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Recommendations are made with the 
understanding that revitalization cannot occur 
in a vacuum.  A revitalization plan is defined 
for the entire surrounding neighborhood, 
linking commercial development 
to residential growth, employment 
opportunities, transportation and public 
space improvements.  The resulting plan for 
the future is an attainable vision that includes 
improvements to the Buffalo Municipal 
Housing Authority properties, the local 
commercial thoroughfares and areas integral 
to the neighborhood’s commercial vitality. 

Study Area
The core study area consists of Perry Street 
and South Park Avenue, extending from 
Michigan Avenue east to Hamburg Street.  
Our inventory and analysis studied the 
conditions facing each of the properties and 
structures along and between these corridors.  
Further analysis stretched beyond the 
corridors, evaluating the economic markets 
of the entire Perry Choice and First Ward 
neighborhoods, in addition to other relevant 
areas of the city.

The South Park Avenue & Perry Street 
Commercial Revitalization Plan & Market 
Strategy defines a blueprint for the district’s 
commercial rebirth, with a new purpose.  
The plan is built upon a multi-faceted 
market analysis, public outreach program 
and in-depth inventory of the neighborhood 
and surrounding assets.  The project team 
evaluated the potential for commercial 
district growth based upon the existing 
neighborhood market, local retail needs and 
the potential to draw new consumers into 
the district.  The analysis also considered 
the potential of future growth, responding 
to planned residential and mixed use 
developments surrounding the study area.  
Additionally, it looks to build upon the 
area’s many significant assets: an industrial 
waterfront, the Buffalo Creek Casino, 
Canalside, the Larkin District and a proximity 
to downtown.

Project Overview Perry Street Corridor
South Park Avenue Corridor

BUFFALO MUNICIPAL HOUSING AUTHORITY
Perry Choice Neighborhood   COMMERCIAL REVITALIZATION PLAN

Corridor Study Areas

Perry Choice Neighborhood   COMMERCIAL REVITALIZATION PLAN
January 2013

Figure 1: Project Area Corridors
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The Perry Choice Planning Initiative

public space to establish linkages from the 
neighborhood to downtown, the waterfront, 
the First Ward as well as other major anchor 
development projects.  The Market Strategy 
combines the neighborhood’s location, 
history, waterfront and significant assets to 
create a significant new brand within the 
Buffalo-Niagara region.  The resulting product 
is a mixed-use neighborhood that serves both 
the local needs of residents and draws visitors 
from throughout the region.  

residents to earn a living wage and 
that helps children do well in school, 
graduate on time, and go on to college 
and/or obtain a job with a meaningful 
career ladder.  This goal will be achieved 
by developing a transformative plan 
that centers on People, Housing and 
Neighborhood. 

The Commercial Revitalization Plan 
and Marking Strategy envisions an 
attainable, revitalized mixed-use 
neighborhood.  It builds upon the 
Commodore Perry Transformation Plan that 
will see the reconstruction of public housing 
into a truly mixed-income, contemporary 
urban development.  The plan complements 
this effort with a vibrant commercial 
environment and re-imagined public realm, 
defining a strategy to provide residents of 
the Commodore Perry Homes and the larger 
Perry Choice and First Ward neighborhood 
with retail and service.  It also utilizes 
commercial development and redeveloped 

This project is an important aspect of the 
larger BMHA Perry Choice Neighborhood 
Planning Initiative.  The BMHA Perry Choice 
Neighborhood (PCN) planning initiative is a 
collaborative led by the Buffalo Municipal 
Housing Authority (BMHA) and the University 
at Buffalo Center for Urban Studies, through 
funding from the US Department of Housing 
and Urban Development (HUD). Its goal is 
to develop a plan for transforming the BMHA 
Perry Choice Neighborhood into a vibrant 
community of opportunity which enables 

Figure 2: BMHA Perry Choice Neighborhood Planning Grant Site Map
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The redevelopment of the South Park Avenue and Perry Street corridors will bring a new dimension to the Commondore 
Perry Transformation Plan to redevelop the Commodore Perry Development as a vibrant, mixed income neighborhood.  
Complementing this visionary effort, the Commercial Revitalization Plan will reconnect Commodore Perry to surrounding 
assets and facilitate opportunities for commercial redevelopment.  The end result will be the City of Buffalo’s only mixed-use 
waterfront neighborhood, integrating daily city life with the lifestyle and recreational opportunities of an urban waterfront.  
This neighborhood will emerge as Buffalo’s next great place, offering unique living environments, local employment 
opportunities, retail and restaurants.

A Vision: Buffalo’s Mixed-Use Riverfront Neighborhood

N e i g h b o r h o o d  V i s i o n  S t a t e m e n t P r o j e c t  P u r p o s e
The BMHA Perry Choice Neighborhood, one of 

Buffalo’s original settlements, has rediscovered its 
connection to the Buffalo River and linkages with 
its surrounding neighborhoods. It is a revitalized 
and diverse walkable community. Its population 

thrives in a mixed-use environment of residential, 
commercial, industrial and recreational uses. Perry 

Choice invites visitors from near and far to its 
riverfront location to discover its appeal as a place 

to live, work and play.

The Commercial Revitalization Plan and 
Market Strategy provides a framework to guide 
commercial development and economic growth 
in and around the Perry Choice Neighborhood’s 
South Park Avenue and Perry Street Corridors.  
The plan establishes revitalization goals and 
identifies action steps ne cessary to support 
commercial growth within the Perry Choice 

Neighborhood Commercial District.   
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Goals & Objectives 
G O A L
Provide employment 

opportunities for 
residents of the Perry 

Housing and First 
Ward

G O A L
Strengthen the Brand 
of the BMHA Perry 

Choice Neighborhood 
by relating it to the river 
and surrounding assets

Objectives:
• Identify a regional 

employment niche for 
the BMHA Perry Choice 
Neighborhood and 
cater marketing and 
neighborhood development 
to attracting businesses 
within that niche

• Improve development sites 
in the neighborhood by 
enhancing physical access

• Create opportunities for 
local entrepreneurs to 
establish and expand 
businesses

Objectives:
• Use green linkages to create 

a recreation and open space 
system that extends from the 
Buffalo River to Interstate 
190

• Identify north-south 
development opportunities 
that allow new development 
to extend from South Park/
Perry into the First Ward

• Establish a series of 
focal points throughout 
the neighborhood and 
waterfront to highlight the 
history and character of the 
entire area

G O A L
Serve the local 

population’s retail and 
service needs

G O A L
Attract visitors from  

nearby tourism anchors 
to spend money in the 

district

Objectives:
• Establish retail opportunities 

in locations convenient 
to the Commodore Perry 
Homes

• Ensure high quality 
pedestrian connections 
between all housing and 
commercial development

• Identify means to augment 
the local retail market with 
consumer spending from 
commuting and visiting 
populations

Objectives:
• Strengthen neighborhood 

linkages between South 
Park Avenue and major 
attractions such as the 
Buffalo River, the Buffalo 
Creek Casino, First Niagara 
Center and the Canalside 
development

• Improve the aesthetic appeal 
of the neighborhood’s 
building stock, landscapes 
and streets
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Neighborhood Framework
The local context for redevelopment will 
be improved through an enhanced physical 
framework of streets, gateways, trails and open 
spaces.  Complete Streets, incorporating all 
modes of travel should be developed on all 
major thoroughfares and connections.  An 
integrated trails and open space network 
will create a unique physical setting, directly 
linking the Perry Choice project area to three 
waterfront parks, a central recreation park and 
populations throughout the First Ward and 
Valley communities.  Central to this network, 
the former Delaware and Lackawanna 
(DL&W) rail right of way, no owned by the 
NFTA, should be redeveloped as a multi-use 
Path through the neighborhood.  The tall earth 
mounds that remain from the original viaduct 
offer varied and extremely unique views of the 
entire city.  This trail should connect with on-
street bicycle lanes that will link to residents 
and the larger Buffalo Niagara Greenway and 
Outer Harbor trail Systems.

The revitalization of the commercial nodes 
within the project study area is dependent 
upon a comprehensive approach to growth 
for the entire neighborhood.  Traffic along the 
transportation arterials that once supported 
vibrant commercial strips along South Park 
Avenue and, earlier, Perry Street, has been 
redistributed to the city’s highway arterials.  

The local market will not presently support 
significant new retail and commercial growth.  
However, by growing the residential base, 
strengthening connections to neighboring 
assets and improving the public realm, the 
area can experience long-term, sustained 
commercial growth and establish itself as 
Buffalo’s showcase waterfront neighborhood.

  

Opportunities for Growth
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services on the streets surrounding the casino, drawing 
patrons into the neighborhood to eat, drink and extend 
their stays.  To the north, East and West Market Streets 
should re-emerge as a commercial and retail center, 
redeveloped as an artistic muse: a shared street space 
accommodating cars, pedestrians as well as semi-
permanent extensions of indoor uses, including restaurants, 
entertainment and retail.  The development is capped 
with the redevelopment of the former Coffee Rich building 
as boutique hotel accommodations.  West of the casino, 
Michigan Avenue should see new commercial development 
at the corners of South Park and Perry street, while 
supporting a transitional space to the interior that serves 
both as parking as well as public event space to support the 
casino.  Urban Entertainment Campus

Located at the western end of the project 
area, the Urban Entertainment Campus 
is anchored by the Seneca Nation of 
Indians’ (SNI) $130 million Buffalo Creek 
Casino project that is expected to draw 1.8 
million visitors annually.  SNI is partnering 
with local well known Buffalo restaurants 
to feature their culinary favorites and 
complement local businesses in the Buffalo 
area.  The Urban Entertainment Campus 
aims to provide retail and entertainment 

District Plan
The District Plan organizes future 
land uses within the project area to 
achieve the vision set forth in the 
planning process.  Following are 
the key development areas for the 
Buffalo Riverfront Neighborhood.

Urban Entertainment Campus

Waterfront Village

Employment & Retail Spine

Education Complex

Heritage Center

Transition Commercial/Residential

Mixed-Use & Hamburg Commercial

Parks & Public Waterfront 

Buffalo Riverfront Greenway Trail

Gateway Location

Figure 3: Future Land U
se C

oncept

Figure 4: Urban Entertainment District View to Northeast
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Employment Spine
Louisiana Street will emerge as a retail and 
employment corridor, serving the local 
residents as well as commuter traffic.  Taking 
advantage of the street’s direct link between 
Interstate 190 and the Outer Harbor, the 
district is poised for growth.  Located on the 
northwest corner of Louisiana and South 
Park is a 12,000 square foot grocery store, 
anchoring a commercial intersection and 
providing much needed retail for surrounding 
residents.  The remainder of the intersection 
is built out to provide a mix of medium-scale 
retail spaces (4,000 – 6,000 square feet) 
or commercial space for office and service 
employment.  Direct access to Interstate 190 
makes the area well suited to provide support 
services for a growing hospitality industry 
in Downtown Buffalo and throughout the 
region.  

historic industrial buildings on Chicago Street, 
are re-developed into loft apartments.  There 
will be 300 new waterfront residents within 
the commercial center and surrounding 
residential zones, supporting retail and 
restaurant development throughout the 
district.  Equally important, this will create 
a new built landscape, improving the 
aesthetic appeal and function of the entire 
neighborhood.

Waterfront Village
The neighborhood is linked to its greatest 
asset, the Buffalo River, through the 
development of a new Waterfront Village.  
The Waterfront Village is comprised of a 
mixed-use retail center extending from 
South Park Avenue to the Buffalo River, from 
Michigan Avenue to Chicago Street, along the 
Buffalo Riverfront Trail.  The centerpiece of 
this development is a re-purposed New York 
Central Freight Terminal into an indoor, pop-
up retail market.  Commercial development 
along Ohio Street can take advantage of a 
unique location opposite the Buffalo River, 
providing the opportunity for restaurant 
space, sporting goods and recreation retail, a 
niche than cannot be found anyplace else in 
the city.  This is also an excellent location for 
an outdoor recreation outfitter and charter 
establishment to capitalize upon the Buffalo 
River as well as the expanded waterfront 
trails system.  Moving south is a supporting 
waterfront residential neighborhood. This 
area offers townhouse units fronting the 
water, as well as multi-unit apartments along 
Chicago Street.  The Cooperage, a group of 

Figure 5: Waterfront Village View to Southwest
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Hamburg Commercial Node
Extending west from Hamburg Street 
to Alabama street, infill commercial 
development will replace the structures 
that have been lost.  Featuring the potential 
for retail spaces up to 3,000 square feet, 
this infill will serve to strengthen an historic 
commercial node as the neighborhood’s 
population rebounds.

Build-Out Potential
The full, 20-year build-out potential of the 
Commercial Revitalization Plan, as laid out 
on pages 12 and 13 is the following:

Heritage Center
An existing Commodore Perry Homes complex 
on the northwest corner of Louisiana and Fulton 
Street will be restored and redeveloped as a 
living museum of public housing in America.  
Representing the original era of public housing 
projects in the United States, this complex will 
showcase a way of living unique from many 
Americans, depicting the history of public 
housing and archiving the rich heritage of the 
Commodore Perry Homes.  This complex will 
anchor a larger Heritage Trail throughout the 
Buffalo Riverfront Neighborhood.

Transition Commercial
Live-work units will be developed in the 
mid-block areas between intersections along 
South Park Avenue.  These units feature a 
flexible building style that reflects the urban 
form of commercial space, but can be used 
for residential.  Ideal for entrepreneurs with 
emerging business concepts, these spaces offer 
the opportunity for expansion of commercial 
development in the future without wholesale 
building reconstruction, should the market 
demand additional growth.

Education Complex
Once Public School #53 vacates the building 
at 425 South Park Avenue, the building 
will be rededicated as a Buffalo Alternative 
School.  As a means to provide a better 
experience for students and allow the 
school to become a positive tenant of hte 
neighborhood, the building should connect 
to recreational and open space assets nearby.  
The school should include directly linking the 
facility with Father Conway Park to provide 
state of the art sports and recreation facilities 
and creating an educational campus.  The 
former police building on Louisiana Street 
should be retrofitted as sports facility for the 
school, housing locker rooms, training rooms 
and indoor meeting space.  This concept will 
also provide a caretaker for a portion of the 
park, ensuring maintenance and use on a 

regular basis.

Figure 6: Employment Spine

Use
Full 

Build-Out
Retail 200,000 sqft

Office 80,000 sqft

Office/Light Industrial 120,000 sqft

Entertainment 50,000 sqft

Museum 16,000 sqft

Community Service/Indoor Recreation 82,000 sqft

Residential 775 Units

Live-Work 41 Units

Table 1: Build-Out Potential
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Revitalization Design Plan
This plan is a conceptual build-out and revitalization of each of the 
districts in the Buffalo Riverfront Neighborhood. Included are a 
number of potential public and private anchor developments designed 
to brand the neighborhood and serve as development catalysts. The 
build-out is supported by recommendations for incorporation into the 
City’s GreenCode and design standards, ensuring that the form of new 
development occurs within this vision. Additionally, streetscape and 
building design standards to follow, will ensure that the neighborhood 
functions properly visually as well as physically for all modes of 
transportation. The table below quantifies the potential full build-out 
of the Revitalization.

Key Features of the Plan:

 1   Urban Entertainment Campus

 2   Buffalo Creek Casino

 3   Riverfront Village

 4   Public Riverfront Park & Access

 5   Restored Ohio Basin Inlet

 6   Father Conway Ohio Basin Park

 7   Transitional Commercial/Residential Infill

 8   Ohio Slip Greenway

 9   Buffalo Public Housing Cultural & Heritage  
      Museum and Research Center

 10 Hamburg Mixed-Use Infill Node

 11 Buffalo Riverfront Greenway TrailCommercial Revitalization Design Plan

11
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The Buffalo Riverfront Neighborhood is steeped 
in heritage and character.  In a way that no other 
neighborhood in the City of Buffalo does, the area 
integrates the landscapes of big industry, small 
commercial spaces and residential living.  Clapboard 
homes sit next door to a corner tavern and across 
the street from towering grain silos.  The unique 
character of the area should play a greater role in 
defining its brand

As the neighborhood experiences an economic 
rebirth, a reconstructed built environment will 
follow.  It is essential to protect the character of 
the neighborhood with new structures that will 
complement the historic building stock, considering 
use, scale, materials and design articulation.  
The graphics to the right illustrate proper infill 
development along the areas commercial and 
residential streets.  Furthermore, the diagrams depict 
multi-modal improvements to the thoroughfares 
themselves, instituting complete streets ideals into a 
functional circulation system that is safe and inviting 
for all modes of travel.

The Built Environment

Figure 8: Streetscape &
 D

esign G
uidelines G

raphics
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Social museums are growing in popularity 
throughout the world and they serve as 
centers for conversation and education 
about our social systems influence the way 
we live. Through interactive exhibits and 
displays the heritage museum will interpret 
the proud history of this place as the cradle 
of Buffalo’s development. The museum 
will anchor the heritage trail walking tour. 
Interactive exhibits could include changing 
exhibits interpreting the way of life in a single 
preserved apartment through the years – 
perhaps people would be interested in seeing 
how Rick James and his family lived? – as well 
as other aspects of life in the Ward and the 
projects.

Old First Ward is the Buffalo Public Housing 
Cultural and Heritage Museum and Research 
Center. The Museum and Center will be 
located in a restored and revitalized project 
building at the northwest corner of Louisiana 
and Fulton Streets: a 16,000 square foot 
facility with the potential to expand as facility 
needs dictate.

The center would interpret in three distinct 
areas:

• The heritage and culture of public housing 
in Buffalo and as a unit of the growing 
network of so-called social museums 
around the world, 

• The heritage and culture of the BMHA 
Perry Choice Neighborhood and Old First 
Ward,

• Our changing attitudes about the concept 
of home.

The Commodore Perry Homes have a proud 
legacy among public housing projects in 
Buffalo. The Buffalo Municipal Housing 
Authority created the projects from the 
fabric of Buffalo’s Old First Ward and one 
of its earliest commercial and industrial 
neighborhoods. From the start, the Perry 
Homes was a success – a melting pot of Irish 
and Eastern Europeans coexisted in a lively 
environment where jobs on the waterfront 
and in the grain mills were plentiful. Later, 
African Americans integrated the Perry 
Homes. Fond family memories of growing up 
there in the 1950s and 1960s reverberate still 
on some internet chat rooms and message 
boards.

As one of Buffalo’s earliest public housing 
projects – and among the first 75 or so 
such developments in the nation – the 
Commodore Perry Homes hold an important 
place in the history and culture of Buffalo 
and the nation. A future centerpiece of the 
heritage of the Commodore Perry Homes and 

Establishing a Cultural Draw
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The Perry Choice and Old First Ward Heritage Walking Tour
The purpose of the Perry Choice and Old First Ward Heritage Walking Tour is to provide a 
geographic context for the historic development of the neighborhood and to get visitors out to 
experience the neighborhood for themselves and to shop and dine.  A secondary purpose of 
the trail is to link the BMHA Perry Choice neighborhood with surrounding neighborhoods and 
heritage centers.  Trail establishes linkages between Perry Choice and the Erie Canal Harbor, the 
Michigan Avenue African American Heritage Corridor, the Hydraulics & Larkin District and Silo 
city.  The trail positions the project area as the central hub of the City’s most historic treasures.

The trail will offer three interpretive themes:

Labor and industry – Buffalo’s leadership in development of the grain silos, industrializing 
cooperage and other marvels of modern ingenuity interpreted alongside the history bitter and 
often violent labor disputes that took place here.

Government and politics – from General William J. “Wild Bill” Donovan to Jimmy Griffin, the 
Ward’s political figures and powerful government leaders left their mark on this community and 
many others, including Tammany Hall in New York.

Sports and entertainment – The neighborhood had legends in sport, such as Jimmy Slattery, 
who  boxed his way from Fulton Street to fame and William Aman who sculled his way into the 
history books from the Mutual Rowing Club in the Ward – he also belong to clubs in New York 
and Philadelphia. Michael Shea, founder of Shea’s Buffalo, is from the neighborhood as well.

The map on the following page identifies the major points of interest and their location along 
the trail.

The Buffalo Public Housing Cultural and 
Heritage Museum would use artifacts, 
records and oral histories to challenge and 
inspire visitors. The exhibits could pose tough 
questions and provide an interactive and 
safe place to explore answers. The museum 
would build upon the success of such centers 
as the Lower East Side Tenement Museum 
in New York. This fledgling museum offers 
only guided tours exploring its themes 
and introducing past tenants through its 
recreated apartment spaces; it had 180,000 
visitors in 2011 and regularly sells out of its 
most popular tours. In 2013, the National 
Public Housing Museum will open in the 
only remaining building of the historic Jane 
Addams Homes in Chicago. The Buffalo 
museum could be a unit of the International 
Coalition of Site of Conscience, providing it 
a network of potential visitors into which it 
could tap.
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unit of public housing is a perfect place to 
interpret how we have gone from doing well 
as a family with a couple of hundred square 
feet to requiring at least a couple of thousand 
square feet in which to live and to ask 
questions around that theme.  

The museum and heritage trail can expect 
to attract curious Buffalonians and former 
Buffalonians, serious students and scholars of 
its offerings and cultural heritage tourists: the 
wealthiest and most self-indulgent of visitors. 
The National Trust for Historic Preservation 
defines cultural heritage tourism as “traveling 
to experience the places and activities that 
authentically represent the stories and people 
of the past and present.” Cultural heritage 
tourists already flock to Buffalo and the 
Niagara Frontier. The Buffalo Public Housing 
Cultural and Heritage Museum and Research 
Center would add another destination for 
these travelers who demand authenticity in 
interpretive activities and destinations and 
very much appreciate fine dining, upscale 
lodging and even casino gambling.

• interpreting history through historic sites

• engaging in programs that stimulate 
dialogue on pressing social issues and 
promote humanitarian and democratic 
values as a primary function 

• sharing opportunities for public 
involvement in issues raised at the site

In addition to serving as a heritage and 
cultural museum, the site would be a 
research library, bringing scholars, academics 
and distinguished visitors from around the 
world for symposia and research activities 
around its themes. A unique aspect of its 
résumé could be a specialty in our changing 
of ideas of the notion of home. A former 

It’s an exciting opportunity for Buffalo 
to use the Perry Choice as a catalyst for 
positive change. This is from the website 
of the National Coalition for Dialogue and 
Deliberation:

This coalition is a growing world-wide network 
of organizations and individuals dedicated to 
teaching and learning how historic sites and 
museums can inspire social consciousness 
and action. The museums that are considered 
“sites of conscience” engage in programs that 
stimulate dialogue on pressing social issues and 
promote humanitarian and democratic values.

What is a site of conscience?
Whether it interprets great good or great 
evil, whether it preserves a cultural or an 
environmental resource, a historic site has 
unique power to inspire social consciousness 
and action. By opening new conversations 
about contemporary issues in historical 
perspective, historic sites can become new 
town halls, central to civic life and democracy. 
A site of conscience makes a commitment 
beyond its conventional role as a museum by:

The Market Arcade
617 Main Street, Suite M303
Buffalo, NY 14203

Tel (716) 852-2020
Fax (716) 852-3132
info@clintonbrowncompany.com
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The project area currently has a foothold 
in hospitality support.  Morgan Services 
manufacturers and maintains linen products 
for regional hotels and restaurants.  East 
Market Street is home to a restaurant supply 
business as well as Buffalo Niagara Hotel 
Realty.  With superior regional access due to 
the I-190 connection, as well as large floor 
plate industrial building spaces amenable to 
adaptive reuse, the area is suited to continue 
to capture additional support businesses 
for hospitality, including: staffing agencies, 
transportation, contract caterers, fixture 
suppliers and restaurants.

Food Packaging & Distribution
A growing regional opportunity in Buffalo-
Niagara is the packaging and distribution of 
locally-produced food products, filling the 
gap between producers and local retail and 
restaurants.  Presently there are 33 food 
wholesalers in the city, but none focused on 
connecting local food to local establishments.  
The project area’s strategic location at the 
heart of the region along major transportation 
routes make it a prime candidate to fill these 
gaps.

an outfitter, both selling and renting outdoor 
recreation equipment, including kayaks, 
canoes, motorized watercraft, bicycles, 
as well as winter equipment such as cross 
country skis and snowshoes.  

Hospitality Service & Support
Downtown Buffalo is in the midst of 
experiencing a boom in the local hospitality 
industry.  Previous to the last two years, 
Downtown buffalo had a total of only 
four hotels.  During the past two years, 
Downtown Buffalo has seen two new, high-
end hotels constructed at the Avant and 
Lafayette Hotel buildings.  In the next two 
years, an additional five hotels will come on 
line, increasing downtown rooms by more 
than 30%.  Furthermore, as the waterfront 
develops, it can be expected that the 
hospitality industry will continue to follow.  
This growth will need to be complemented 
by hospitality support industries. 

Defining a Regional Niche
Based upon the project inventory and 
components of the market analysis, the 
study has identified key areas in which the 
project area possesses strategic advantages to 
experience new growth.  The revitalization 
plan, Market Strategy and ongoing economic 
development efforts should be focused upon 
stimulating this type of growth.

Sports & Recreation
The market analysis identified sporting goods 
and entertainment as a major retail category 
that continues to be unsatisfied in the entire 
City of Buffalo.  The Buffalo Riverfront 
Neighborhood offers a unique opportunity 
for the development of outdoor recreation 
retail and services that can utilize a strategic 
location along the river and capitalize upon a 
hub location of the newly developed riverfront 
trail system.  In addition to offering traditional 
sporting goods, there is also opportunity for 

Marketing this Vision & the Neighborhood
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Perry Choice Local Development Corporation
Partnerships between community leaders and stakeholders will be key to the successful 
implementation of the Commercial Revitalization Plan.  The central organizing element, 
facilitating these partnerships will be the Perry Choice Local Development Corporation, a 
non-profit body representing a diversity entities with a stake in the district’s revitalization.  
The Local Development Corporation will coordinate activities and delineate implementation 
responsibilities among the appropriate, existing community bodies and function as a funding 
portal for revitalization projects.  Furthermore, the Local Development Corporation will facilitate 
support between stakeholder bodies in their community-focused efforts such as grant writing and 
grass-roots advocacy.  Buffalo Municipal Housing Authority will take the lead in organizing the 
non-profit, engaging project partners in its formation and application for non-profit status.

The following is a proposed structure for the board of directors for the Perry Choice Local 
Development Corporation:

Commercial revitalization of the project 
area, most specifically the South Park Avenue 
Corridor, is a long-range initiative that will 
occur in stages, involving gradual brand 
development and incremental growth.  Though 
the revitalization design plan envisions a 
large-scale redevelopment of the entire 
neighborhood, the implementation strategy 
should recognize the importance of smaller, 
quick-win projects and the achievement of 
strategic watershed moments.  

The strategy for revitalization incorporates 
a diversity of components to create brand 
recognition for the commercial area while 
fostering various levels of improvement.  It 
is anticipated that the enhanced brand for 
the area, coupled with a transformed BMHA 
public housing campus and neighboring 
capital improvement projects will assist to 
stimulate the infill redevelopment of much 
of the surrounding area in the vision of the 
revitalization design plan.

Leading the Way • Transforming the Corridor

South Park Corridor Revitalization Task Force

BMHA PCN SNI
Local 

Business 
Owners

Project 
PartnersBuffalo Municipal  

Housing Authority

BMHA Perry Choice 
Neighborhood 

Planning Initiative
Seneca Nation of Indians 
& Seneca Gaming Corp.
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•	The Hamburg Commercial Node: Basic streetscape, building and sidewalk 
amenity improvements to create a destination node for small businesses

•	Neighborhood Heritage: A heritage walking trail through the Perry Choice 
and First Ward Neighborhoods, incorporating interpretive signage and 
sidewalk markings to bring attention to the historic brand of the project area.

•	Ethnic Culture: The Melting Pot South Park Street Fest celebrates the 
profoundly diverse ethnic history of the area, including Native Americans, 
Irish Immigrants, Polish, German and African American residents.

The implementation process incorporates 
short term and quick win projects to 
improve the brand and image of the project 
area as to stimulate some initial activity and 
investment.  These projects are primarily 
focused on the following existing strengths:

Short-Term Enhancements

Quick Win 
Projects

Basic Physical 
Enhancements

Place-Based
Branding

Viral Media Campaign
• Online-based media exposure 

highlighting improvements and 
events in the project area utilizing 
local blogs, viral videos and student-
produced content 

Heritage Trail

The Melting Pot Street Fest

Hamburg Commercial Node
• Gateway Signage

• Hanging Flower Baskets

• Bicycle Racks

• Street Benches

South Park Avenue,
Chicago & Louisiana Streets
• Street Re-Striping

• Bicycle Lanes

• Crosswalks
Hamburg Commercial Node
• Facade & Building Improvements
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Residential infill has been identified as the most 
significant need in order to support a growing 
retail and commercial development market.  
Between the Perry Transformation Plan and 
the Commercial Revitalization Design Plan, 
more than 600 new units are envisioned for 
the neighborhood, increasing the residential 
population by up to 1,750 new residents.  

There is substantial opportunity to create a 
highly desirable residential market that takes 
advantage of the following assets:
• Riverfront Living
• The Hub of Buffalo’s Outdoor Recreation 

Network
• A Neighborhood School

A variety of new housing types should be 
made available including single-family homes, 
townhouses, waterfront condos, apartments 
and live-work spaces.

New commercial and mixed-use development 
will focus around two main intersections 
along South Park Avenue: Louisiana Street 
and Chicago Street.  These locations offer key 
connectivity to the Buffalo River and growing 
Ohio street corridor while maintaining the 
concept of a retail spine along South Park.  

Properties controlled by the Buffalo Municipal 
Housing Authority (BMHA) at these corner 
locations should be redeveloped as mixed-use 
structures with first-floor retail spaces ranging 
from 5,000 to 15,000 square feet, the high-end 
of which would accommodate a moderate-
scale discount grocery chain.  BMHA also has 
the opportunity to redevelop its property at 300 
Perry Street into a new mixed-use development 
that would capitalize upon Perry’s status as a 
thruway connector and serve elderly residents 
in the BMHA tower properties.

Commercial growth within the South Park 
avenue and Perry street corridors is limited 
based upon the present conditions in the 
surrounding neighborhood.  There is not 
presently enough commercial building stock, 
residential density or existing brand that 
will draw potential customers to shop in the 
district.  

The long-range vision is an infill development 
plan for the neighborhood aimed at 
establishing:

• Commercial Space Opportunities

• Supporting Residential Infill

• A Regionally-Significant Brand based on:
• A Network of Recreational Assets
• Heritage & History
• A Waterfront Connection

This vision will support a retail destination 
that has the ability to provide for daily 
needs while drawing visitors from the area’s 
substantial tourist attractions.

Long-Range 
Vision Development Commercial Space Residential Infill

B U I L D I N G  O P P O R T U N I T Y
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The area’s profound industrial history and 
multi-cultural heritage will serve to develop 
linkages between the Commodore Perry 
campus and surrounding neighborhoods.  
A heritage walking trail that spans the 
Commodore Perry Homes and First Ward, 
and directly links to surrounding historic 
districts, will strengthen an identifiable and 
valued Western New York brand for the entire 
district.  The anchor attraction of the campus 
will be the Buffalo Public Housing Cultural 
and Heritage Museum and Research Center, 
a nexus for social-conscious heritage tourism 
and a draw that will allow visitors to become 
familiar with and experience a redeveloped 
Commodore Perry Campus.  This project 
will serve as the hub for what should be a 
city-wide heritage trail project, highlighting 
Buffalo’s impressive cultures and builds on 
the past for today’s tourism industry. 

The Commercial Revitalization Design 
Plan illustrates the physical potential that 
the neighborhood presents to support new 
commercial development to serve residents 
and attract visitors.  Considering the vision 
detail presented here and previously listed 
project goals, the following pages identify, 
specifically, the sites that offer the most 
opportunity in fulfilling each component 
of the project’s vision.  A potential strategy 
for developing the targeted sites for their 
intended use is depicted.

Perry Choice and the First Ward will be 
transformed into a dynamic residential 
destination by capitalizing upon its one-of-a-kind 
assets: Buffalo’s most accessible riverfront and an 
emerging urban recreation network.  Capitalizing 
upon two new Buffalo River Parks, a $12 million 
investment in the Ohio Corridor Greenway 
Project, an environmentally restored Buffalo 
River and a newly accessible Outer Harbor, 
the neighborhood must develop a network of 
connections that will integrate the residential 
neighborhood with these value amenities.  This 
will be accomplished by the following:

• The DL&W Rail Trail project transforming  
 
the existing NFTA right of way into a multi- 
 
use trail from Red Jacket Park to Riverfest

• Improvements to Father Conway Park
• Streetscape connections from South Park 

Avenue to Ohio Street
• Michigan Park stretching beneath I-190

Site Development 
Opportunities

Water & Recreation Heritage & Culture
S T R E N G T H E N I N G  T H E  B R A N D
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development will replace the
structures that have been lost.
Featuring the potential for retail
spaces up to 3,000 square feet, this
in�l will serve to strengthen an
historic commercial node as the
neighborhood’s population rebounds.

Transition Commercial
Live-work units will be developed in
the mid-block areas between
intersections along South Park
Avenue. These units feature a �exible
building style that re�ects the urban
form of commercial space, but can be
used for residential. Such spaces are
ideal for entrepreneurs with emerging
business concepts.
 

Riverfront Village
The Riverfront Village is comprised 
of a mixed-use retail center 
extending from South Park Avenue 
to the Bu�alo River, from Michigan 
Avenue to Chicago Street, along the 
Bu�alo Riverfront Trail.   Commercial 
development along Ohio Street can 
take advantage of a unique location 
opposite the Bu�alo River, 
providing the opportunity for 
restaurant space, sporting goods 
and recreation retail, a niche than 
cannot be found anyplace else in 
the city.  There will be 300 new 
waterfront residents within the 
commercial center and surrounding 
residential zones, supporting retail 
and restaurant development 
throughout the district.    

Direct access to Interstate 190
makes the area well suited to
provide increased support services
for a growing hospitality industry in
Downtown and the larger region.
Large �oor plate industrial building
spaces can be adaptively reused to
accommodate businesses such as:
sta�ng agencies, transportation,
contract caterers, �xture suppliers
and restaurants. Additionally, this
spine could �ll a niche in the food
packaging and distribution
industry, as studies have shown an
increased need for companies that
provide a more direct connection
between locally-produced foods
and local consumers.

NFTA, should be redeveloped as a
multi-use path through the
neighborhood. The tall earth
mounds that remain from the
original viaduct o�er varied and
extremely unique views of the
entire city. This trail should connect
with on-street bicycle lanes that will
link to residents and the larger
Bu�alo Niagara Greenway and
Outer Harbor trail systems.
This network opens new business
opportunities catering to recreation
visitors as well as a sporting goods
retail market that is not su�ciently
captured in any other City of
Bu�alo neighborhood.

Opportunities for Redevelopment
Goal 1: Serving Local Needs

Goal 3: Providing Jobs for the Neighborhood

Goal 4: Strengthening our Brand

Goal 2: Connecting to Regionally-Significant 

Accessible Retail
Retail opportunities have been
identi�ed at locations that can
support new growth and are also
accessible to the Commodore Perry
residents, approximately 50% of
which do not own an automobile.
Focal points for mixed-use and
commercial growth include along
South Park at Louisiana and Chicago
as well as at Chicago and Perry
streets. The northwest corner of
South Park and Louisiana streets has
been identi�ed as a prime location for
a neighborhood grocery store.
 
Hamburg Commercial Node
Extending west from Hamburg Street 
to Alabama street, in�ll commercial 

Urban Entertainment Campus
The Urban Entertainment Campus is
anchored by the Bu�alo Creek
Casino project that is expected to
draw 1.8 million visitors annually.
This development aims to provide
businesses and services to
complement casino gaming and
draw patrons into the surrounding
area to eat, drink and extend their
stays. East and West Market streets
should re-emerge as a commercial
and retail center, redeveloped as an
artistic muse: a shared street space
accommodating cars, pedestrians
and outdoor cafe spaces.
Anchoring the campus is the
redevelopment of the former Co�ee
Rich building into boutique hotel
accommodations.

Employment Spine
Louisiana Street will emerge as a
retail and employment corridor,
serving the local residents as well as
commuter tra�c. Taking advantage
of the street’s direct link to
Interstate 190 and the Outer
Harbor, the district is poised for
growth. Located on the northwest
corner of Louisiana and South Park
is a 12,000 square foot grocery
store, anchoring a commercial
intersection and providing much
needed retail for surrounding
residents. The remainder of the
intersection is built out to provide a
mix of medium-scale retail spaces
(4,000 – 6,000 square feet) or
commercial space for o�ce and
service employment.

Neighborhood Framework
The local context for
redevelopment will be improved
through an enhanced physical
framework of streets, gateways,
trails and open spaces. Complete
Streets, incorporating all modes of
travel should be developed on all
major thoroughfares and
connections. An integrated trails
and open space network will create
a unique physical setting, directly
linking the Perry Choice project
area to three waterfront parks, a
central recreation park and
populations throughout the First
Ward and Valley communities.
Central to this network, the former
Delaware and Lackawanna (DL&W)
rail right of way, now owned by the 
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Employment Spine

Recreation Network

Hamburg
Commercial

Node

Perry 
Life-Chance

Center

Corner
Retail
Nodes

Riverfront Village

Urban 
Entertainment 

Campus

Smaller-scale, locally 
oriented retail such as is 

found within the 
Hamburg Commercial 

Node should be 
replicated to serve 

resident needs

East and West Market 
Streets have a unique 

character with potential 
to redevelop as a draw 

for area visitors

Louisiana Street, extending from 
South Park, is an ideal location 
for larger scale commercial, o�ce 
and industrial redevelopment.  
The northwest corner of this 
intersection is ideal for a 
neighborhood grocery store.

The former DL&W rail line right of 
way should be preserved and 
redeveloped as a multi-modal 

trail connecting waterfront parks

Several locations along the South Park Avenue 
and Perry Street corridors have been targeted 
for retail development geared towards serving 
the needs of the local residents.  These sites 
are predominantly corner locations that take 
advantage of high visibility and proximate 
walking distance to existing residents.  

Filling the Grocery Gap
The northwest corner of South Park Avenue 
and Louisiana Street offers a prime location for 
a medium scale grocery retailer, ranging from 
8,000 to 20,000 square feet.  This is BMHA 
owned property and should be dedicated to 
the development of a Grocery retailer in the 
Perry Transformation Plan.  To support this 
development, it is recommended that BMHA 
lease the parcel to a grocery developer at a 
significantly discounted rate for the duration 
that a grocer is located at the site. 

Following are recommended implementation 
steps towards developing a grocery store at this 
site.

Neighborhood Opportunity •  
Goal 1: Serving Local Needs

Elmwood Avenue’s 
Lexington CO-OP 
should serve as an 

urban design model 
for the style of 

grocery store that is 
appropriate for the 

neighborhood

1.   Delineate preferred parcel for grocery     
      development in the Perry Transformation     
      Plan

2.   Set discounted lease rate to facilitate    
      development

3.   Work with ECIDA and BUDC to develop   
      an incentive package for a grocery retailer

4.   Market site to developers of grocery stores    
      using neighborhood marketing materials   
      and public incentive package

Figure 10: Goal 1 Spotlight Plan
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development will replace the
structures that have been lost.
Featuring the potential for retail
spaces up to 3,000 square feet, this
in�l will serve to strengthen an
historic commercial node as the
neighborhood’s population rebounds.

Transition Commercial
Live-work units will be developed in
the mid-block areas between
intersections along South Park
Avenue. These units feature a �exible
building style that re�ects the urban
form of commercial space, but can be
used for residential. Such spaces are
ideal for entrepreneurs with emerging
business concepts.
 

Riverfront Village
The Riverfront Village is comprised 
of a mixed-use retail center 
extending from South Park Avenue 
to the Bu�alo River, from Michigan 
Avenue to Chicago Street, along the 
Bu�alo Riverfront Trail.   Commercial 
development along Ohio Street can 
take advantage of a unique location 
opposite the Bu�alo River, 
providing the opportunity for 
restaurant space, sporting goods 
and recreation retail, a niche than 
cannot be found anyplace else in 
the city.  There will be 300 new 
waterfront residents within the 
commercial center and surrounding 
residential zones, supporting retail 
and restaurant development 
throughout the district.    

Direct access to Interstate 190
makes the area well suited to
provide increased support services
for a growing hospitality industry in
Downtown and the larger region.
Large �oor plate industrial building
spaces can be adaptively reused to
accommodate businesses such as:
sta�ng agencies, transportation,
contract caterers, �xture suppliers
and restaurants. Additionally, this
spine could �ll a niche in the food
packaging and distribution
industry, as studies have shown an
increased need for companies that
provide a more direct connection
between locally-produced foods
and local consumers.

NFTA, should be redeveloped as a
multi-use path through the
neighborhood. The tall earth
mounds that remain from the
original viaduct o�er varied and
extremely unique views of the
entire city. This trail should connect
with on-street bicycle lanes that will
link to residents and the larger
Bu�alo Niagara Greenway and
Outer Harbor trail systems.
This network opens new business
opportunities catering to recreation
visitors as well as a sporting goods
retail market that is not su�ciently
captured in any other City of
Bu�alo neighborhood.

Opportunities for Redevelopment
Goal 1: Serving Local Needs

Goal 3: Providing Jobs for the Neighborhood

Goal 4: Strengthening our Brand

Goal 2: Connecting to Regionally-Significant 

Accessible Retail
Retail opportunities have been
identi�ed at locations that can
support new growth and are also
accessible to the Commodore Perry
residents, approximately 50% of
which do not own an automobile.
Focal points for mixed-use and
commercial growth include along
South Park at Louisiana and Chicago
as well as at Chicago and Perry
streets. The northwest corner of
South Park and Louisiana streets has
been identi�ed as a prime location for
a neighborhood grocery store.
 
Hamburg Commercial Node
Extending west from Hamburg Street 
to Alabama street, in�ll commercial 

Urban Entertainment Campus
The Urban Entertainment Campus is
anchored by the Bu�alo Creek
Casino project that is expected to
draw 1.8 million visitors annually.
This development aims to provide
businesses and services to
complement casino gaming and
draw patrons into the surrounding
area to eat, drink and extend their
stays. East and West Market streets
should re-emerge as a commercial
and retail center, redeveloped as an
artistic muse: a shared street space
accommodating cars, pedestrians
and outdoor cafe spaces.
Anchoring the campus is the
redevelopment of the former Co�ee
Rich building into boutique hotel
accommodations.

Employment Spine
Louisiana Street will emerge as a
retail and employment corridor,
serving the local residents as well as
commuter tra�c. Taking advantage
of the street’s direct link to
Interstate 190 and the Outer
Harbor, the district is poised for
growth. Located on the northwest
corner of Louisiana and South Park
is a 12,000 square foot grocery
store, anchoring a commercial
intersection and providing much
needed retail for surrounding
residents. The remainder of the
intersection is built out to provide a
mix of medium-scale retail spaces
(4,000 – 6,000 square feet) or
commercial space for o�ce and
service employment.

Neighborhood Framework
The local context for
redevelopment will be improved
through an enhanced physical
framework of streets, gateways,
trails and open spaces. Complete
Streets, incorporating all modes of
travel should be developed on all
major thoroughfares and
connections. An integrated trails
and open space network will create
a unique physical setting, directly
linking the Perry Choice project
area to three waterfront parks, a
central recreation park and
populations throughout the First
Ward and Valley communities.
Central to this network, the former
Delaware and Lackawanna (DL&W)
rail right of way, now owned by the 
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found within the 
Hamburg Commercial 

Node should be 
replicated to serve 

resident needs

East and West Market 
Streets have a unique 

character with potential 
to redevelop as a draw 

for area visitors

Louisiana Street, extending from 
South Park, is an ideal location 
for larger scale commercial, o�ce 
and industrial redevelopment.  
The northwest corner of this 
intersection is ideal for a 
neighborhood grocery store.

The former DL&W rail line right of 
way should be preserved and 
redeveloped as a multi-modal 

trail connecting waterfront parks

The Perry Choice Neighborhood is fortunate 
to be adjacent to some of the Buffalo-Niagara 
region’s most significant visitor draws.  Most 
notably, these include the reconstructed 
Buffalo Creek Casino as well as the emerging 
Buffalo River corridor.  The neighborhood 
should take advantage of these draws 
as a means to build an initial retail and 
entertainment base and establish itself as a 
destination.

Near-Term Opportunities
While much of the project area must wait for 
increased residential density to establish a 
market for retail, two opportunities exist for 
more immediate revitalization.  Properties 
north and south of the Buffalo creek 
Casino should be targeted for an upfront 
investment.  The Seneca Nation of Indians/
Seneca Gaming Corporation should puruse 
acquisition of additional properties adjacent 
to those they already own in both the “Urban 
Entertainment Campus” and “Riverfront 
Village” for redevelopment as mixed use, 
commercial and residential uses.  This area 

Neighborhood Opportunity • Goal 2: Building Upon to Regionally-Significant Anchors
of Buffalo should invest in the reconstruction 
of Chicago, South Park as well as East and 
West Market streets to support the short term 
redevelopment of these properties.

can serve to provide housing opportunities 
for many of the new casino workers, as well 
as a retail and entertainment destination for 
the facility’s patrons.  Concurrently, the City 

Figure 11: Goal 2 Spotlight Plan
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development will replace the
structures that have been lost.
Featuring the potential for retail
spaces up to 3,000 square feet, this
in�l will serve to strengthen an
historic commercial node as the
neighborhood’s population rebounds.

Transition Commercial
Live-work units will be developed in
the mid-block areas between
intersections along South Park
Avenue. These units feature a �exible
building style that re�ects the urban
form of commercial space, but can be
used for residential. Such spaces are
ideal for entrepreneurs with emerging
business concepts.
 

Riverfront Village
The Riverfront Village is comprised 
of a mixed-use retail center 
extending from South Park Avenue 
to the Bu�alo River, from Michigan 
Avenue to Chicago Street, along the 
Bu�alo Riverfront Trail.   Commercial 
development along Ohio Street can 
take advantage of a unique location 
opposite the Bu�alo River, 
providing the opportunity for 
restaurant space, sporting goods 
and recreation retail, a niche than 
cannot be found anyplace else in 
the city.  There will be 300 new 
waterfront residents within the 
commercial center and surrounding 
residential zones, supporting retail 
and restaurant development 
throughout the district.    

Direct access to Interstate 190
makes the area well suited to
provide increased support services
for a growing hospitality industry in
Downtown and the larger region.
Large �oor plate industrial building
spaces can be adaptively reused to
accommodate businesses such as:
sta�ng agencies, transportation,
contract caterers, �xture suppliers
and restaurants. Additionally, this
spine could �ll a niche in the food
packaging and distribution
industry, as studies have shown an
increased need for companies that
provide a more direct connection
between locally-produced foods
and local consumers.

NFTA, should be redeveloped as a
multi-use path through the
neighborhood. The tall earth
mounds that remain from the
original viaduct o�er varied and
extremely unique views of the
entire city. This trail should connect
with on-street bicycle lanes that will
link to residents and the larger
Bu�alo Niagara Greenway and
Outer Harbor trail systems.
This network opens new business
opportunities catering to recreation
visitors as well as a sporting goods
retail market that is not su�ciently
captured in any other City of
Bu�alo neighborhood.

Opportunities for Redevelopment
Goal 1: Serving Local Needs

Goal 3: Providing Jobs for the Neighborhood

Goal 4: Strengthening our Brand

Goal 2: Connecting to Regionally-Significant 

Accessible Retail
Retail opportunities have been
identi�ed at locations that can
support new growth and are also
accessible to the Commodore Perry
residents, approximately 50% of
which do not own an automobile.
Focal points for mixed-use and
commercial growth include along
South Park at Louisiana and Chicago
as well as at Chicago and Perry
streets. The northwest corner of
South Park and Louisiana streets has
been identi�ed as a prime location for
a neighborhood grocery store.
 
Hamburg Commercial Node
Extending west from Hamburg Street 
to Alabama street, in�ll commercial 

Urban Entertainment Campus
The Urban Entertainment Campus is
anchored by the Bu�alo Creek
Casino project that is expected to
draw 1.8 million visitors annually.
This development aims to provide
businesses and services to
complement casino gaming and
draw patrons into the surrounding
area to eat, drink and extend their
stays. East and West Market streets
should re-emerge as a commercial
and retail center, redeveloped as an
artistic muse: a shared street space
accommodating cars, pedestrians
and outdoor cafe spaces.
Anchoring the campus is the
redevelopment of the former Co�ee
Rich building into boutique hotel
accommodations.

Employment Spine
Louisiana Street will emerge as a
retail and employment corridor,
serving the local residents as well as
commuter tra�c. Taking advantage
of the street’s direct link to
Interstate 190 and the Outer
Harbor, the district is poised for
growth. Located on the northwest
corner of Louisiana and South Park
is a 12,000 square foot grocery
store, anchoring a commercial
intersection and providing much
needed retail for surrounding
residents. The remainder of the
intersection is built out to provide a
mix of medium-scale retail spaces
(4,000 – 6,000 square feet) or
commercial space for o�ce and
service employment.

Neighborhood Framework
The local context for
redevelopment will be improved
through an enhanced physical
framework of streets, gateways,
trails and open spaces. Complete
Streets, incorporating all modes of
travel should be developed on all
major thoroughfares and
connections. An integrated trails
and open space network will create
a unique physical setting, directly
linking the Perry Choice project
area to three waterfront parks, a
central recreation park and
populations throughout the First
Ward and Valley communities.
Central to this network, the former
Delaware and Lackawanna (DL&W)
rail right of way, now owned by the 
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Louisiana Street, extending from 
South Park, is an ideal location 
for larger scale commercial, o�ce 
and industrial redevelopment.  
The northwest corner of this 
intersection is ideal for a 
neighborhood grocery store.

The former DL&W rail line right of 
way should be preserved and 
redeveloped as a multi-modal 

trail connecting waterfront parks

The Perry Choice Neighborhood sits at 
an emerging crossroads of the regional 
transportation network.  The area is served by 
two interchanges to Interstate 190 and links 
to NYS Route 5, to the south, via Ohio Street.  
Louisiana Street provides a direct connection 
between Interstate 190 and NYS Route 5, 
creating convenient access to the project area 
for the entire City of Buffalo and Western New 
York Region.

Regional Employment
The neighborhood presently has employment 
strengths in the hospitality service industries 
with the presence of such companies as 
Morgan Services.  These companies take 
advantage of excellent transportation access 
and a location nearby to downtown Buffalo.  
Louisiana Street should be positioned to further 
develop as a center for regional supply and 
distribution industries, providing service and 
labor employment opportunities to residents 
of the surrounding neighborhood.  New 
development should feature larger scale floor 
plates and coordinated vehicular and truck 

Conway Park and connecting greenspaces to 
reduce accident risk.  The Perry Choice Local 
Development Corporation should work with 
ECIDA and BUDC to develop an incentive 
package to attract employmen to this spine.

access to accommodate distribution needs.  
Louisiana Street should be reconstructed with 
up to 12’ travel lanes to accommodate larger 
vehicles and heavier traffic volumes.  Bicycles 
should be predominantly redirected to Father 

Neighborhood Opportunity • Goal 3: Providing Local Jobs

Figure 12: Goal 3 Spotlight Plan
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development will replace the
structures that have been lost.
Featuring the potential for retail
spaces up to 3,000 square feet, this
in�l will serve to strengthen an
historic commercial node as the
neighborhood’s population rebounds.

Transition Commercial
Live-work units will be developed in
the mid-block areas between
intersections along South Park
Avenue. These units feature a �exible
building style that re�ects the urban
form of commercial space, but can be
used for residential. Such spaces are
ideal for entrepreneurs with emerging
business concepts.
 

Riverfront Village
The Riverfront Village is comprised 
of a mixed-use retail center 
extending from South Park Avenue 
to the Bu�alo River, from Michigan 
Avenue to Chicago Street, along the 
Bu�alo Riverfront Trail.   Commercial 
development along Ohio Street can 
take advantage of a unique location 
opposite the Bu�alo River, 
providing the opportunity for 
restaurant space, sporting goods 
and recreation retail, a niche than 
cannot be found anyplace else in 
the city.  There will be 300 new 
waterfront residents within the 
commercial center and surrounding 
residential zones, supporting retail 
and restaurant development 
throughout the district.    

Direct access to Interstate 190
makes the area well suited to
provide increased support services
for a growing hospitality industry in
Downtown and the larger region.
Large �oor plate industrial building
spaces can be adaptively reused to
accommodate businesses such as:
sta�ng agencies, transportation,
contract caterers, �xture suppliers
and restaurants. Additionally, this
spine could �ll a niche in the food
packaging and distribution
industry, as studies have shown an
increased need for companies that
provide a more direct connection
between locally-produced foods
and local consumers.

NFTA, should be redeveloped as a
multi-use path through the
neighborhood. The tall earth
mounds that remain from the
original viaduct o�er varied and
extremely unique views of the
entire city. This trail should connect
with on-street bicycle lanes that will
link to residents and the larger
Bu�alo Niagara Greenway and
Outer Harbor trail systems.
This network opens new business
opportunities catering to recreation
visitors as well as a sporting goods
retail market that is not su�ciently
captured in any other City of
Bu�alo neighborhood.

Opportunities for Redevelopment
Goal 1: Serving Local Needs

Goal 3: Providing Jobs for the Neighborhood

Goal 4: Strengthening our Brand

Goal 2: Connecting to Regionally-Significant 

Accessible Retail
Retail opportunities have been
identi�ed at locations that can
support new growth and are also
accessible to the Commodore Perry
residents, approximately 50% of
which do not own an automobile.
Focal points for mixed-use and
commercial growth include along
South Park at Louisiana and Chicago
as well as at Chicago and Perry
streets. The northwest corner of
South Park and Louisiana streets has
been identi�ed as a prime location for
a neighborhood grocery store.
 
Hamburg Commercial Node
Extending west from Hamburg Street 
to Alabama street, in�ll commercial 

Urban Entertainment Campus
The Urban Entertainment Campus is
anchored by the Bu�alo Creek
Casino project that is expected to
draw 1.8 million visitors annually.
This development aims to provide
businesses and services to
complement casino gaming and
draw patrons into the surrounding
area to eat, drink and extend their
stays. East and West Market streets
should re-emerge as a commercial
and retail center, redeveloped as an
artistic muse: a shared street space
accommodating cars, pedestrians
and outdoor cafe spaces.
Anchoring the campus is the
redevelopment of the former Co�ee
Rich building into boutique hotel
accommodations.

Employment Spine
Louisiana Street will emerge as a
retail and employment corridor,
serving the local residents as well as
commuter tra�c. Taking advantage
of the street’s direct link to
Interstate 190 and the Outer
Harbor, the district is poised for
growth. Located on the northwest
corner of Louisiana and South Park
is a 12,000 square foot grocery
store, anchoring a commercial
intersection and providing much
needed retail for surrounding
residents. The remainder of the
intersection is built out to provide a
mix of medium-scale retail spaces
(4,000 – 6,000 square feet) or
commercial space for o�ce and
service employment.

Neighborhood Framework
The local context for
redevelopment will be improved
through an enhanced physical
framework of streets, gateways,
trails and open spaces. Complete
Streets, incorporating all modes of
travel should be developed on all
major thoroughfares and
connections. An integrated trails
and open space network will create
a unique physical setting, directly
linking the Perry Choice project
area to three waterfront parks, a
central recreation park and
populations throughout the First
Ward and Valley communities.
Central to this network, the former
Delaware and Lackawanna (DL&W)
rail right of way, now owned by the 
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Employment Spine

Recreation Network

Hamburg
Commercial

Node

Perry 
Life-Chance

Center

Corner
Retail
Nodes

Riverfront Village

Urban 
Entertainment 

Campus

Smaller-scale, locally 
oriented retail such as is 

found within the 
Hamburg Commercial 

Node should be 
replicated to serve 

resident needs

East and West Market 
Streets have a unique 

character with potential 
to redevelop as a draw 

for area visitors

Louisiana Street, extending from 
South Park, is an ideal location 
for larger scale commercial, o�ce 
and industrial redevelopment.  
The northwest corner of this 
intersection is ideal for a 
neighborhood grocery store.

The former DL&W rail line right of 
way should be preserved and 
redeveloped as a multi-modal 

trail connecting waterfront parks

The Perry Choice neighborhood has the 
opportunity to strenthen its brand by 
pronouncing its own best attributes and 
forming linkages with major assets in 
surrounding areas.  These linkages should be a 
dynamic network of well designed streetscapes 
and greenspaces that can strengthen the 
viability of retail development along the South 
Park Avenue and Perry Street corridors.

Establishing an Urban 
Recreation Brand
The Perry Choice Neighborhood has the 
unique opportunity to connect to an emerging 
network of waterfront development, public 
spaces and recreational landscapes.  By 
developing streetscapes according to the 
design guidelines, incorporating bicycle lanes, 
generous sidewalks and landscaping, it will 
allow commercial development nodes to 
be physically integrated into this dynamic 
waterfront, greenspace and recreation 
network.  Development of these assets will 
position the Perry Choice Neighborhood to 
attract retailers 

These would include sporting goods, outfitters, 
and equipment rentals, as well as restaurants 
and entertainment opportunities that can utilize 
outdoor and riverfront space.  These businesses 
will enhance the brand of the corridors.

As the neighborhood is redeveloped and 
commercial spaces become available, retail 
opportunities should be marketed towards 
businesses that can take advantage of this 
unique setting and fill a niche in the market.  

Neighborhood Opportunity • Goal 4: Strengthening our Brand

Figure 13: Goal 4 Spotlight Plan
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Implementation Matrix 
The first task of the Commercial Revitalization Plan is simple: Adopt the plan. From 
there it is essential to put forth a task list to ensure implementation occurs and the vision 
developed in the public process comes to life.  The Implementation Matrix is a checklist 
to bring the plan to fruition.  The matrix is organized and straightforward and useful for 
all project partners.  Time frames and, where applicable, estimated costs complete each 
task.  Designated Local Development Corporation members for each action are the chief 
implementers although partners should be enlisted. New actions items will emerge to 
replace those that have been successfully implemented and to reflect changing realities and 
priorities. 

The following are the corresponding parties associated with the abbreviations beneath the 
Task Force Lead stakeholders:

 BMHA:      Buffalo Municipal Housing Authority

 PCN:        BMHA Perry Choice Neighborhood Planning Initiative

 SNI:        Seneca Nation of Indians & Seneca Gaming Corporation

 BIZ:       Local Business Community

 Partners: Other Appropriate Project Partners

The implementation process needs to 
be direct and predictable. This strategy 
will be driven by the Perry Choice Local 
Development Corporation. In this spirit, a 
brief set of guidelines provide a framework 
for action and implementation:

• Local Development Corporation 
Stakeholders have roles and responsibilities 
for implementation and must stand ready 
to get involved, take on leadership roles 
assigned to them and work within existing 
board and commission structures

• Development proposals should be 
subjected to appropriate review under the 
State Environmental Quality Review Act 
even when they are consistent with the 
Commercial Revitalization Strategy

• Review and approval of development 
proposals consistent with the Commercial 
Revitalization Strategy should be expedited

• The Commercial Revitalization Plan and 
Market Strategy should be reviewed and 
updated periodically to evaluate progress 
and ensure the vision remains relevant -- 
and if it is not, it should be altered

Implementation Strategy
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Adopt the Commercial Revitalization Plan & Marketing Strategy  N/A Immediate

Establish the Perry Choice Local Development Corporation composed of major neighborhood stakeholders   N/A Immediate

Amend Buffalo GreenCode map according to District Plan   N/A Immediate

Apply for New York Main Street Grant funding for the block of South Park Avenue extending from Hamburg to Alabama streets, including all corner properties, for façade, 
building and streetscape improvement projects that include gateway signage and sidewalk benches    N/A Immediate

Install hanging flower baskets on light standards on the block of South Park Avenue extending from Hamburg to Alabama streets   $0 immediate

Partner with Go Bike Buffalo to install bicycle racks on the block of South Park Avenue extending from Hamburg to Alabama streets, as well as at key intersections and 
public transit stops   $5K - $10K 1 - 3 years

Engage the City of Buffalo for restriping of all major roadways in the project area to define bicycle lanes and crosswalks - South Park Avenue should be the first priority for 
this project   Varies 1 - 3 years

Engage University at Buffalo Students to develop a Viral Media Campaign, branding and promoting the district and its ongoing and planned improvements     $5,000 1 - 3 years

Collaborate with the Erie Canal Harbor Development Corporation to develop a heritage walking trail with historic markers that identify and tell the story of major people, 
places and events    $5K - $45K 1 - 3 years

Inaugurate the Melting Pot South Park Street Fest to celebrate the area's diverse ethnic history and draw regional visitors to the neighborhood   $25K - $50K 1 - 3 years

Engage the development community to construct commercial/mixed-use spaces on the BMHA campus according to the Commercial Revitalization Plan    Varies 1 - 3 years, 
Ongoing

Prioritize development projects that infill gaps in the urban environment as promoted in the Commercial Revitalization Plan   N/A Ongoing

Rehabilitate the public housing structure at the northwest corner of Louisiana and Fulton streets for an adaptive re-use as the Buffalo Public Housing Cultural and Heritage 
Museum and Research Center   Varies 3 - 5 years

Engage the NFTA for a rails to trails project along the former DL&W right of way, preserving the topography of the corridor and linking the area's waterfront parks     $150K - $400K 1 - 3 years

Engage the Buffalo School Board regarding the eventual closure and sale of Public School #4 to encourage redevelopment as a neighborhood charter school   N/A 3 - 5 years

Work with the newly established charter school and the City of Buffalo to develop a master plan for improvements to Father Conway Park that reflect its Ohio Basin heritage 
and provide athletic fields for the school   $50K 3 - 5 years

Develop a master plan for the construction of a park/greenway linkage beneath Interstate 190 just east of Michigan Avenue, connecting the project area to the Michigan 
Avenue Heritage Corridor to the north   $35K 5 - 10 years

Work with surrounding heritage and culture districts, including the Erie Canal Harbor, Larkin District, Michigan Avenue Heritage Corridor and Silo City to establish 
connections between the project area's heritage trail and these regional assets    Varies 3 - 5 years

Acquire additional properties south of South Park Avenue, stretching between Michigan Avenue and Chicago Street  Varies 1 - 3 years
Draft a Master Development Plan for the redevelopment of all properties owned by the Seneca Nation of Indians & Seneca Gaming Corporation according to the 
Commercial Revitalization Plan

 $50,000  - $75,000 1 - 3 years

Work with the Buffalo Urban Development Corporation, Erie County Industrial Development Agency and Buffalo Niagara Partnership to develop an incentive package for 
businesses and developments that are proposed for the project area and fulfill the recommendations of the plan    N/A 1 - 3 years

Task Force Lead Estimated 
Cost

PriorityTask

Table 2: Implementation Matrix
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Funding the Vision
The recommendations, urban design plan and implementation plan for the Commercial Revitalization Plan identify means to support new 
growth.  It is essentially that the future growth of the project area engage a mix of public and private financing to facilitate change.  Public 
funding should be secured with the purpose of community transformation and serving as an incentive for private development.  The 
following matrix provides an inventory of potential grant and government funding sources for projects that achieve the vision:

Funding Sources

Program Type of Funding  (Operations, Capital Projects, etc.)
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Eligible Applicants

World Wide Grant Program Tourism-related initiatives    Non-Profit Organizations

Land Acquisition Acquisition of Lands for Recreational Purposes   Municipalities

Challenge America
Extending the arts to underserved populations, funding 
events, unified promotion, public art & design activity  Non-Profit Organizations

Our Town Placemaking project incorporating Arts 
Municipalities, Non-Profit 

Organizations

HUD Neighborhood Stabilization Program
Purchase, demolition and landbanking of abandoned or 

foreclosed properties   
State Government, County 

Government, Local 
Government, Non-profit

HUD Neighborhood Initiative Grant Economic Stimulation Activities    
Those entities specifically 

named by Congress
Community Development Block Grant 

Entitlement Grants
Training, Technical Assistance, Capital Projects, Home 

Rehabilitation   
County Government, Local 

Government

Assisted Housing Green Retrofit Program Capital Projects, Training, Technical Assistance  
County Government, Local 

Government

Tax Credit Assistance Program Capital Projects 
County Government, Local 

Government
NYS DHCR Low-Income Housing Trust Fund 

Program
Home Rehabilitation  Non-Profit Organizations

Communities at Work Fund
Community and Economic Development, Job Creation, 

Small Business and Microenterprise Dev.    Non-Profit Organizations

US Dept. of Commerce Economic 
Development Administration

Community and Economic Development, Job Creation   Non-Profit Organizations

Local Initiative Support Corporation (LISC)
Affordable Housing Preservation, Community 

Development, Seed Money     Non-Profit Organizations

Program Type of Funding  (Operations, Capital Projects, etc.)
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Eligible Applicants

National Fuel Gas Company Contributions 
Program

Matching/Challenge Support, Community Development   Non-Profit Organizations

Land and Water Conservation Fund (LWCF)
Recreation land planning, acquision, renovation and 

development   Municipality

Urban Park and Recreation Recover Recreation facilities rehabilitation 
New York State Office of 

Parks, Recreation & Historic 
Preservation

SAFETEA-LU
Transportation funding for an expansive number of 

programs     
Municipalities, Public 
Authorities, Non-Profit 

Organizations

Transportation Enhancement Program (TEP)
Bicycle facilities, pedestrian facilites, safety, easements, 

landscaping, beautification, historic rehabilitation, rails to 
trails conversion, environmental mitigation

   
Municipality, State Agency, 

Public Authority

New York Main Street Program
Façade Improvement, Building Renovation, Downtown 

Anchor, Streetscape, Administration 
Municipalities, Non-Profit 

Organizations

Public Works & Economic Development
Public works and facilities to support the creation or 

retention of private sector jobs   Non-Profit Organizations

Bikes Belong Program Bicycle paths, lanes, trails, facilities, advocacy initiatives     Non-Profit Organizations

The Louise H. and David S. Ingalls Foundation
Arts, education, employment, environment, history, 

museums    Non-Profit Organizations

Surdna Foundation
Environment, community revitalization, community 

organization, arts     Non-Profit Organizations

Recreational Trails Program
Pedestrian, bicycle, skate, equestrian and motorcycle trail 

development  
Municipalities, Non-Profit 

Organizations

Table 3: Funding Sources
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Program Type of Funding  (Operations, Capital Projects, etc.)
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Eligible Applicants

World Wide Grant Program Tourism-related initiatives    Non-Profit Organizations

Land Acquisition Acquisition of Lands for Recreational Purposes   Municipalities

Challenge America
Extending the arts to underserved populations, funding 
events, unified promotion, public art & design activity  Non-Profit Organizations

Our Town Placemaking project incorporating Arts 
Municipalities, Non-Profit 

Organizations

HUD Neighborhood Stabilization Program
Purchase, demolition and landbanking of abandoned or 

foreclosed properties   
State Government, County 

Government, Local 
Government, Non-profit

HUD Neighborhood Initiative Grant Economic Stimulation Activities    
Those entities specifically 

named by Congress
Community Development Block Grant 

Entitlement Grants
Training, Technical Assistance, Capital Projects, Home 

Rehabilitation   
County Government, Local 

Government

Assisted Housing Green Retrofit Program Capital Projects, Training, Technical Assistance  
County Government, Local 

Government

Tax Credit Assistance Program Capital Projects 
County Government, Local 

Government
NYS DHCR Low-Income Housing Trust Fund 

Program
Home Rehabilitation  Non-Profit Organizations

Communities at Work Fund
Community and Economic Development, Job Creation, 

Small Business and Microenterprise Dev.    Non-Profit Organizations

US Dept. of Commerce Economic 
Development Administration

Community and Economic Development, Job Creation   Non-Profit Organizations

Local Initiative Support Corporation (LISC)
Affordable Housing Preservation, Community 

Development, Seed Money     Non-Profit Organizations

Program Type of Funding  (Operations, Capital Projects, etc.)
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Eligible Applicants

National Fuel Gas Company Contributions 
Program

Matching/Challenge Support, Community Development   Non-Profit Organizations

Land and Water Conservation Fund (LWCF)
Recreation land planning, acquision, renovation and 

development   Municipality

Urban Park and Recreation Recover Recreation facilities rehabilitation 
New York State Office of 

Parks, Recreation & Historic 
Preservation

SAFETEA-LU
Transportation funding for an expansive number of 

programs     
Municipalities, Public 
Authorities, Non-Profit 

Organizations

Transportation Enhancement Program (TEP)
Bicycle facilities, pedestrian facilites, safety, easements, 

landscaping, beautification, historic rehabilitation, rails to 
trails conversion, environmental mitigation

   
Municipality, State Agency, 

Public Authority

New York Main Street Program
Façade Improvement, Building Renovation, Downtown 

Anchor, Streetscape, Administration 
Municipalities, Non-Profit 

Organizations

Public Works & Economic Development
Public works and facilities to support the creation or 

retention of private sector jobs   Non-Profit Organizations

Bikes Belong Program Bicycle paths, lanes, trails, facilities, advocacy initiatives     Non-Profit Organizations

The Louise H. and David S. Ingalls Foundation
Arts, education, employment, environment, history, 

museums    Non-Profit Organizations

Surdna Foundation
Environment, community revitalization, community 

organization, arts     Non-Profit Organizations

Recreational Trails Program
Pedestrian, bicycle, skate, equestrian and motorcycle trail 

development  
Municipalities, Non-Profit 

Organizations

Table 4: Funding Sources Continued
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are currently underway in close proximity 
to the project area.  In December 2012 an 
announcement was made for “The Hub” 
redevelopment project, which will bring 50 
upscale apartments and 10,000 square feet of 
commercial space to 145 and 149 Swan Street.  
This project will be completed in Spring 2014.  
133-135 South Division Street, the Gutman 
Building, is being planned as a mixed-use 
project with loft office space and 12-16 upscale 
housing units.  Also, 141 Elm Street has been 
announced as a 25-unit loft apartment project.  
These projects are just a few of the many 
residential conversions underway in Downtown 
Buffalo, located near the project area.

Within the First Ward neighborhood, Savarino 
Development has announced a new residential 
construction project along the Buffalo River 
at the site of the former Erie Freight House on 
Ohio Street.  This is a five story project that 
will include 48 market-rate residential units, 
expected to begin construction in 2013 with 
completion in 2014.  The project will maintain 
public access along the riverfront.

Downtown Residential
Downtown Buffalo is in the midst of a 
housing renaissance.  During the past 
decade, downtown has seen new interest 
in living opportunities in the urban core as 
developers have re-purposed underutilized 
and vacant structures throughout downtown 
into unique spaces.  Presently, downtown’s 
population is approximately 5,000 residents 
and it is evident that the market is beginning 
to strengthen as population growth is 
accelerating.  According to a 2011 study by 
Zimmerman/Volk Associates, downtown’s 
absorption rate for new residential units is 
expected to double by 2016 from a present 
rate of 160 units to more than 320 units 
per year.  Interestingly, the beginning of 
reinvestment into Buffalo’s urban loft spaces 
is frequently credited to the Elk Terminal 
Lofts , located within the Perry Choice 
project area.  Completed in 2002, this was 
a pioneering project in Buffalo, re-purposing 
a former freight terminal into 70 market rate 
and luxury rental units.  

Several residential and mixed use projects 

The City of Buffalo is in a period of 
transformation as several significant projects 
in downtown and nearby neighborhoods are 
underway, resulting in major economic and 
physical change for the city.  The projects 
range from major tourism-oriented public 
investments to downtown employment shifts 
to private sector mixed-use development 
projects.  The growth of the South Park 
Avenue and Perry Street corridors will be 
directly impacted by the city context in which 
it occurs.  The following is an inventory of 
major projects planned or underway in the 
surrounding area.

City Context

Proposed Residential Development on Chicago Street (Clinton Brown Company Architecture
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Buffalo Creek Casino
The Seneca Gaming Corporation is presently 
in the midst of a construction project that 
will establish a permanent casino facility on 
its Buffalo Creek Territory.  This property is 
within the project study area, bound by Perry 
Street, Michigan Avenue, South Park Avenue 
and Marvin Street.  A temporary, limited 
service casino on the property that will be 
demolished once the permanent facility is 
opened.  The new casino is a $130 million 
project that will feature more than 800 slot 
machines, 18 table games, a 24-hour food 
venue, a bar and  a  700 space parking 
garage. The new Casino will also feature  
a restaurant offering the Best of Buffalo  
culinary favorites through a partnership with 
well-known local restaurant establishments 
in the Buffalo community.  The design of 
the Best of Buffalo local favorites is part of 
the company’s initiative to buy locally and 
promote the local Food establishments in the 
community, creating broader opportunities 
that incorporate the public realm. 
Construction on the casino is expected to be 
complete in Fall of 2013.

Forecasts for downtown office space bring 
concerns regarding the entirety of the market.  
The city’s largest commercial building, HSBC 
Tower is expected to be nearly 100% vacant 
by 2014.  The building’s two largest tenants, 
HSBC Bank and Phillips Lytle are planning 
to relocate all of their employees elsewhere 
in downtown and the region.  This move has 
the potential to bring up to 740,000 square 
feet of available office space onto the market 
at once, impacting occupancies, lease rates 
and property values for the entire market.  In 
2013, the building’s owner is engaging Urban 
Land Institute to evaluate reuse opportunities.

Commercial Office
The downtown Buffalo commercial office 
market is composed of 9.7 million square 
feet of space and presently operates at a 
12% vacancy rate.  The average lease rate is 
$15.85 per square foot.  Class A space is the 
healthiest, leasing at $19.42 per square foot 
and carrying a vacancy rate of 9%.  During 
the first three quarters of 2012, Buffalo’s 
central business district absorbed nearly 
85,000 square feet of new office space.  
Downtown and is home to 50,000 daily 
employees.

Buffalo Creek Casino Project Under Construction
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block south, the Buffalo Sabres are planning 
another mixed-use project directly attached 
to the First Niagara Center.  This project will 
feature a 1,000-car parking garage, 200-room 
flagship hotel, retail space at the ground 
floor and two ice rinks, including one that 
will seat approximately 1,800 spectators 
and could become the home of an NCAA 
or junior-league team.  In total, Canalside is 
expected to be fully built out with 480,800 
square feet of retail space, 120,000 square 
feet of hotel and lodging, 190,400 square 
feet of residential space and 20,000 square 
feet of cultural space.  Other significant 
projects expected to be completed over the 
next several years include a public market, a 
children’s museum and a Buffalo Story Center.

To the Southwest of 
Canalside is the First 
Niagara Center, a 
19,070-seat multi-use 
arena and home to 
the National Hockey 
League’s Buffalo 
Sabres.  This facility 
draws 750,000 visitors 
annually.  

Presently, the Erie Canal Harbor 
Development Corporation is spending an 
additional $22 million to construct additional 
faux canals, representing the intersection 
of the Erie Canal, Main & Hamburg Canal 
and the Commercial Slip.  This attraction 
will function as an accessible water feature 
in the summer and skating rink in the 
winter.  In the private sector, two major 
projects are underway across Main Street.  
Benderson Development is renovating the 
former Donovan State Office Building into 
a mixed-use project that includes office 
space and 14,000 square feet of retail space, 
anchored by a 96 room Marriott Hotel.  One 

Perry Choice Transformation
The Buffalo Municipal Housing Authority 
is in the planning stages of a monumental 
reconstruction of the Commodore Perry 
Housing.  This initiative, partnered with 
the University at Buffalo will see a phased 
demolition and redevelopment of the low-
rise housing complexes in an effort to provide 
a mix of new low-income and market rate 
living opportunities.  This project will be 
anchored by the Life Chances Center, a 
public service and recreation community 
center on Perry Street.

Canalside
Coordinated by the Erie Canal Harbor 
Development Corporation, Canalside has 
seen more than $100 million in new public 
and private investment to date.  Canalside 
is Buffalo’s most significant and diverse 
waterfront public space.  Centered around 
the restored Commercial Slip terminus of the 
Erie Canal, the Buffalo River at Canalside is 
fronted by a 1,000-foot long boardwalk, a 
new waterfront park and a re-located Buffalo 
and Erie County Naval and Military Park.  

Rendering of replica Erie Canal system under construction at Canalside
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Ohio Street
In 2012, the Erie Canal Harbor Development 
Corporation moved forward with the Ohio 
Street connector project.  This project, 
presently in the design phase, is expected 
to be a full depth reconstruction of Ohio 
Street into a two-lane parkway with new 
bicycle lanes, sidewalks, street lighting and 
landscaping.  It extends from Michigan 
Avenue, south, to Route 5 on the Outer 
Harbor.  The total budget for this project 
is $11 million, covering 1.5 miles, with an 
expected completion date of October 2013.

The remainder of the 
outer harbor property 
is largely comprised 
of a network of trails, 
two nature preserves 
and a US Coast 
Guard Station in the 
northern most area 
of the harbor.  Under 
construction is a small 
park adjacent to Times 

Beach Nature Preserve, as well as a beach 
stabilization study to determine whether 
the construction of a beach at one of two 
locations is feasible.  Into the future, ECHDC 
along with NYS DOT are exploring alternative 
options for connecting the outer harbor to 
Canalside and the rest of downtown that 
could lead to the potential removal of the 
skyway.  Changes to the transportation system 
could significantly impact traffic volumes on 
both Ohio Street and Louisiana Street in the 
project area.

Outer Harbor
The Buffalo Outer Harbor is another 
emerging location for waterfront 
development.  Presently, nearly 400 acres of 
land on the harbor are being transferred from 
the Niagara Frontier Transportation Authority 
to the Erie Canal Harbor Development 
Corporation (ECHDC).  ECHDC, in 
partnership with the City of Buffalo, will act 
as the steward for future development along 
the water.  Included in the transfer is the 
Small Boat Harbor property which has full 
service boating facilities, a restaurant and 
1,000 boat slips.  
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Recent projects include the $291 million 
Gates Vascular Institute, the University at 
Buffalo Educational Opportunity Center, 
Kaleida’s HighPoint residential care facility 
and the Thomas Beecher Innovation Center, 
among other projects.  On the horizon are the 
construction of a new Women and Children’s 
Hospital of Buffalo, an expansion of the 
Roswell Park Cancer Institute, the Conventus 
Medical Office building as well as the 
relocation of the University at Buffalo’s Medical 
School to the campus.  It is expected that by 
2017, 17,000 workers will be employed at the 
Buffalo Niagara Medical Campus.

Buffalo Niagara Medical Campus
The growth of the Buffalo Niagara Medical 
Campus (BNMC) is the preeminent economic 
development project in Western New York.  
Triggered by a New York State designation 
of the University at Buffalo as a Center for 
Excellence in Bioinformatics, the 120-acre 
campus has become a center for public and 
private investment into medical science 
research, development and treatment.  During 
the past decade alone, BNMC has been the site 
of more than $750 million in investment and 
hosts 4.5 million square feet of state of the art 
clinical and research space.  

Buffalo River Restoration  
The Buffalo River is in the midst of a massive 
dredging and remediation effort focused on 
improving the water quality to federal EPA 
standards, restoration of natural water and 
wildlife habitats and clearing the federal 
shipping channel.  This project, begun in 
2011, involves the removal of sediment in 
strategic areas along a 6.2 mile stretch of the 
Buffalo River, extending from the mouth at 
Lake Erie, as well as a 1.4 mile stretch of the 
City Ship Canal.  When complete, this project 
will lead to a revitalized ecological habitat for 
species of fish and wildlife, as well as safer 
conditions for human contact with the water, 
which is expected to encourage increased 
recreational and sport activity along the river.
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Larkin District
The Larkin District is a pioneering 
development for Buffalo’s East Side.  Building 
upon the 2002 redevelopment of the Larkin 
at Exchange building into modern office 
space, the district has transformed into 
a mixed use center for business and the 
community.  The district is anchored by a 
central public space along Seneca Street 
that hosts events, community markets, 
pop-up food vendors and other public uses.  
Additionally, a comprehensive streetscape 
reconstruction was completed along Seneca 
Street through the district.  Moving forward, 
three new office buildings totaling 245,200 
square feet of commercial space and another 
project with 54 loft apartments are planned 
for construction.

Buffalo Transportation Pierce-
Arrow Museum
In 2013, the Buffalo Transportation Pierce-
Arrow Museum will complete its largest 
expansion project, increasing its exhibit 
space by 35,000 square feet.  The highlight 
of the project is the construction of an atrium 
housing a previously unbuilt Frank Lloyd 
Wright-designed filling station.  Presently the 
museum draws 10,000 visitors on an annual 
basis.  It is expected that attendance will grow 
to over 40,000 following completion of the 
project.  In the longer term, another 10,000 
– 18,000 square foot expansion is planned 
which will feature a movie theater and library.

Michigan Street Heritage Corridor
The Michigan Street Heritage Corridor is among 
the most significant historic preservation efforts 
in Western New York.  A celebration of the 
city’s African American Heritage, the corridor 
is presently seeking funding to develop a 
comprehensive visitor and education campus 
proximate to downtown.  The goal of the Michigan 
Street African American Heritage Corridor is to 
create a nationally and internationally recognized 
Buffalo neighborhood that serves as the focal 
point of residents’ and visitors’ experience for 
learning about Buffalo’s rich African American 
history through its vibrant neighborhoods, shops, 
restaurants, unique structures, historical markers, 
people and institutions, as well as its significant 
impact on local, national and international history.  
The primary components of the downtown 
corridor include the Michigan Avenue Baptist 
Church, a stop on the Underground Railroad, the 
former home of Rev. J. Edward Nash, Sr., a leader 
and activist for the African American community, 
as well as the Colored Musicians Club, an historic 
and renowned Jazz Club that has played host to 
local and nationally-important African American 
musicians since 1918.
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currently available in their neighborhood. 

Income levels if the area’s population show 
a more challenged landscape for retail and 
commercial development.  The per-capita 
income of the project area is just more than 
$17,000.  Looking at the entire BMHA Perry 
Choice Neighborhood and development 
areas, it is even lower, below $13,500.  
Extending out, between three and ten miles 
from the project area, the per-capita income 
is nearly 50% greater at more than $25,000.  
In regards to disposable income, the disparity 
is even more.  Households in the local project 
area have a median disposable income of 
$20,000.  Between three and ten miles 
from the project area, that number is nearly 
double, at more than $38,000.  

This snapshot indicates that the study area 
would be well suited to draw new consumer 
dollars from throughout the city and the 
region. This would allow retail to develop, 
providing for underserved residents and also 
provide new employment opportunities, not 

For the purpose of this study, a brief 
socioeconomic profile of the primary and 
secondary market areas was conducted to 
better understand  the conditions of the local 
population.  The primary market is defined 
as the area in walking distance of the project 
study area, encompassing the Commodore 
Perry Homes, the First Ward and extending 
west into Canalside.  The Secondary 
Market is the entire BMHA Perry Choice 
Neighborhood and defined development 
areas.

The primary market area has a population 
of just over 3,800 residents, in comparison 
to nearly 20,000 residents in the secondary 
market area.  There are a total of 1,700 
households in the primary market area, and 
8,800 in the secondary market area.  The 
median age in the primary market area is 
38.8.  Predominantly, residents live in rental 
housing, rather than owning a home of their 
own as the area has a 68% rental rate for all 
households.

Socioeconomic Snapshot Figure 16: Prim
ary &

 Secondary M
arket Areas
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In order to quantify the ongoing presence 
and viability of South Park Avenue, and the 
neighborhood in general as a retail center, a 
gap analysis was conducted to evaluate local 
consumer expenditures, identify potential 
growth sectors in the areas surrounding the 
South Park Avenue and Perry Street corridors.  
The analysis examines retail sales in the local 
market area in the context of consumer 
spending by the market area’s population.  

Buffalo.  In 1956, Route 5 opened as a 
limited access highway, incorporating the 
Skyway bridge connection over Buffalo’s 
Inner Harbor, linking downtown directly to 
South Buffalo and Lackawanna.  Three years 
later, Interstate 190 opened to the north of 
Perry Street, connecting neighborhoods east 
to Downtown.  Though South Park Avenue 
remained a vibrant commercial district for 
some time, these shifts in basic transportation 
infrastructure sparked a gradual decline in the 
central importance of the commercial district 
to the City of Buffalo.  

South Park Avenue and, to a lesser degree, 
Perry Street have an evolving history as 
commercial thoroughfares in the City of 
Buffalo.  Each grew as a mix of residential 
and commercial properties at the edge of 
downtown.  In the late 1930s, when the 
Commodore Perry Homes were constructed, 
commercial business along Perry Street in the 
study area was almost entirely eliminated, 
leaving South Park, then called Elk Street, to 
be the primary commercial center for the 
neighborhood. 

South Park’s role in the community began 
to shift in the mid-twentieth century as the 
City’s transportation infrastructure began 
to change.  In 1941, the #16 South Park 
Avenue Streetcar line was decommissioned 
and replaced with gasoline bus service.  This 
was followed by the construction of the 
City’s limited access freeway infrastructure, 
including two routes that largely replaced 
South Park Avenue as the primary commuter 
connector between downtown and South 

Retail Gap Analysis
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Through this exercise the study is able to define the retail goods and services 
that are provided to residents by local retailers and identify the goods that 
residents travel elsewhere to obtain.  Spending outside of the market area is 
identified as “leakage.”  Sectors exhibiting leakage suggest there is potential for 
retail growth driven by the local market area.  Sectors which have higher retail 
sales than expenditures in a particular market are functioning as destinations, 
drawing consumers from other markets to spend locally.  Growth in these 
areas will depend upon expanding the market’s ability to draw visitors into the 
neighborhood.  

A number of retail trade areas have been identified for use in this study:

• Primary

• Secondary

• City (2 Mile Radius)

• Inner Ring (2-3 Mile Ring)

• Regional Ring (3-10 Mile Ring)

For each of the market areas, the analysis identifies the amount of leakage 
occurring and quantifies the level to which those dollars can be captured in 
the local market.  This is expressed through the application of a ‘capture rate’ 
to each trade area.  Larger capture rates are used on the more local market 
areas, reflecting the greater likelihood those areas have of capturing leakage.  
Similarly, a smaller capture rate is applied to the market areas further from the 
study area, with the expectation of a lower likelihood to capture unmet retail 
demand within the study area.

Figure 17: All Project M
arket Areas
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Accounting for the entire BMHA Perry Choice Neighborhood, a 
3.5 square mile area, leakage remains a significant issue.  Despite 
$100 million in spending by residents, neighborhood retailers are 
only experiencing about $70 million in retail activity, meaning that 
residents travel elsewhere for much of their goods and services and 
local retail is failing to draw significant new spending from residents 
of other neighborhoods.  However, though the BMHA Perry Choice 
Neighborhood is relatively underserved with retail, as with the 
primary market area, the leakage is not great enough to generate 
substantial new growth.

To capture new retail growth in the South Park and Perry corridors, 
the potential to draw dollars from outside of the neighborhood 
is evaluated.  Drawing a 2 mile radius from the intersection of 
Louisiana and Fulton streets represents a primary trade area from 
which consumers can potentially be drawn.  Within this radius, 
consumers spend more than $200 million on retail and food, 
annually.  However, actual sales of businesses in this same area is 
nearly 30% more, totaling approximately $290 million.  This is due 
to the presence of downtown Buffalo, an area with relatively few 
residents but which draws consumers from throughout the region for 
food and entertainment.  The gap analysis reveals few retail sectors 
primed for new growth, limiting new development to a potential 
small automobile dealer, as $2.25 million in sales is being spent 
elsewhere.  

Presently, the BMHA Perry Choice Neighborhood, and the South Park 
Avenue and Perry Street corridors in particular, are not well-served by 
local retail.  Within the local market area, a 1.1 square mile within walking 
distance of the South Park Avenue and Perry Street target area, there 
are 23 total businesses, only 10 of which are not restaurants or taverns.  
Nearly every major category of retail shows a spending gap, indicating 
that residents are traveling outside of their neighborhood in order to 
purchase goods and services.  However, that level of “leakage” is not 
significant enough to warrant substantial retail growth.  Without additional 
capture from outside the neighborhood, the project area could potentially 
experience one new 1,500 square foot personal care outlet, such as a 
salon, a small 4,000 square foot general merchandise store and perhaps a 
very small electronics retailer.  
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Motor Vehicle & Parts Dealers 2 6 17 30 312
Furniture & Home Furnishings Stores 0 6 12 5 148
Electronics & Appliance Stores 0 3 22 15 206
Bldg Materials, Garden Equip. & Supply 0 9 24 18 235
Food & Beverage Stores 4 30 48 50 357
Health & Personal Care Stores 0 5 16 21 283
Gasoline Stations 0 3 7 12 128
Clothing & Clothing Accessories Stores 0 15 37 32 488
Sporting Goods, Hobby, Book & Music 2 5 19 10 224
General Merchandise Stores 1 3 10 11 148
Miscellaneous Store Retailers 0 10 45 28 380
Food Services & Drinking Places 13 39 198 134 1,297
Total Establishments 22 134 455 366 4,206

Table 5: Retail Business Inventory
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retail surplus in this ring, however sectors that show some potential for growth include 
food and drink, electronics, clothing and health and personal care stores.  This growth 
is calculated with a very conservative 2% capture rate of retail leaking out of this area.  
However, considering the distance that the project area is from these consumers, it will 
be essential to create unique draws to bring shoppers.  

Extending the ring an additional mile to three 
miles, which includes the majority of the City 
of Buffalo, opens up some new possibilities for 
growth.  In this ring, consumers spend more 
than $400 million on retail and food, annually, 
almost double the $216 million in retail sales in 
the same trade area.  Consequently, residents 
are traveling outside of their neighborhood 
for nearly half of all of their expenditures, 
representing a significant leakage.  Employing a 
conservative capture rate of 10% of the leakage, 
there is the potential for 80,000 square feet 
of new retail growth.  General merchandise 
presents the largest potential for new growth, 
with the possibility of capturing nearly $4 million 
in retail sales and supporting up to 30,000 
square feet.  Other sectors with unmet demand 
include restaurants, health and personal care 
stores, electronic outlets and automobile dealers.  
Food and beverage stores experience a $2.25 
million deficit in retail supply.

Additionally expanding the trade area future to 
include between three and ten miles from the 
project area taps an additional market with the 
potential for new growth.  Overall, there is a 
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Motor Vehicle & Parts Dealers 1,514 1,551 4,299 12,310 (709)
Furniture & Home Furnishings Stores 681 (4,421) (4,288) 4,933 1,486
Electronics & Appliance Stores 1,022 652 (1,086) 5,419 6,979
Bldg Materials, Garden Equip. & Supply Stores 312 291 (246) 1,702 527
Food & Beverage Stores 1,602 1,273 (662) 6,579 (16,469)
Health & Personal Care Stores 1,509 1,039 (1,030) 3,999 4,534
Clothing & Clothing Accessories Stores 1,210 174 561 7,302 5,567
Sporting Goods, Hobby, Book & Music Stores (211) 226 (1,650) 2,795 1,055
General Merchandise Stores 4,010 7,820 (35,394) 29,420 (37,718)
Miscellaneous Store Retailers 480 610 (2,835) 2,242 2,280
Food Services & Drinking Places (932) (46) (23,820) 4,577 5,320
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Table 6: Retail Gap Analysis Growth Potential (Square Feet)

Table 7: Potential Retail Growth
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Future Growth
In planning for commercial growth, the potential of present demand 
should be complemented with projected population expansions.  
Presently, several projects in the primary and secondary market areas 
are planned that will provide a potential influx of population that 
could help support new commercial growth.  It must be noted that 
these numbers are projections to potentially occur over the next 10 
years.  The calculated growth projections are conservative so as to not 
depict an unrealistic growth scenario.

Within the primary market area, there are two major residential 
projects being planned.  The first is the reconstruction of the 
Commodore Perry Homes, with additional infill units that will be 
composed of both subsidized and market rate apartments.  This 
project will provide new housing for approximately 250 existing 
residents of the Commodore Perry Homes, in addition to another 
500 new residents who will be living in both subsidized and market-
rate housing.  Nearby, a market-rate residential project is planned 
on Ohio Street at the location of the former Erie Freight House.  
This project will provide housing for approximately 100 more new 
residents in 48 units within the primary market area.  Based upon the 
expected economic mix of this population, it is projected that these 
developments will provide $10 million annually in new consumer 
spending.  A reasonable capture rate for new spending in a primary 
market area is 70%, giving a target total retail sales potential of an 
additional $7 million.  
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Combining the projected future growth of the 
primary and secondary market areas, retail 
sectors likely to see significant new growth 
include electronics and appliances, health 
and personal care stores, clothing and general 
merchandise.  Additionally, these numbers 
alone support the growth of up to eight new 
restaurants and taverns in the project area.  
The following table summarizes growth based 
upon planned future residential projects. 

On the Horizon
More significant growth is expected in the 
secondary market area.  The South Buffalo 
Brownfield Opportunity Area project 
estimates a total population of approximately 
3,000 new residents at full build-out.  
Downtown Buffalo has been experiencing 
a residential rebirth during the last decade.  
A 2011 study conducted by Zimmerman/
Volk Associates projects that growth to 
accelerate during the coming years.  Over 
the next five years, downtown has the 
potential to welcome up to 323 new housing 
units annually.  Extrapolated over the next 
decade, this equates to an additional 3000 
housing units in the downtown market area.  
Concurrently, infill housing is planned in the 
BMHA Perry Choice Neighborhood as well 
as planned housing projects in the emerging 
Larkin District.  In total, the secondary market 
area could see a potential growth of up to 
10,000 new residents from these projects. 
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The electronics sector includes an eclectic 
mix of retailers such as cell phone stores, 
security equipment suppliers, electronic 
information services and other electronics or 
appliance related establishments.  However, 
downtown has not been home to a more 
traditional general electronics retailer since 
radio shack closed its Main Street outlet 
during a national downsizing movement in 
2006.  The area has nine food and beverage 
stores, mostly small convenient retailers, 
as well as eight health and personal care 
retailers which are mostly accounted for by 
salons.  Considering the 50,000 daytime 
population, this is a potentially underserved 
market.  Downtown’s greatest strength is its 
restaurant and entertainment industry, home 
to more than 110 such businesses.  These 
establishments serve both the daytime and 
evening populations, as well as visitors from 
throughout the region and afar.

Downtown Buffalo
Downtown Buffalo is no longer a major 
retail center within the city.  During the 
1970s through the early 1990s, downtown 
saw its retail base significantly decline from 
its previous status as the retail hub of the 
Western New York region.  However, some 
pockets of retail still exist within downtown, 
including commercial entities in the Main 
Place Mall, along Main Street and other small 
nodes.  Downtown has a total of 97 retail 
businesses.  The most significant clusters of 
retail sectors downtown include clothing and 
accessories, electronics and miscellaneous 
store retailers.  

For the South Park Avenue and Perry 
Street corridors hold potential as a future 
commercial retail center, the area must 
be able to draw consumers from other 
neighborhoods, in addition to serving the 
local residential population.  To do so, it must 
offer products and services that are unique 
from competing commercial centers.  A retail 
cluster analysis was completed to evaluate the 
strengths and weaknesses of the areas most 
likely to compete with a revitalized project 
area.  Those areas include downtown Buffalo, 
Allentown, Elmwood Avenue and the South 
Buffalo corridors of Seneca, Abbott and South 
Park.

Cluster Analysis
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South Buffalo
South Buffalo is among the largest districts in the city, home to more than 
35,000 residents.  There are three primary commercial thoroughfares in 
this district: Seneca Street, Abbott Road and South Park Avenue, a section 
approximately 1.5 miles south of the study area.  Throughout South Buffalo 
there are 110 retail businesses.  The largest mix includes motor vehicle parts 
and dealers, food and beverage stores, building and garden equipment, health 
and personal care as well as miscellaneous retailers.  There are relatively few 
sports, hobby, books or music stores as well as only two home furnishings 
retailers.  Also, for a substantial population, there are only nine clothing 
and accessory retailers.  South Buffalo is also well branded as the city’s Irish 
heritage neighborhood.  Consequently, there are 62 restaurants and taverns, 
many of which are Irish themed.    

Downtown 
Buffalo

South 
Buffalo

Allentown
Elmwood 

Village

Motor Vehicle & Parts Dealers 3 17 0 0
Furniture & Home Furnishings Stores 5 2 0 2
Electronics & Appliance Stores 15 8 3 1
Bldg Material & Garden Equipment & 1 10 0 2
Food & Beverage Stores 9 17 3 6
Health & Personal Care Stores 8 12 1 2
Gasoline Stations 2 5 1 2
Clothing & Clothing Accessories Stores 21 9 6 12
Sport Goods, Hobby, Book, & Music Stores 7 4 1 4
General Merchandise Stores 6 6 1 2
Miscellaneous Store Retailers 18 17 7 12
Arts, Entertainment & Recreation 30 8 3 5
Accommodation 7 0 4 1
Food Services & Drinking Places 113 62 15 36

Number of Businesses

Retail Trade

Figure 18: Retail C
lusters in the C

ity of Buffalo

Table 9: Competitive Retail Clusters
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According to our surveys, most Commodore 
Perry residents shop at Tops on South Park in 
South Buffalo, approximately two miles away.  
Given the low car ownership rates in the 
neighborhood, the area would be well served 
by a neighborhood grocer.  Conversations 
with development professionals that 
specialize in discount grocers indicate that 
the population of the primary market area 
needs to reach a threshold of 5,000 residents 
for a new establishment to enter the market 
in the project area.

Food & Drink
The areas on either side of our project area, 
South Buffalo and Downtown Buffalo, each 
have large clusters of eating and drinking 
establishments.   Though this may present a 
challenging landscape for the opening of new 
restaurants, it must be noted that the entire 
City of Buffalo continues to have relatively 
few (four) full service restaurants on the 
water or with a view of water.  Therefore, an 
opportunity potentially exists to expand into 
the restaurant market by capitalizing upon 
the neighborhood’s unique setting proximate 
to the Buffalo River.

There are 12 clothing and accessory retailers, 
representing one of the most significant 
clusters in the City.  The majority of these 
retailers are higher end, locally owned 
boutiques.  Eighteen miscellaneous store 
retailers account for the Village’s signature 
variety shops and gift boutiques.   A florist 
accounts for the only garden/building supply 
retailer in the district and there are no motor 
vehicle parts suppliers.  

Grocery
The City of Buffalo has a total of 20 medium 
and large scale grocery outlets located in 
its neighborhoods.  These include major 
chains such as Tops and Wegmans, discount 
grocers such as Aldi’s, Save-A-Lot and Price 
Rite as well as independent establishments 
such as the Lexington Coop or Guercio’s.  
As shown on the map on the previous 
page, nearly every neighborhood area in 
the city is closely served by a grocery store, 
with some exceptions on the east side and 
Buffalo’s Parkside neighborhood.  A major 
gap also exists in the project study area, as 
there appears to be a clear service gap here. 

Allentown
Allentown, centered along Allen Street north 
of Downtown and adjacent to the western 
border of the Medical Campus is the city’s 
most bohemian district, featuring a collection 
of galleries, restaurants and a few boutiques.  
There are a total of 23 retail businesses in the 
district.  The largest cluster sector is clothing 
and accessories with six stores.  The area has 
zero building or garden material stores, no 
motor vehicle parts dealers and no furniture 
or home furnishings retailers.  There are 17 
restaurants and taverns along and proximate 
to Allen Street, in addition to two hotel 
accommodations.

Elmwood Avenue
Elmwood Avenue and the surrounding 
Elmwood Village neighborhood is widely 
regarded as the most commercially successful 
retail district in the City of Buffalo.  The 
district previously grew as a combination of 
a college-town strip as well as antique and 
gift retailers.  Presently, the district includes 
nearly fifty retail establishments an additional 
35 restaurants and taverns.  



peter j. smith & company, inc.  •  Hatch Mott MacDonald

Buffalo Municipal Housing Authority     

53

Outdoor recreation is among the nation’s 
fastest growing retail sectors and this location 
is primed to take advantage of a growing 
interest in Buffalo’s industrial waterways.  
Such an establishment can also make use 
of the neighborhood’s significant open 
spaces for outdoor recreation, such as Father 
Conway Park and a newly developed trail 
along the former DL&W railway line.  

Finding a Unique Niche
Identifying a niche will be essential to 
developing a successful retail district for 
the South Park Avenue and Perry Street 
Corridors.  Creating a niche, unique to the 
project area will generate the ability to draw 
new consumers to the neighborhood, which 
will create spin-off impacts upon the area’s 
other establishments. 

None of the districts evaluated were strong 
in sporting goods, as it is likely that most 
consumers travel outside the city limits for 
sporting goods, or to a more limited selection 
at a big box department store.  There are no 
outfitter establishments in the city.  Given the 
study area’s location along the Buffalo River, 
a unique opportunity exists to develop a 
retail draw that is not found elsewhere in the 
urban area and cannot be easily replicated at 
another location.  The study area should look 
to develop a sporting goods and outfitters 
location in connection with the river, offering 
sports and outdoors related merchandise, as 
well as equipment rentals and charter service 
for Buffalo’s waterfront.  
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The Buffalo Niagara Medical Campus draws 
more than 10,000 workers on a daily basis, 
many of these in highly paid positions with 
disposable incomes.  The campus is a major 
source of current and projected growth.  It 
is expected that by 2016, more than 16,000 
people will be employed at the medical 
campus.  Additionally, the University at 
Buffalo is in the process of moving to the 
medical campus, which will bring its present 
enrollment of just under 600 medical 
students and is projected to grow by 28% 
more by 2020.  These populations, though 
distanced from the study area represent 
an opportunity for both commercial and 
residential growth.  The NFTA metro rail 
provides a direct public transit link between 
the neighborhood and the campus, requiring 
a roughly four-block walk to the Erie Canal 
Harbor Station.  There is an opportunity to 
attract spending from both downtown and 
the medical campus in the project study area.  
It will be key to take advantage of the area’s 
unique setting and define a draw to get the 
daytime population to visit.

The study area is located proximate to two 
major employment centers that are home to 
significant daytime populations: downtown 
and the Buffalo Niagara Medical Campus.  
On a daily basis, downtown Buffalo draws 
just under 50,000 workers to the City’s urban 
core.  These workers support restaurant and 
take-out food establishments throughout 
and proximate to downtown as well as some 
retail.  Downtown is also home to five major 
hotel brands, a medium sized independent 
hotel and several more hotel projects in the 
planning or construction stages.  Two hotels 
are currently planned for the Canalside 
district that will bring approximately 300 new 
rooms just blocks away from the study area.

Day-Time Population



peter j. smith & company, inc.  •  Hatch Mott MacDonald

Buffalo Municipal Housing Authority     

55

A major characteristic of the underground 
economy is that it tends to remain inherently 
local, meaning that this type of exchange is 
typically conducted within the neighborhood 
that the consumer lives.  Therefore, leakage is 
limited, as is this economy’s ability to draw in 
new dollars to the neighborhood.  

Given its presence, this underground 
economy can help to bolster the market 
for retail goods and services.  In addition to 
simply filling traditionally identified retail 
gaps, commercial growth can shift economic 
activity from unreported exchanges to typical 
retail establishments with a public street 
presence.  Though a cash economy certainly 
has value in providing alternative retail and 
exchange opportunities for underserved 
populations, a transition of some of this 
activity would be an overall benefit, providing 
vibrancy and life to the public realm and 
creating establishments that have the 
potential to draw new dollars into the project 
area.

In addition to traditional retail trade, the 
BMHA Perry Choice Neighborhood has a 
prevalent underground cash economy that 
drives a substantial portion of the purchase 
and sale of goods and services, locally.  The 
cash economic is a sector of retail and service 
trade that includes all unreported transactions 
and income.  In this sector, goods and 
services are paid for, entirely, with cash or 
barter.  This economy comprises all economic 
activities that would generally be taxable 
were they reported to the internal revenue 
service.

While, due to the nature of the cash 
economy as unreported activity, its 
predominance is difficult to identify.  It 
is estimated that in a neighborhood such 
as Perry Choice, the cash economy could 
equate to as much as 30% of all spending, 
representing an unclassified sector of both 
retail trade and resident income.  It would 
also, potentially alter the snapshot of actual 
goods and services that are available locally.

Cash Economy



BMHA Perry Choice Neighborhood Planning Initiative

     Commercial Revitalization Plan & Market Strategy

5656

Precedent Districts
The project study area presents unique 
opportunities for new development that has the 
potential to experience rapid growth by drawing 
in visitor and tourist populations.  This is due to 
the concentration of multiple regionally-important 
anchor amenities, most notably:

• Buffalo Creek Casino

• Buffalo River & Harbor

• First Niagara Center

• Canalside
To stimulate this potential growth, the study area 
and surrounding neighborhood must complement 
these amenities with a superior urban landscape, 
linking these assets to one another and drawing 
patrons to each into the neighborhood.  The 
following are a sample of districts that the 
project team evaluated in planning for the 
physical growth of the project study area.  These 
precedents were chosen based upon their similar 
amenities to the study area.  Positive elements 
of their context will serve as a model for the 
redevelopment of the project study area and 
surrounding environments.

Cleveland, OH - Historic Gateway District & Tower City

Syracuse, NY - Armory Square Mixed-Use Infill

Shreeveport, LA - Boardwalk

Cleveland’s Gateway District and 
neighboring Tower City transformed a 
formerly industrial riverfront area into a 
bustling mixed-use and entertainment 
district, with two sports facilities, a 
casino and surrounding mixed-use infill 
development,  The picture to the far 
right illustrates contemporary residential 
infill one block from the riverfront.

Shreveport, a growing casino-town 
in Louisiana, provides an excellent 
precedent for integrating commercial 
retail development with an active 
riverfront.  The city designed the 
boardwalk development to complement 
its casino facilities with restaurants, 
retail, nightlife and entertainment.

Armory Square in Downtown Syracuse 
brought life to an historic warehouse 
district with major mixed-use, infill 
development.  A primary component 
was injecting residential density into the 
neighborhood that now supports the 
many shops and restaurants.  Building 
styles complement the historic fabric of 
surrounding structures. 
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The study area is bound by the New York 
State Thruway on the north which creates 
a physical barrier to the rest of the City. A 
residential neighborhood is located south 
and east of the study area and is known as 
the First Ward. South of the Study Area and 
west of Louisiana Street is concentration 
of commercial uses which are mainly 
warehouses and vacant properties. Riverfest 
Park and Conway Park are also located in this 
area.  Large parking areas are found on the 
west side of the study area.  Further west is 
the Cobblestone District and the First Niagara 
Center as well as the Canalside development 
project. The parking lots are planned to 
be developed and incorporated into the 
Cobblestone District.

parcels located on the south 
side of South Park Avenue as 
well as several parcels located 
in residential areas along Fulton 
Street.  Entertainment uses 
account for 11.8% of the study 
area. All of the area is the is 
attributed to the block on Michigan between 
South Park Avenue and Perry Street owned 
by the Seneca Nation of Indians.  Currently 
the sight houses a temporary gaming facility.  
Construction has begun on permanent Class 
III gaming facility.  Community Services 
occupy 8.5% of the Study Area.  These uses 
include schools, a community center, a 
medical facility, and a deteriorating splash 
pad on South Park Avenue. Residential 
properties, which do not include apartments, 
make up only a small portion of the study 
area. These parcels are scattered along South 
Park Avenue and Fulton Street. These parcels 
are often interspersed with vacant properties.

Within the study area, the land use is 
dominated by the apartments.  Apartments 
account for nearly 40% of the Study 
Area.  Most of this area is attributed to the 
Commodore Perry Apartment Complex 
operated by the Buffalo Municipal Housing 
Authority (BMHA).  The low-rise apartments 
within this complex are scheduled to be 
systematically demolished and rebuilt. The 
mid-rise apartments located along Perry 
Street between Chicago Street and Louisiana 
Street are scheduled to remain.  The Elk 
Terminal Apartments are also included in this 
land use category. Commercial uses make up 
roughly 20% of the study area.  These uses 
are primarily warehouse facilities located 
on the west side of the Study Area.  There 
are a few retail uses located along South 
Park Avenue. There are 12.5 Acres of vacant 
land within the study area.  Much of this 
land is an undeveloped block connected 
to the BMHA apartments located on South 
Park Avenue between Alabama Street and 
Hamburg Street. There are many vacant 

Existing Land Use Land Use Acres Percent
Apartments 32.89 39.90%
Commercial 16.01 19.40%
Vacant 12.46 15.10%
Gaming/Entertainment 9.77 11.80%
Community Service 7.01 8.50%
Residential 3.04 3.70%
Industrial 1.13 1.40%
Public Service 0.14 0.20%

Table 10: Existing Land Use
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There is one parcel that is zoned CM located 
at Scott Street and Chicago Street. This zone 
adds a few industrial uses to uses already 
permitted in the C2 Zone. The following 
table presents the distribution of existing 
zoning Districts within the Study Area.

South of the Study Area is zoned M1 on the 
west of Louisiana Street and primarily R2 
east of Louisiana. Further south along the 
river is zoned M2 allowing for more intensive 
industrial uses.  East of the Study Area, the 
C2 Zone continues along South Park Avenue 
on both sides. The R3 District also extends 
eastward into an area that is lower density 
residential. West of the Study Area is all 
zoned as the II District.  The II District is an 
institutional/light industrial zone that permits 
a wide variety of uses.  This is a special 
review process for developments within this 
zone.

Currently, just over half of the study area is 
zoned R3.  The R3 District permits a variety 
of residential uses including townhouses 
and apartment buildings.  There is a three 
story height limit, but for apartment complex 
developments greater than five acres, eight 
stories are permitted. Nearly all of the area 
east of Chicago Street and north of South 
Park Avenue is zoned R3. Everything west of 
Chicago Street is zoned M1.  The M1 District 
is a light manufacturing district a variety of 
industrial uses as well as commercial and 
residential uses permitted in zones that are 
lower in the hierarchy of zoning districts.  The 
M1 District accounts for nearly a third of the 
Study Area. The C2 District is a Community 
Commercial District which allows for fairly 
intensive commercial uses and any type of 
residential use.  Covering 16.7% of the study 
area, the C2 District is located on the south 
side of South Park Avenue east of Chicago 
Street.  A few parcels on the north side of 
South Park Avenue are also zoned C2. 

Current Zoning

District Acres Percent
R3 42 50.90%
M1 26 31.50%
C2 13.7 16.70%
CM 0.7 0.80%

Table 11: Current Zoning
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West of the Study area continues to be 
designated Downtown Edge until the 
arena where the designation changes to 
Downtown/Regional Hub.  Along Ohio Street 
is also designated ad Downtown Edge. The 
existing parks south of the Study area are 
designated as Open Space Recreation. The 
block between Conway park and Miami 
Street is designated for light industrial uses as 
is the parcel on Louisiana Street immediately 
adjacent to the Study Area. The abandoned 
rail corridor is designated as a greenway. 
Most of the First Ward has a future land 
use designation of N2-R Urban Center 
Neighborhoods Restricted.  Areas along 
the Buffalo River are designated for heavier 
industrial uses.  The few parcels between the 
Study Area and the I-190 is designated light 
industrial.

north side between Alabama Street and 
Hamburg Street is designated as N2-O 
Urban Center Neighborhoods Open. This 
designation is defined as a mix of residential 
and commercial uses in Buffalo’s oldest 
neighborhoods. A few parcels on South 
Park Avenue located at intersection are 
designated as N2-P, facilitating a greater mix 
of commercial uses. Most of the Parcels on 
the south side of Fulton Street are designated 
as N2-R Urban Center Neighborhoods 
Restricted.  This zone facilitated compact 
residential blocks with occasional mixed 
use corners. A few parcels are designated as 
D-OR Open Space Recreation. The parcels 
include the Community Center, the splash 
pad lot, and the open field block that is 
part of the BMHA land. The following table 
presents the distribution of future land uses 
currently determined for the Study Area.

The City of Buffalo is currently working on 
a new “GreenCode” which will change the 
way zoning decisions are made within the 
City of Buffalo.  Zones are based on form and 
function as opposed to separation of uses.  
As part of the process, future land uses were 
considered based on function, road networks, 
proximity to downtown, and public input.  
The future land use map and corresponding 
zoning districts is still an ongoing process.  
The results of this study could still have an 
impact on the final zoning map before it is 
adopted. The following is a preview of the 
future land use determination for the study 
area as of January 2013.

Nearly a third of the study area is designated 
as N-C Residential campus.  This is consistent 
with the existing and planned update of the 
Perry Apartments. East of Chicago Street is 
designated at N1-E Downtown Edge. This 
designation facilitates mid-rise development 
with an intense mix of uses. Most of south 
side of South Park Avenue, as well as the 

Buffalo GreenCode Future Place Type Acres Percent
D-OR Open Space Recreation 7.3 8.90%
N-C Residential Campus 26.6 32.20%
N1-E Downtown Edge 26 31.50%
N2-O Urban Center Neighborhoods Open 10.2 12.40%
N2-P Urban Center Neighborhoods P-Zone 4.7 5.70%
N2-R Urban Center Neighborhoods Restricted 7.6 9.20%

Table 12: Draft Buffalo GreenCode Future Place Types
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Traffic Volumes
Analysis of traffic volumes and intersection 
efficiency in the study area show no major 
problem areas for capacity or traffic flow.  
Illustrated in Tables 12 and 13-15 on the 
following page, the local roadways are 
experiencing volumes well below their 
designed capacities.  South Park Avenue 
accommodates less than 5,000 cars, daily 
between Hamburg and Louisiana Streets, 
and approximately half that amount between 
Louisiana and Michigan Street.  Perry Street, 
carries between 1,500 and 2,000 cars daily 
through the project area.  All intersections 
have been rated A or B, exceeding minimum 
performance standards.

Nearly all of the streets within the study area 
are lined with sidewalks on both sides of the 
street. Sidewalks are missing in some areas 
on the west side of Chicago Street and on 
the south side of Fulton Street and Standard 
Alley. In addition to the street sidewalks, 
the apartment complexes contain internal 
walkways connecting each building to each 
other and to the street network. There are no 
recreational pathways located in the study 
area.  Following are pedestrian conditions 
found in the study area:

Road Hierarchy and Condition
South Park Avenue, Louisiana  Street, and 
Michigan Avenue are classified as urban 
minor arterials. All of the other streets within 
the Study Area are classified as local streets. 
In the Immediate vicinity, Ohio Street and 
Hamburg Street north of Perry are also 
classified as minor arterials. All streets in and 
around the study area support a single lane of 
traffic in both directions.  Michigan Avenue 
has an intermittent left hand turning lane. 
Louisiana Street and Hamburg Street provide 
direct access from the Study Area to I-190.

Based on a visual assessment, Fulton Street 
and Marvin Street were considered to be 
in poor condition. All of the other streets 
within the study area are in structurally 
fair conditions, but could be upgraded to 
make them visually appealing as part of any 
redevelopment effort.

Pedestrian Circulation

Transportation & Circulation

Intersection Curb ramps Pedestrian Signals Striped Crosswalk

Perry St./Michigan Ave.   

Perry St./Louisiana St.  None None
Perry St./Hamburg St. , (One in poor condition) None None
S. Park Ave./Michigan St. , (One in poor condition) None None
S. Park Ave./Louisiana St.  (3 of 4) None , Needs restriping
S. Park Ave./Hamburg St. , (One in poor condition) None , Needs restriping

Table 13: Pedestrian Conditions in the study area
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Building Inventory
An on-site inventory was conducted for all buildings 
within the Study Area.  Each building was assessed 
for land use, occupancy, amount of parking, and 
building quality. Land use information was used to 
update the parcel land use data and is presented in 
the land use analysis and parking data was used in 
the Transportation & Circulation report. During the 
inventory, the amount of existing and potential retail 
space was also quantified.

Building Conditions
The quality of each building was rated from 1 to 5 in 
terms of condition.  Approximately 58% of buildings 
in the project area were rated as a 3 or better, 
indicating fair to good condition.  The remaining 
buildings rated 2 or less and are considered blighted 
and unproductive structures in the project area.

Location AADT
# of travel 

lanes
Pavement Width 

(ft.)
Functional 

Class
S. Park Ave. - Hamburg to Louisiana 4,800 2 49 Minor Art.
S. Park Ave. - Louisiana to Michigan 3,375 2 43 Minor Art.
Michigan Ave. - S.Park to Scott 5,250 3 43 Minor Art.
Louisiana St. - S. Park to I190 ramp 3,550 2 43 Minor Art.
Hamburg St. – S. Park - Perry 2,800 2 37 Minor Art.

Intersection AM Peak Hour Mid Day Peak Hour PM Peak Hour

Perry St./Michigan Ave. A (7.4) A(7.6) B(11.0)
Perry St./Louisiana St. A(8.1) A(8.4) A(8.6)
Perry St./Hamburg St.  A(Unsignalized) A(Unsignalized) A(Unsignalized)
S. Park Ave./Michigan St. B(11.7) A(7.5) A(9.8)
S. Park Ave./Louisiana St. B(13.0) B(11.6) B(11.6)
S. Park Ave./Hamburg St. A(9.6) B(10.7) B(11.4)

EB WB EB WB EB WB
Southpark Ave Louisiana St & Hamburg St 2 2252 2376 126 188 242 185
Southpark Ave Louisiana St & Michigan St 2 1341 1260 57 131 195 77

Perry St Louisiana St & Hamburg St 2 747 804 47 63 76 67
Perry St Louisiana St & Michigan St 2 1361 881 80 93 172 80

AADT AM Peak PM Peak
LanesLocation BetweenStreet name

Condition # Buildings Percent
Poor 9 8.30%
2 37 33.90%
3 39 35.80%
4 21 19.30%

Good 3 2.80%

Table 14: Area Roadways

Table 15: Traffic Volumes

Table 16: Intersection Level of Service

Table 17: Building Conditions
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Retail Space
During the inventory, buildings were also 
evaluated for existing and potential retail 
space. There were 13,900 square feet of 
existing retail space.  The majority of this 
space is contained in the retail plaza on South 
Park Avenue and Louisiana Street. There was 
19,500 square feet of potential retail space.  
Potential retail space includes only the first 
floor of buildings that appeared have once 
served as a retail use regardless of whether 
the building was vacant or now occupied 
by a less intensive use.  Nearly all of the 
potential retail space is found on South Park 
Avenue.

Building Occupancy
Occupancy data obtained from the 
inventory is based on a visual observation 
from outside of the buildings.  Boarded up 
windows or lack of window treatment was 
an indicator of possible vacancy.  Nearly 
60% of the remaining buildings in the Study 
Area appeared to be occupied.  Among the 
occupied buildings were the Perry high-rises, 
the new Perry low-rise apartments on South 
Park Avenue, The retail plaza, Mercy Medical 
Center, and two schools. Nearly 30% of the 
buildings inventoried were partially occupied, 
Most  of these include the low-rise Perry 
Apartments along Perry Street.  Just over 10% 
of the buildings were vacant.  St. Valentines 
Church was the largest single vacant building.  
Many of the vacant buildings are located on 
South Park Avenue.

Status # Buildings Percent
Occupied 63 57.80%
Partial 32 29.40%
Vacant 14 12.80%

Table 18: Building Occupancy
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includes schools, some parkland, and parcels 
that they acquired through tax delinquencies.  
The rest of the study area is privately owned 
accounting for 36.7% of the Study Area. 
The following table shows the breakdown of 
ownership within the Study Area.

West of the Study Area is predominantly 
public owned.  This area included the large 
public lots and the First Niagara Center. South 
and East of the study area is predominantly 
privately owned with the exception of parks, 
an abandoned rail corridor and isolated 
delinquent properties.  

Ownership
To analyze of ownership patterns, the BMHA 
was separated from other public agencies due 
to it large presence within the Study Area.  
The BMHA accounts for 40.8% of the Study 
Area. This area includes the Commodore 
Perry Apartment Complex, some large 
open areas, and BMHA offices. The Seneca 
Nation of Indians own and have sovereign 
powers over the block bound by Perry Street, 
Michigan Avenue, South Park Avenue, and 
Marvin Street. The Seneca Nation also owns a 
parcel on the north side of Perry Street where 
they operate offices. Other public agencies 
own 9.3% of the Study Area. This area 

Historic Resources
Within the Study Area, there are no sites 
listed on the National Register of Historic 
Places. There are a few sites in the immediate 
vicinity that could contribute to attracting 
visitors to the area.  The Edward M. Cotter 
is a historic fire boat that is docked on the 
Buffalo River near the junction of Michigan 
Avenue and Ohio Street. The E&B Holmes 
Machinery Company is a historic factory 
located at 55 Chicago Street.  The building is 
currently being converted to live-work lofts.  
The grain elevators, located along the Buffalo 
River, were collectively added to the National 
Register of Historic Places. Grain elevators 
were invented in Buffalo in 1843. Downtown 
Buffalo, located about a mile from the study 
area is home to a variety of historic buildings.

Flood Hazards
No parcels within the study area are within 
the FEMA 100 year floodplain.  In the 
immediate vicinity, only parcels on the west 
side of Ohio Street would be impacted by a 
100 year flood event. The flood hazard area 
does not cross over Ohio Street.

Ownership Acres Percent
Buffalo Municipal Housing Authority 33.6 40.80%
Other Public Agencies 7.7 9.30%
Seneca Nation of Indians 10.8 13.20%
Private 30.3 36.70%

Table 19: Land Ownership
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Oct. 2012 Nov. 2012 Dec. 2012

Steering Committee
• Project Kick-off
• Visioning Session

Project Area Walking Tour

Steering Committee
• Preliminary Inventory Review

Focus Group Sessions
• Arts & Culture
• Economic Development
• Transportation & Infrastructure

Public Workshop #1
• Community Visioning 

Steering Committee
• Coordination with Perry  Transformation Project

Working Sessions
• 1 on 1 meetings with   community stakeholders 

The Commercial Revitalization Plan is rooted in input received 
throughout a comprehensive public participation process.  This 
input has guided the direction of the project and informed the 
investigative inventory and, ultimately, the recommendations for future 
improvements.  Ongoing contact with the community has also generated 
a widespread understanding of the project and, because it has been 
developed in the vision of the community, the process has strengthened 
the public support.  Moving into the future, the community should 
continue to be engaged in the implementation of the plan, ensuring that 
individual projects are sensitive to the local population and the context 
within which they are developed.

The public process was composed of the following major elements:

    Steering Committee Meetings

    Focus Groups Sessions

    Three Interactive Public Forums
• Issues & Opportunities
• Vision, Goals & Objectives
• Final Open House

    Stakeholder Interviews & Public Workshop

    Resident Survey

    Neighborhood Business Survey

The Public Process

Resident & Business Surveys
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Jan
. 2013 Fe

b. 2013 Mar. 2013

Steering Committee
• Coordination with Perry  Transformation Project

Working Sessions
• 1 on 1 meetings with   community stakeholders 

Steering Committee
• Preliminary Draft Review

Public Workshop #2
• Vision, Goals & Objectives
• Draft Concept Plan Review
• Quick Wins 

Stake Holder  
Review Meetings

Steering Committee
• Draft Review & Revisions
• Final Product

Public Open House
• Draft Plan Review &   Feedback

Themes
Several predominant themes emerged 
throughout the steering committee 
meetings and public input process.  It was 
evident that participants feel a strong sense 
of neighborhood exists, with many people 
proud of where they live and the heritage of 
the community.  Location and surrounding 
developments were identified as major 
assets for the future.  Significant obstacles to 
future growth include social divisions in the 
neighborhood, a dilapidated building stock 
and a perception of crime.
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Among the questions asked to workshop 
participants was regarding what businesses 
they would like to locate in the project 
area.  One hundred percent of participants 
stated a grocery store which more than 4 of 
every 5 would also like a pharmacy.  Below, 
are highlights of some of the neighborhood 
issues that workshop participants feel most 
enthusiastically supportive of and would like 
to see addressed within the Commercial 
Revitalization Plan.

Public Workshop Highlights
Residents and interested stakeholders 
participated in three interactive workshops 
throughout the planning process.  The 
focus of the first workshop was issues 
and opportunities facing the commercial 
conditions in the neighborhood.  Those in 
attendance identified the major impediments 
to new development and proposed ideas 
for improvement.  Individually, residents 
answered a series of survey questions and 
then, in groups, they worked together to map 
out their ideas for the neighborhood, as seen 
on the following page..

The second public workshop was a review 
of the plans findings and an opportunity for 
attendants to offer feedback on the vision 
statement, goals and objectives of the plan.  
Overwhelmingly, there was widespread 
support for the direction of the plan.  The 
third and final workshop is a presentation 
of the commercial revitalization design plan 
and strategy for the commercial market.  
Opportunities for 1 on 1 feedback will give 
the public a final say in the plan.

Table 21: Public Workshop Survey Highlights
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Grocery 100%
Pharmacy 83%
Clothing 75%
Sit-Down Restaurant 67%
Salon 67%
Butcher 50%
Take-Out Restaurant 50%
Deli 42%
Fast Food 42%
Hardware 42%
Electronics 33%
Pub/Tavern 33%
Gasoline 25%

Would you like to see this 
business locate in the Perry 

Choice neighborhood?

Survey Question Strongly 
Agree

Agree
Neither 

Agree nor 
Disagree

Disagree
Strongly 
Disagree

The Perry Choice neighborhood should capitalize 
upon existing and potential regional attractions to 
help attract visitors and shoppers to the 
neighborhood.   

41.7% 41.7% 16.7% 0.0% 0.0%

The Perry Choice neighborhood should improve its 
pedestrian amenities, including construction of new 
sidewalks and crosswalks.  

33.3% 33.3% 33.3% 0.0% 0.0%

New commercial, retail and restaurant businesses 
are needed in and close to the Perry Choice 
Neighborhood. 

66.7% 8.3% 25.0% 0.0% 0.0%

The Perry Choice Neighborhood would benefit 
from better access to the waterfront, especially the 
Buffalo River. 

41.7% 25.0% 33.3% 0.0% 0.0%
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Trip Distribution
Where will these new trips be destined 
to and from?  Trip distribution theory 
uses a Gravity Model, whereby trips 
productions and attractions are matched 
by proximity, i.e. a trip attractor such as an 
office building will be matched with a trip 
producer such as a household based on 
how close they are to one another.  Given 
the number of proposed developments 
near the project site, it is likely that there 
will be a connection between the Perry/
South Park district and the adjacent 
Cobblestone/Casino district, the Buffalo-
Niagara Medical Campus, the Larkin 
District, and the Outer Harbor.

Trip Generation
The build out concept as shown in the Commercial 
Revitalization Design Plan is summarized in the 
following table.  Forecast trips for each type of 
development were obtained by using average 
rates from the Institute of Transportation Engineers 
manual entitled Trip Generation. Trip generation 
for various land uses can be estimated from a 
variety of variables, including square footage, 
number of employees, or dwelling units.  As 
indicated in the following table, the proposed 
build-out will generate almost 11,000 trips per day.  
Of these, approximately 2,000 will occur during 
the morning peak hour and 1,700 will take place 
during the evening peak hour.

Future Traffic Assessment
Forecasting future traffic in a multi-zonal 
multi-modal area traditionally involves a four-
step process.  The four steps are:

Trip Generation – How many trips will be 
created by new development?
Trip Distribution – Where will the trips go to 
and come from?
Mode Split – What modes will the trips use?
Trip assignment – What specific roads/transit 
routes will the trips use?

At this early stage of the planning process, a 
qualitative approach will be used, since many 
of the development 
concepts are in the 
embryonic stage.  

The four step process 
as it applies to the 
Perry Street and 
South Park corridor 
is described in the 
following sections.

enter exit enter Exit
Retail 200,000 sf 814 - Specialty Retail Center 8,864 657 711 562 442
Office 80,000 sf 710 - General Office Building 881 109 15 20 99
Light Industrial 120,000 sf 110 - General Light Industrial 362 50 7 18 43
Entertainment (1) 50,000 sf
Residential 620 units 231- Residential Condo/Townhouse 104 312 280 203
Live-Work (2) 41 units
Community Center 82,000 sf 495 - Recreational Community Center 686 43 38 29 43

10,794 962 1,083 909 830TOTAL

AM Peak Hour PM Peak Hour
Development ITE Land UseVariableSize Total 

Trips

Table 22: Proposed Build-out Trip Generation
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Since the current analysis takes a more 
qualitative approach, the new traffic is all 
assumed to go to the direct road, regardless 
of capacity.  In tables 23 and 24 the 
distributed trips are added to the current 
traffic AADT and PM peak hour traffic, 
respectively, on the key routes.  This total is 
then compared to the theoretical capacity for 
an urban, signalized corridor.

As shown below, this worst case scenario 
does not lead to any roads exceeding their 
theoretical capacity.

. 

Trip Assignment
A traffic assignment modal divides a 
study area into zones that include the trip 
production and attraction characteristics of 
the land uses within the zone.  The analysis 
then distributes the trips between zones using 
the gravity modal, and finally, assigns the trips 
to specific roadways or transit routes based 
on the capacities and travel times of the 
various routes between zones.  This involves 
numerous iterations, as the trips first find the 
fastest route, but that route may then become 
slower if it does not have adequate capacity. 

Approximately 70 % of the trips will be 
destined to the north and west, primarily 
along South Park Street and Michigan 
Avenue; while 30% will be going to and from 
the south and east, using Hamburg Street.

Mode Split
It is possible that a relatively high percentage 
of these new trips will use transit or walking, 
given the proximity of the study area to 
the Central Business District.  There is also 
consideration for an extension of the LRRT 
system into the study area, which would 
provide a convenient transit connection 
to the Buffalo Niagara Medical Campus.  
However, to develop a conservative analysis, 
it is assumed that 10% of the trips will use 
transit or a non-motorized mode.

Street Existing AADT New AADT Forecast Total Capacity
South Park Ave. 4,800 7,000 118,000 16,000
Michigan Ave. 5,200 7,000 12,250 16,000
Hamburg St. 2,800 3,000 5,800 16,000

Street PM Peak Hour New PM Trips Forecast Total Capacity
South Park Ave. 430 1,190 1,617 1,900
Michigan Ave. 500 1,190 1,690 1,900
Hamburg St. 300 510 810 1,900

Table 23: Average Annual Daily Traffic based on Proposed Build-Out

Table 24: Peak Hour Traffic based on Proposed Build-Out




