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OPPORTUNITY AND OBJECTIVES 
 
The City of Rochester is seeking proposals from experienced development teams for the 
purchase and renovation of the Midtown Plaza Tower όάaƛŘǘƻǿƴ ¢ƻǿŜǊέΣ άaƛŘǘƻǿƴ tƭŀȊŀ 
tǊƻǇŜǊǘƛŜǎέΣ άaƛŘǘƻǿƴ tƭŀȊŀ {ƛǘŜέ ƻǊ ά¢ƻǿŜǊέύ ƛƴ wƻŎƘŜǎǘŜǊΣ bŜǿ ¸ƻǊƪ.  The Tower is 17-story 
structure containing approximately 207,000 square feet of building area encompassing 
approximately 20,000 square feet of land area.  The building fronts on Broad Street and is 
located mid-block between S. Clinton Avenue and Chestnut Street.   The Tower is situated over 
a 1,844 space, 3-level underground parking garage. 
 
The Tower is physically connected to an indoor mall known as Midtown Plaza:  a 1.4 million 
square foot former retail, restaurant, office and hotel destination point in the heart of 
wƻŎƘŜǎǘŜǊΩǎ Řƻǿƴǘown district.  The Midtown Plaza footprint covers an area of approximately 
8.6 acres.  All structures adjacent to the Tower, with the exception of the underground parking 
garage, are proposed to be demolished to accommodate redevelopment of the site for office, 
retail, and residential, open space and a new street grid. 
 
The Objectives of this RFP are as follows: 
 

 Stabilizing and preserving the land values in the subject neighborhood; 

 Encourage development and investment in the adjacent neighborhoods; 

 Receipt by the City of a satisfactory fee for the sale of the Tower; and 

 To develop a mutually beneficial public/private partnership with the goal of returning 
 the vacant Tower to productive and self-sustaining uses. 

 
PROJECT BACKGROUND 
 
Midtown Plaza 
 
Midtown tƭŀȊŀ ƛǎ ƭƻŎŀǘŜŘ ƛƴ Řƻǿƴǘƻǿƴ wƻŎƘŜǎǘŜǊΩǎ ά/ŜƴǘŜǊ /ƛǘȅ 5ƛǎǘǊƛŎǘέ ǿƛǘƘ ŀ ŎƻƳōƛƴŜŘ ƭŀƴŘ 
area of approximately 8.6 acres and approximately 1.5 million square feet of building area.  The 
site includes 285 East Main Street, and 26, 58 and 80 South Clinton Avenue and consists of four 
main buildings connected by a two-level plaza mall and a 1,820-space underground garage 
located beneath the southern half of the project area.  The garage is currently owned by the 
City of Rochester.  Within the properties previously existed a variety of uses including hotel, 
retail, restaurant, and office.  Currently only Clear Channel Radio (including seven radio 
stations) and a bus terminal are still located at the properties.  These uses will be relocated by 
March 1, 2009. 
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Figure 1 - Midtown Project Area 

 
Designed by Victor Gruen, Midtown Plaza opened in 1962 and enjoyed the distinction of being 
ǘƘŜ ƴŀǘƛƻƴΩǎ ŦƛǊǎǘ Řƻǿƴǘƻǿƴ ƛƴŘƻƻǊ ǎƘƻǇǇƛƴƎ Ƴŀƭƭ ŀƴŘ ƻŦŦƛŎŜ ŎƻƳǇƭŜȄΦ  aƛŘǘƻǿƴ aŀƭƭκtƭŀȊŀ ǿŀǎ 
a prominent retail and office location and served as a major community gathering locale 
through the mid-to-late 1970s.  However, by the late 1980s the mall had experienced significant 
decline as it was unable to compete with several malls located in the surrounding suburban 
area.  Contributing to this decline was the closing of one of its anchor tenants (Wegmans Food 
Market) and the closing a major shopping center across the street ({ƛōƭŜȅΩǎ 5ŜǇŀǊǘƳŜƴǘ {ǘƻǊŜ).  
With dated buildings and inefficient floor layouts, Midtown was unable to attract new major 
retailers to the property. 
 
In 2006, the City contracted with Bergmann Associates of Rochester to undertake a physical 
assessment of Midtown Plaza.  The report considered two scenarios:  renovation of the 
complex or complete demolition.  The report concluded that that most of the building systems 
(heating, HVAC, electrical, elevators, etc.) were the original systems installed over forty-five 
years ago, and were in need of upgrades and replacements. Asbestos was found to be 
prevalent throughout the properties with an estimated removal cost of approximately $40 
ƳƛƭƭƛƻƴΦ  ¢ƘŜ ǘƻǘŀƭ Ŏƻǎǘ ǘƻ ǊŜƴƻǾŀǘŜ ǘƘŜ ōǳƛƭŘƛƴƎ ǘƻ ŀ Ǉƻƛƴǘ ǿƘŜǊŜ ǘŜƴŀƴǘ άōǳƛƭŘ-ƻǳǘǎέ ŎƻǳƭŘ 
commence was $141 million.  The cost to demolish the 1.5 million square foot structure, 
including asbestos removal and other minor remediation, was estimated at almost $55 million.  
On March 27, 2007, after necessary public hearings and environmental review, the City 
adopted the Midtown Urban Renewal Plan identifying the Midtown properties for acquisition. 
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hƴ hŎǘƻōŜǊ мсΣ нллтΣ bŜǿ ¸ƻǊƪ {ǘŀǘŜ όǘƘŜ ά{ǘŀǘŜέύ ŀƴŘ /ƛǘȅ ƻŦ wƻŎƘŜǎǘŜǊ όǘƘŜ ά/ƛǘȅέύ ŜƴǘŜǊŜŘ 
into a Memorandum of Understanding to acquire, remediate, demolish and redevelop the 1.5 
million square foot Midtown Plaza Site.  Once the site is cleared, the State and City have 
ŎƻƳƳƛǘǘŜŘ ǘƻ ŘŜƭƛǾŜǊ ŀ ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ ǎƛǘŜ ǘƻ ƻƴŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ŦŀǎǘŜǎǘ ƎǊƻǿƛƴƎ ŎƻƳǇŀƴƛŜǎΣ 
t!9¢9/ /ƻƳƳǳƴƛŎŀǘƛƻƴǎ LƴŎΦ όάt!9¢9/έ ƻǊ ǘƘŜ ά/ƻƳǇŀƴȅέύΣ ŦƻǊ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ƛǘǎ ƴŜǿ 
national headquarters scheduled to be completed by 2012.  PAETEC plans to move the 
/ƻƳǇŀƴȅΩǎ ŜȄƛǎǘƛƴƎ тлл ŜƳǇƭƻȅŜŜǎ ǘƻ ǘƘŜ ƴŜǿ ƭƻŎŀǘƛƻƴΣ ŀƴŘ ŎǊŜŀǘŜ ǳǇ ǘƻ улл ƴŜǿ Ƨƻōǎ ŀǘ ǘƘŜ 
new location over the next five years.  The total project cost for the new PAETEC building is 
currently estimated at $100 million. 
 
With the Bergmann report findings and the opportunity to bring the national headquarters for 
the PAETEC to the site, it was determined that demolition of the entire Midtown Plaza Site 
would be considered.  On February 12, 2008, and also after necessary public hearing and 
environmental review, the City authorized the purchase or acquisition of the Midtown 
Properties (8.5 acre site) though condemnation and undertook a relocation plan for forty-nine 
tenants still located at the properties.  At the time of condemnation, Midtown Plaza was over 
85 percent vacant.  The City acquired the properties in May 2008, and to date, all but two 
tenants have either closed or relocated from the site.  The estimated total cost to the City for 
the acquisition and tenant relocation was approximately $14 million. 
 
The City believes that the site would best serve the neighboring activities if it were redeveloped 
under a unified plan or scenario where the Midtown site would become an urban activity node 
that accommodates and links uses already completed, under construction, or programmed for 
construction, while simultaneously spurring additional  private sector development activity.  To 
that end, the City released a proposed Urban Redevelopment Plan as part of the Draft 
Environmental Impact Statement on November 10, 2008.  The plan proposes a preferred land 
use approach, presents market analyses and redevelopment scenarios, and identifies the 
environmental impacts. 
 
The City and the State have also taken additional steps to ensure the public, interested 
downtown stakeholders and other community representatives have the opportunity to provide 
input and to work collectively to assure the plan is developed in a collaborative and transparent 
manner.  An advisory committee, consisting of major policy makers and downtown 
stakeholders, has been appointed by the Mayor of the City of Rochester to provide 
recommendations to the City and State on major project issues, including project goals, market 
study & economic assessments, site planning and redevelopment alternatives, public 
infrastructure improvements, regional impact analyses, real estate strategies, and financial 
implementation issues.  In addition, the City and State have established a Center City 
Stakeholder Group who will be consulted throughout the site planning process, site alternative 
review and impact analyses. 
 
The State, through its economic development agency, 9ƳǇƛǊŜ {ǘŀǘŜ 5ŜǾŜƭƻǇƳŜƴǘ όάESDέύ, the 
City of Rochester and PAETEC are currently working under the terms of an MOUE and expect to 
formalize a development agreement that will embody the main project components including 
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site planning, job commitments, state and local incentives, State Environmental Quality Review, 
and building design by the first quarter of 2009. 
 
MIDTOWN REDEVELOPMENT PLAN 
 
A proposed redevelopment plan and Draft Generic Environmental Impact Statement (DGEIS) 
were issued by the City of Rochester for public comment on November 10, 2008.  It is 
anticipated that the Rochester City Council will consider adopting the findings of the Generic 
Impact Statement on February 17, 2009.  The plan proposes the demolition of all the buildings 
encompassing the Midtown properties and including the acquisition and demolition of three 
contiguous buildings located withƛƴ ǘƘŜ άaƛŘǘƻǿƴ ōƭƻŎƪέ at the corner of East Main Street and 
Clinton Avenue.  The key elements of the plan are as follows: 
 

 PAETEC Headquarters - PAETEC will construct a 350,000 square foot midrise 
headquarters building on the northwestern portion of the Urban Renewal District.  A 
concept rendering of the proposed PAETEC building is included below.  The building will 
ƘƻǳǎŜ тлл ƻŦ t!9¢9/Ωǎ ŜȄƛǎǘƛƴƎ ŜƳǇƭƻȅŜŜǎ ŀƴŘ ŀŎŎƻƳƳƻŘŀǘŜ ǳǇ ǘƻ улл ŀŘŘƛǘƛƻƴŀƭ 
employees. 

 

 
Figure 2 Proposed PAETEC Building from E. Main St. 

 

 Reestablished Street Grid - The plan also includes a new street grid to provide better 
access through the site and connections to the surrounding neighborhoods (shown on 
the following page).   
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Figure 3 - Proposed Midtown Block/Street Configuration 

 

 Development Parcels - The plan proposal creates 7 new parcels (5 for redevelopment 
including PAETEC and 2 as open space).  The PAETEC building would be located on Site 1 
indicated below.  The existing Midtown Tower is located on Site 3.  A rendered concept 
plan is shown below.  
 

 
Figure 4 - Conceptual Site Plan and Parcels 
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 Draft Generic Environmental Impact Statement (DGEIS) - All proposers should review the 
DGEIS in detail.  The document and key appendices include significant detail that will be 
useful for adaptive reuse proposals including base maps (garage, utility, etc.), market 
information (Cushman & Wakefield Market Feasibility Analysis, Citywide Housing Study, 
Rochester Downtown 5ŜǾŜƭƻǇƳŜƴǘ /ƻǊǇƻǊŀǘƛƻƴΩǎ (RDDC) office and residential surveys 
for the downtown area), Midtown Urban Renewal Plan, relevant zoning, etc.  The DGEIS 
is available in its entirety, including all appendices, at 
www.MidtownRochesterRising.com. 
 

 DGEIS ς Block Land Use, Massing and Public Realm Guidelines ς Included as Appendix D 
of the DGEIS  are guidelines that should be considered when planning adaptive reuse of 
the Tower (Block #3 identified in the concept redevelopment plans).  
 

MARKET CONDITIONS 
 
Downtown Rochester is the regionΩs largest and most dynamic commercial center.  It is the 
ƘŜŀǊǘ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ŦƛƴŀƴŎƛŀƭ ŀƴŘ ƭŜƎŀƭ ŎƻƳƳǳƴƛǘƛŜǎΣ ŀƴŘ ƘƻƳŜ ǘƻ ōƻǘƘ ƛƴǘŜǊƴŀǘƛƻƴŀƭ ŀƴŘ 
regional corporate headquarters.  The Midtown Tower sits at the epicenter of this district which 
encompasses over 9.8 million square feet of office space and more than $750 million in current 
and planned development.  These developments are transforming downtown Rochester into a 
significant regional asset by attracting and retaining a younger workforce.  The City of 
Rochester provides collaborates with RDDC who in-turn provides real-time access to 
ƛƴŦƻǊƳŀǘƛƻƴ ŀōƻǳǘ wƻŎƘŜǎǘŜǊΩǎ ǊŀǇƛŘ Řƻǿƴǘƻǿƴ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴŎƭǳŘƛƴƎΥ 
 

 Comprehensive database of the 9.8 million square feet of commercial space; 

 Information on active housing development and conversion projects; 

 Dining and entertainment; and 

 Services and amenities. 
 
Additionally, the City retained Cushman and Wakefield Inc. to conduct various market studies 
for the subject area.  The full reports can be found in the attached appendices, and include the 
following: 
 

 Market Feasibility Analysis ς The objective of this study was to determine the overall 
potential square footage of office, residential, retail and hotel space that could be 
supported a the subject property over the next ten years; 

 Comprehensive Location Assessment ς The objective of this study was to look at the 
ǎǳōƧŜŎǘ ǇǊƻǇŜǊǘȅ ŦǊƻƳ ǘƘŜ άŜƴŘ-ǳǎŜǊέ Ǉƻƛƴǘ ƻŦ ǾƛŜǿ ŀƴŘ ŘŜǘŜǊƳƛƴŜ ǘƘŜ ǘȅǇŜǎ ƻŦ office 
and retail space users that could occupy the space; and 
 
 
 

http://www.midtownrochesterrising.com/
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 Development Pro Formas for Office, Housing and Hospitality ς The objectives of these 
reviews were to determine the types of projects that would be supportable by the rents 
or for-sale products, and what public enhancements that might be required to make the 
projects feasible. 

 
Residential Summary 
 

 ¢ƘŜ ǎǘŜŀŘȅ ƎǊƻǿǘƘ ƻŦ Řƻǿƴǘƻǿƴ wƻŎƘŜǎǘŜǊΩǎ ǊŜǎƛŘŜƴǘƛŀƭ ƳŀǊƪŜǘ ƛǎ ŜǾƛŘŜƴŎŜŘ ōȅ ǘƘŜ 
absorption of over 480 units since 2000 (or about 68 units per year).  More recently, the 
pace has averaged closer to 135 new units per year in 2006-07.  New housing projects 
and residential conversions are stabilizing the marketplace and will ultimately create 
ǊŜƴŜǿŜŘ ǾŀƭǳŜŘ ƛƴ ŘƻǿƴǘƻǿƴΩǎ ŎƻƳƳŜǊŎƛŀƭ ŀƴŘ ǊŜǘŀƛƭ ǇǊƻǇŜǊǘƛes. 

 Under the Base Case Scenario the Cushman report conservatively projects 
approximately 265 new residential units on the subject site over the next ten years. 

 wƻŎƘŜǎǘŜǊΩǎ Ƴƻǎǘ ŜȄǇŜƴǎƛǾŜ ǳǊōŀƴ ǊŜǎƛŘŜƴǘƛŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎ ŀǊŜ ŀƴŎƘƻǊŜŘ ōȅ ǘƘŜ 
subject property (East Avenue, Grove Place, Corn Hill, etc.). 

 
Office Summary 
 

 Office buildings continue to reflect the on-ƎƻƛƴƎ άǊƛƎƘǘǎƛȊƛƴƎέ ƻŦ ǘƘŜ ǊŜƎƛƻƴŀƭ ƳŀǊƪŜǘ ŀƴŘ 
older, less conventional properties (Class B and C) are experiencing high vacancies.  It is 
anticipated that the office market will respond positively to the new emerging Center 
City as its overall environment continues to be revitalized.  Just south of Midtown Plaza 
the construction of a new $50 million headquarters building and parking garage for 
Eastman Savings and Loan (ES&L) is underway.  The new headquarters will house over 
олл ƻŦ 9{ϧ[Ωǎ ŜƳǇƭƻȅŜŜǎ ŀƴŘ ǿƛƭƭ ōŜ ŎƻƳǇƭŜǘŜŘ ƛƴ нлмлΦ  ¢ƘŜ ŎƻƳƳŜǊŎƛŀƭ ŀǊŜŀǎ ŀǊƻǳƴŘ 
the Main and Clinton corridors will be positively impacted once the Midtown/PAETEC 
and Renaissance Square projects visibly move forward. 

 The Cushman report projects a demand for approximately 580,000 square feet of office 
ǎǇŀŎŜ ƻǾŜǊ ǘƘŜ ƴŜȄǘ ǘŜƴ ȅŜŀǊǎ ƛƴŎƭǳǎƛǾŜ ƻŦ t!9¢9/Ωǎ орлΣллл ǎǉǳŀǊŜ Ŧƻƻǘ ƘŜŀŘǉǳŀǊǘŜǊǎ 
building. 

 Class A vacancy in the overall downtown market averaged about 10.6% over the last ten 
years.  Class A rents have increased moderately over the past five years averaging $20 
per square foot.  Class B vacancy, which is primarily comprised of older properties 
hovers somewhere around 30 percent vacancy with slipping rents. Demand is generally 
weak for class B and many of these buildings are likely suited, and have been, converted 
to mixed-use residential properties. 
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Retail Summary 
 

 Shopping in Rochester is dominated by major suburban shopping malls.  Street-front 
retail is limited to east of the Inner loop along East, Park, Monroe and University 
Avenues, Village Gate and in suburban villages such as Fairport and Pittsford.  Overall, 
the inventory has remained flat for the last eight years, although some properties have 
recently undergone renovations (e.g. Pittsford Plaza). 

 The recent commitment of major corporations to invest in and develop significant 
facilities downtown as well as viable gentrification and 24/7 activity just east of the site, 
ά9ŀǎǘ 9ƴŘέ ŀƴŘ ά¦ǇǇŜǊ 9ŀǎǘ 9ƴŘέ ŀǊŜ ƳŀƧƻǊ ǇƭǳǎŜǎ ŦƻǊ Řƻǿƴǘƻǿƴ ŘŜǾŜƭƻǇŜǊǎ ŀƴŘ 
residents. 

 Under the Base Case Scenario, Cushman Wakefield projects 63,000 square feet of retail 
space on the subject property over the next ten years.  The report recommends food-
based uses, stacked within other mixed-used projects, as a major driver to repopulate 
the site. 

 
Hospitality Summary 
 

 There are 3 primary hotels in the subject area, the Hyatt, Rochester Plaza Hotel and 
Conference Center (non flag hotel formally Crowne Plaza) and Clarion Hotel. 

 The Cushman reports project demand for an additional 100 hotel rooms in the subject 
area over the next 10 years. 

 
All three documents are included as Appendices A, B and C respectively. 
 
Remaining page intentionally left blank 
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Major Planned and Underway Projects in the Subject Area 

 
Figure 5 - RDDC - Center City Development, Dec. 2008 

 


