 – Center City Master Plan 

2005 – State & Federal Design Funding Secured 

2007 – Downtown Community Design Charrette 

2009 – Formal Scoping Process Begins 

Malik D. Evans, Mayor City of Rochester, NY 10 



  

 

  

   

  

     

    

Why Highway Removal? 
 Equitable Outcomes 

 Right Size Overbuilt Infrastructure; Reduce Lifecycle Costs 

 Reconnect Neighborhoods, Restore Historic Street Grid 

 Enhance Walkability, Bike-ability of Urban Core 

 Generate Investment, Economic Development 

 Inner Loop East – Completed 2017; Inner Loop North – Planning Phase Complete 

Malik D. Evans, Mayor City of Rochester, NY 11 



   

 

   

     
   

 

 

 

 

    

Inner Loop East Highway Removal 
TIMELINE COST 

 Planning Study – Completed 2001  Design: ~$3 million 

 Scoping & Preliminary Design – 2009 to 2013  Construction: ~$21 million 

 Final Design – Summer 2013 to Spring 2014 FUNDING 

 Bid & Award – Summer 2014  Federal: $~20 million 

 Construction – Fall 2014 to Fall 2017  State: $3.5 million 

 Infill Development – Began Spring 2018 & Ongoing  City: $0.4 million 
 ~6 acres new land leveraging over 500 housing units 

(>60% below AMI), hotel, museum expansion, 
commercial space 

Malik D. Evans, Mayor City of Rochester, NY 12 



  

    

Downtown Rochester - 2015 

Malik D. Evans, Mayor City of Rochester, NY 13 



  

    

Downtown Rochester - 2021 

Malik D. Evans, Mayor City of Rochester, NY 14 



    

    

N Union St at Charlotte St - 2012 

Malik D. Evans, Mayor City of Rochester, NY 15 



    

    

N Union St at Charlotte St - 2021 

Malik D. Evans, Mayor City of Rochester, NY 16 



     

    

N Union St at Broad St - 2014 

Malik D. Evans, Mayor City of Rochester, NY 17 



     

    

N Union St at Broad St - 2021 

Malik D. Evans, Mayor City of Rochester, NY 18 



     

    

N Union St at Adventure Pl - 2012 

Malik D. Evans, Mayor City of Rochester, NY 19 



     

    

N Union St at Adventure Pl - 2022 

Malik D. Evans, Mayor City of Rochester, NY 20 



    
     

    

Inner Loop East Development Sites 

Six acres; seven development sites ranging in size. 
Created naturally by reconnecting the existing street grid. 

Malik D. Evans, Mayor City of Rochester, NY 21 



 

 

    

    

Acquisition & Development Timeline 

2014 2016 Q1 2016 Q2 2016 Q3 

Land use and Public RFPs – 1st set Land Acquisition 
design studies meetings from NYS DOT 

2018 Q1 2019 Q3 2023 

First building First Certificate of Land sales & construction 
permit issued Occupancy continue… 

Malik D. Evans, Mayor City of Rochester, NY 22 



 

    

 

    

Development Goals 
 Reintegrate divided neighborhoods 
 Increase downtown residential units 
 Activate ground floor uses 
 No surface parking lots fronting on the new Union Street 
 Increase density 
 Creative design and high “wow” factor 

Malik D. Evans, Mayor City of Rochester, NY 23 



  
 

  
 

 
 

    

Community Benefit Goals 
 Affordable units in market-rate projects 
 Publicly accessible green/open space 
 Income diversity in every building 
 MWBE and workforce goals 

 30% MWBE 
 25% city resident workforce 
 20% minority workforce 
 6.9% women workforce 

Malik D. Evans, Mayor City of Rochester, NY 24 



  
   

    

Land Acquisition & Sale Values 
 Land acquisition at 50% of value 
 Basis for land appraisal – surplus vs. highest & best use 
 Sale of land by City at highest and best use value (mixed 

use) 

Malik D. Evans, Mayor City of Rochester, NY 25 



 
  

  
 

   
  

    

Preparation for RFPs & Development 
 Environmental review (SEQR) done on projected build-out of 

entire six-parcel property 
 Shelter Rent and other PILOT available to affordable housing 

and mixed-use market-rate developments respectively 
 Availability of low interest loans from City (1% for 15 years) 
 City also put out an Opportunity Zone prospectus 

Malik D. Evans, Mayor City of Rochester, NY 26 



    

  
  

  
  

    

 

    

Sources of Project Development Funds 

New York State Housing and Community Renewal (HCR) 
Traditional bank financing 
Private equity 
Philanthropic capital campaign (The Strong Museum of Play) 
Opportunity Zone (private and not confirmed) 
City HOME loans from (HUD entitlement) 
City cash capital loans and grant 
Supportive Housing grants from various State agencies 
 Formerly incarcerated 
 People living with aids 

Malik D. Evans, Mayor City of Rochester, NY 27 



 

 
 

 
 
   

  
 

   
    

   
  

   

    

Development Projects Stats 
Housing Units 

Site Name / 
Unit Type 

City Affordable AMI 

50% 60% 80% 

100% AMI 
& Market 

Rate 

TOTAL 
Housing 

Units Jobs 
Commercial 

Sq. Ft. 
Total  Devt. 

Cost ($) 

ILE 1 34 16 50 2.5 - 12,037,000 
ILE 2 63 36 13 112 10 30,927,962 
ILE 3 8 43 21 72 3 18,788 20,926,000 
ILE 4 & 5 8 71 157 236 145 135,629 120,000,000 
ILE 6 5 5 0 - 1,420,000 
ILE 7 35 14 10 59 9 2,096 17,543,000 

TOTALS 106 135 105 188 534 170 156,513 202,853,962 
346 

35% 65% 100% 

Malik D. Evans, Mayor City of Rochester, NY 28 



    

    

Land Use Design Guideline & Vision
vs. Reality 2014 

2022 

Malik D. Evans, Mayor City of Rochester, NY 29 



 
  

   

  
  

 
 

 

    

Overall Value Summary 
 $22 million public investment in a transportation project 

 Creating approximately six (6) acres of development-ready parcels 
on seven (7) sites 

 Resulting in: 
 $200 million in private investment 
 152,000 square feet of commercial space 
 530 housing units 
 170 permanent jobs (FTE) 
 2,489 construction jobs 
 Property values/assessment BEFORE and AFTER… 

Malik D. Evans, Mayor City of Rochester, NY 30 



 
 
   

 

    

Value Summary Continued…
Land Assessment Before/After 

Inner Loop 
East Parcels 

State Appraised 
Value as Surplus 

Land - 2015 

Acquisition Cost from 
State DOT - 2016 

City Appraised 
Value (2016-17) 

City Assessed Value 
(Dec. 2022) 

Site 1 $255,000 $2,500,000 
Site 2 $600,000 $3,997,400 
Site 3 $340,000 $3,800,000 
Site 4 $440,000 $5,080,000 
Site 5 $800,000 $8,650,000 

Site 6** $65,000 $63,000 
Site 7** $245,000 $195,000 

TOTAL $551,250 $275,625 $2,745,000 $24,285,400 
** Site not yet developed 

Malik D. Evans, Mayor City of Rochester, NY 31 


Sheet1

		Inner Loop East Housing Units, Jobs, Etc.

		Updated: 11/3/21

				Housing Units

				City Affordable AMI																Needs updating

		Site Name / Unit Type		50%		60%		80%		100% AMI & Market Rate		TOTAL Housing Units		Jobs		Commercial Sq. Ft.		Total Devt. Cost ($)		City Funds Contributed		Council approved		Closed on land sale		Construction Started?		Construction Ended?

		ILE 1				34				16

Nabozny, Lindsay A.: Nabozny, Lindsay A.:
16 units at 90% AMI		50		2.5		- 0		12,037,000		300,000		Yes		Yes		Yes		Yes

		ILE 2		63		36		13				112		10				30,927,962		1,500,000		Yes		Yes		Yes		No

		ILE 3		8		43		21				72		3		18,788		20,926,000		- 0		Yes		Yes		Yes		Yes

		ILE 4 & 5				8		71		157		236		145		135,629

Dasilva tella, Anne A.: Dasilva tella, Anne A.:
Includes 117,800 of hotel space		120,000,000		- 0		Yes		Yes		Yes		No

		ILE 6								5		5		0		- 0		1,420,000		- 0		Yes		Yes		No

		ILE 7		35		14				10

Nabozny, Lindsay A.: Nabozny, Lindsay A.:
10 units at 90% AMI						

Dasilva tella, Anne A.: Dasilva tella, Anne A.:
Includes 117,800 of hotel space		59		9		2,096		17,543,000		- 0		No		No		No

		TOTALS		106		135		105		188		534		169.5		156,513		202,853,962		1,800,000

				346

						65%				35%

		Notes:

		ILE Site 1 – Home Leasing constructed 50 affordable housing units, they are 100% leased.  Included are 8 supportive housing units, with partner Spiritus Christi Prison Outreach for households with formerly incarcerated members.

		ILE Site 2 – Christa Development Corporation and CSD Housing are constructing 112 affordable housing units.  Included are 55 units of supportive housing serving frail/elderly and/or military veteran households that are formerly homeless or at risk of homelessness.

		ILE Site 3 – Home Leasing is in the early stages of lease-up of 72 affordable housing units, a pharmacy and a restaurant. Included are 21 units of supportive housing, partnering with Trillium health for related services to frail/elderly and/or persons living with AIDS and formerly homeless or at risk for homelessness.

		ILE Site 4 & a portion of ILE Site 5 – Konar is building five buildings comprising 236 housing units and 18,000 square feet of commercial space for shops. Construction is complete on Buildings D & E is complete, and all 122 completed units are 100% leased. The remaining buildings are anticipated to be completed in Spring 2022.

		Remainder of ILE Site 5 – Indus Hospitality will construct a 125 all-suites hotel. Indus has closed on the land sale and construction began in summer 2021.

		ILE Site 6 – Capstone Development will construct five townhomes. Capstone has closed on the land sale.  Anticipated Spring 2022 construction start.

		LE Site 7 – Pathstone will construct 59 affordable housing units and first floor commercial space.  The project was not funded in the January 2021 NYS HCR funding round, PathStone will reapply during the next funding round.  Included are 21 units of supportive housing, partnering with Trillium health for related services to frail/elderly and/or persons living with AIDS and formerly homeless or at risk for homelessness.
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Presentation Version

						Housing Units

						City Affordable AMI

				Site Name / Unit Type		50%		60%		80%		100% AMI & Market Rate		TOTAL Housing Units		Jobs		Commercial Sq. Ft.		Total Devt. Cost ($)

				ILE 1				34				16

Nabozny, Lindsay A.: Nabozny, Lindsay A.:
16 units at 90% AMI		50		2.5		- 0		12,037,000

				ILE 2		63		36		13				112		10				30,927,962

				ILE 3		8		43		21				72		3		18,788		20,926,000

				ILE 4 & 5				8		71		157		236		145		135,629

Dasilva tella, Anne A.: Dasilva tella, Anne A.:
Includes 117,800 of hotel space		120,000,000

				ILE 6								5		5		0		- 0		1,420,000

				ILE 7		35		14				10

Nabozny, Lindsay A.: Nabozny, Lindsay A.:
10 units at 90% AMI						

Dasilva tella, Anne A.: Dasilva tella, Anne A.:
Includes 117,800 of hotel space		59		9		2,096		17,543,000

				TOTALS		106		135		105		188		534		170		156,513		202,853,962

						346

								65%				35%		100%







Assessment vs Appraised



				Inner Loop East Parcels		State Appraised Value as Surplus Land - 2015		Acquisition Cost from State DOT - 2016		City Appraised Value (2016-17)		City Assessed Value (Dec. 2022) 

				Site 1						$255,000		$2,500,000

				Site 2						$600,000		$3,997,400

				Site 3						$340,000		$3,800,000

				Site 4						$440,000		$5,080,000

				Site 5						$800,000		$8,650,000

				Site 6**						$65,000		$63,000

				Site 7**						$245,000		$195,000



				TOTAL		$551,250		$275,625		$2,745,000		$24,285,400

				** Site not yet developed







  
      

 
  

  

    

Lessons Learned to be Applied to ILN 
 Start to gather data for future value capture analysis very early on

in the process

 Keep diversity and inclusion up front and prominent in decision
from very early on

 Balance expectations with actual market realities with respect to
anticipated land use
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Inner Loop North 
Plan developed with three primary goals: 

 Equitable Outcomes
 Support needs of current and future residents
 Minimize displacement of existing residents & businesses
 Identify new housing opportunities

 Neighborhood Restoration
 New investment & job opportunities
 Community-based development
 Promote reuse of vacant/underutilized land

 Connectivity & Accessibility
 Reconnect neighborhoods at human scale
 Multi-modal accessibility for all
 Eliminate the highway and enhance access to riverfront
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Inner Loop North – Existing 
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Inner Loop North – Existing 
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Inner Loop North – Study Process 
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Community Engagement

2020 2021

Existing Conditions Analysis

Analyzed existing demographic and 
land use conditions in the study area. 

Transportation + Traffic Analysis 

Analyzed and modeled traffic patterns to test the 
performance of each of the altenartives.

Concepts Analysis 

Explored six  
concepts for the 
redesign of  
the corridor.  

Preferred Concept Selection 

Identified and refined the  
preferred concept in accordance 
with feedback. 

Market Analysis 

Projected demand in for 
residential, retail, office, 
and light industrial real 
estate in the study area. 



Inner Loop North – Design Concepts  
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Concept 1 
Urban Restoration 

Concept 2 
Central Commons 

Concept 3 
Community Connection 

Concept 4 
490 Connection 

Concept 5 
Downtown Bypass 

Concept 6 
Restore the Grid 



 

    

Inner Loop North – Design Concepts 
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Block size

Walkability

Pe
de

st
ria

n 
re

al
m

The more circles filled in, the 
better a concept compares.
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Evaluation criteria

Increase in street trees

Traffic volumes pushed 
to other streets

New developable land 
created

New green space created 

Supports existing land uses

Restoration of Franklin 
and Anderson Parks

Construction cost

Green space at WOI School

Long-term maintenance costs

Traffic speed

Bikeability

Reduction of impervious 
surfaces

Preferred 
concept

Concept 1 
Urban Restoration

Concept 2 
Central Commons

Concept 3 
Community
Connection

Concept 4 
490 Connection

Concept 5 
Downtown Bypass

Concept 6 
City Grid 
Restoration



 

 

 

   

 

 

 

    

Inner Loop North – Public Engagement 
Public Engagement Critical to Success 

 10 Public Workshops

 >20 Stakeholder Meetings

 7 CAC Meetings

 7 TAC Meetings

 13 Racial Equity Subcommittee Meetings

 >300 Survey Responses

 >6,500 Website Views

 >22,000 Direct Mailers Sent
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Inner Loop North – Existing 
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Inner Loop North – Preferred Concept 
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Inner Loop North – Preferred Concept 

Restored Green Space 
/ Franklin Square 
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Inner Loop North – Preferred Concept 
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Inner Loop North – Preferred Concept 
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Inner Loop North – Next Steps 
TIMELINE COST 

 Planning Study – Spring 2020 to Summer 2022  Design: ~$8M 

 Preliminary Design – Spring 2023 to Summer 2025  Construction: ~$90M 

 Final Design – Summer 2025 to Summer 2026 FUNDING 

 Bid & Award – Fall/Winter 2026/27  State: $100M for Design & Construction 

 Construction – Spring 2027 to Fall 2028 

 Infill Development – Could begin Spring 2028 
 >20 acres of new land to be created 
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Thank You! 

Erik Frisch, Deputy Commissioner 
Dept. of Neighborhood & Business Development 
City of Rochester 
City Hall, 30 Church St, Room 005A 
Rochester, NY 14614 

erik.frisch@cityofrochester.gov 

www.cityofrochester.gov 

Anne DaSilva Tella, Director ofDevelopment 
Bureau of Housing & Business Development 
City of Rochester 
City Hall, 30 Church St, Room 005A 
Rochester, NY 14614 

anne.dasilvatella@cityofrochester.gov 

www.cityofrochester.gov 
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