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Section Three :
Gateway Report 2000 Development Suggestions

@91y uoiyoag

Lexington Food Market in Baltimore

A quick summary of the proposed for development of mixed use infill along the South Salina
Street Corridor from Adams Street south to East Castle Street. from the SE Gateway 2000
report has a handful of important components of this Plan includes the following projects :

1) Neighborhood Grocery Store [ approx. gross sf 11,000]
2) A National Retailer [approx. gross sf 20,000]
3) A City-county Center for Social Services [approx. gross sf 5,000]

this was proposed for a renovation project in the old Sears Bldg.

4) A Food Court Development/ & Public Park that could double as an
Events Space [2 small restaurants /2 coffee shops / 2 sandwich shops -
approx. 400sf each for a total of 2400sf]

5) A Seafood Restaurant Franchise / national chain [approx. gross sf
6,000]

Under item 3) above the idea of renovating the vacant Sears Department Store building

on South Salina Street was prime consideration by the residents because of the history of the
store in the economic life of the neighborhood. The existing 1930's Sears bldg at 1300-1340
S. Salina Street is both in the Empire Zone and the Empowerment Zone and has 84,540 SF
floor area.

A successful redevelopment of this type of building was just in the national news for
Minneapolis, MN. An old Sears building downtown was renovated and received an
preservation award from the National Trust for Historic Preservation. The city of Minneapolis
acquired its vacant Sears building in 2001, then issued a request for proposals in 2003. Ryan
Companies US, Inc., won the competition with their plan for seven floors of affordable
apartments, eight floors of higher-end loft condominiums, a marketplace comprised of dozens
of ethnic vendors featuring local food and crafts, nine floors of office space, a county service
center, a branch bank and other retailers and services all accessed from a central "Main

Street" featuring the work of local artists.
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Section Three :
Metro-Edge Development Suggestions 2005

MetroEdge, a market research company specialized in urban markets, was commissioned by NeighborWorks America to conduct a market analysis of
the potential for retail development in the South Salina Street Trade Area of Syracuse, New York. Their report was issued in July of 2005 and our
Design Team worked to include their recommendations as to the development suggestions and augmented with physical building needs. The full report
can be viewed at the City’s Economic Development offices or at the SE Gateway Community Development Corp. Offices.

A shortlist of the suggestions for development
from the Metro Edge Report on the South
Salina Street Trade Area.. A handful of
important ideas called Retail Float from this
report includes the following projects :

@91y uoiyoag

1) Food Store [aka Neighborhood
Grocery Store] - sales area [4,524 sf]

2) Hardware / Building materials
retailer - sales area [9,598sf]

3) Eating and Drinking Places [aka
Restaurants & Bars] - sales area
[7,396sf]

4) Drug and Proprietary [aka
Neighborhood Pharmacy] sales area
[5,149sf]

5) Apparel and Accessory Stores [aka
Clothing Retailer]- sales area
[3,6265f]

6) Household Appliances, Radio & TV
[aka Electronics Retailer] -sales area
[1,767sf]
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Section Three :
Combined Development Summary
from Gateway Report 2000 and Metro Edge 2005
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A combined list from the Gateway Report 2000, meetings with the stakeholders in
2004 and the Metro Edge Report 2005 includes the following projects :

1) Neighborhood Grocery Store [ approx. gross sf
11,000]
ME - Food Store [aka Neighborhood Grocery Store] -
sales area [4,524 sf]

2) A National Retailer [approx. gross sf 20,000]
ME - Apparel and Accessory Stores [aka Clothing
Retailer]- sales area [3,626sf]

3) A Food Court Development/ & Public Park that could
double as a Events Space [2 small restaurants /2
coffee shops / 2 sandwich shops - approx. 400sf each
for a total of 2400sf]

ME - Eating and Drinking Places [aka Restaurants &
Bars] - sales area [7,3965sf]

4) A Seafood Restaurant Franchise / national chain
[approx. gross sf 6,000]

5) ME - Drug and Proprietary [aka Neighborhood
Pharmacy] sales area [5,149sf]

6) ME - Hardware / Building materials retailer - sales
area [9,598sf]

7) ME - Household Appliances, Radio & TV [aka
Electronics Retailer] -sales area [1,767sf]

8) A City-County Center for Social Services [approx.
gross sf 5,000]
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Section Three :
Combined Development Summary
Space Program Projections - using MetroEdge “Salina Street Trade Area” data

Gatenway Commercial Neighborhood Center

|ﬂ'\\gse Frogram Frojections

Frogram Areas & Relations hips in Generating Commercial Space Flan

icommercial ue
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Motes: iDescription
L A030 typical Space Planning module = Q00 gsf (gross square feet)
J "net'gross" multipliers vary for different commercial 5ales types iresidential or office e
B Source of program us e projections 3
2000: Community program requests .
ME: MetroEdge Market Study Recommenddions 2005 iMetroEdge "net sales" source data 2005
gzt Maross zquare feet! of floor space L ocommercial use
Single floar typical uses Floor areas generated (by 800gsf modules
A B C L E F H | J I L
3negp | COMMErCE! total residential f office ast. net =i
ltem § Prodram Use madules i proposed gross B netfgross ! sales
Source dstfloar :# of floors 2nd Floor| Zrd Floor T
bldg. areai multiplier { areaffloor
g=farea | gef area gsf area | gsf area
Ju] (= ample) single’mixed a0 1,800 2 5,400 1,500 1,800 TO% 1280 iisample line)
1 200 iMeighborhood. Groceny Store 2.0 14,000 1 11,000 TO% FAom
ME Food Store 10.1 9,048 1 9045 A01% 4524 iMetroEdge finding
2 2000 iMational Retailer 222 20,000 1 20,000 0% 10,000
ME Clothing Retailer a1 e 1 T252 0% 3EZE  ihetoEdge finding
3 2000 iFood Court 2.8 2,429 z 2,429 2,420 TO% 2400
ME Restaurants & Bars 11.7 10,5665 2 0866 10566 TO% T3  ihetoEdge finding
4 2000 iSeafood restaurant =) 5,000 1 5,000 TO% 4200
5 ME Orug & Proprietary a.5 8522 1 gaa2 G0 % 5149 iMetroEdge finding
5] ME Hardware ! Bldg. k1= Rir. 15.2 13,711 1 13,711 TO% 9532 imetroEdge finding
7 ME  tApplimnceT Retaler 2.4 2,834 2 2534 3,534 0% 1,767 ihdetoEdge finding
-] 2000 CibC ounty Soc. S ene. Ctr. 5.5 5,000 5,000 TO% 3400
Commercial Space D esired -
g
n oo mimeer al [=Re] 5,714 1 5,714 TO% <000
i o mmerc al 15.4 13,857 1 13,257 TO% oy
1= o mimercal 11.1 10,000 1 10,000 B0% 2000
i comimercal 12.3 11,114 1 11,111 0% 10,000
ad o mmerd al 206 sy 1 AT T 20,000
hultiple floor typical us es and modular spaces gener ated
] Barbershop 1 2 0] 2 2,700 00 00
iz Beauty Salon 2 1,200 2 5,400 1,200 1800
v Music store 3 2,700 3 &,100 2,700 2,7m
=] zpeciality food market 4 3,500 3 0,500 3,800 3,600
" At store 5 4,500 3 13,5800 4,500 4500
A Antique Store =] 5,400 3 6,200 5,400 5,400
21 Flee Mar et N 5,300 3 18,900 5,200 5,300
22 Dy cleaners =2 7,200 2 21,600 F.200 720
= hovie Theater =] £,100 3 24,200 £,100 2,100
2 Food court (5 107 restaurants 10 9,000 3 27,000 9,000 9,000
il Cariash 12 10,200 3 22400 ¢ 0800 ¢ 40800
£ Furniture s toreds 14 12,600 3 37,200 12,600 12,600
=) South Salina Institute 15 13,800 3 I0.800 (=800 ¢ 43500
= Start up Business storefronts
] i 32080 iMetroEdges ales gef

{82 EA3

ihetroEdg

e gzftotal |

Hotal
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Section Three :
Combined Development Summary
Design Plan Area Projections & Estimate of Probable Costs

Summary of Proposed Development Areas by Phase Options
Component f Bldg. Fhase Aztfloorg: #fk.  2Zndfl.gsf 3rdfl.gsf <th flgsf  Bldg.gsf

A 3 0200 3 10,200 40,200 30,900 A g
B 3 8,430 3 g,430 2430 25,440 B Q
c z 12000 3 18,000 48,000 54,000 C % o
o] 4 8,000 3 £,000 g,000 24,000 ] S
E 4 G200 3 16,200 46,200 48,500 E ;.'
F z 12800 3 18,900 48,900 55,700 F o
c) 1 oo 3 25000 27000 = ulu] 51,000 G @
H z 9,000 3 9,000 9,000 27,000 H

| B 13 500 3 13,500 13,500 40,500 |

J 4 12500 3 13,500 43,500 40,500 J

K z 9,000 3 9,000 9,000 27,000 K

L 1 8,100 3 2,100 £,100 200 25,00 L

Tl 1 &.100 2 8,100 16,200 l

M 1 22950 1 22,950 N

o 1 25200 1 25,200 u]

F z 21 500 1 21,500 F

] 4 5,400 3 5,400 5400 . 16,200 Q

R 4 7.200 3 7,200 F.200 21,800 R

s 3 44 550 35 44,550 44,550 225 185925 s

T 4 25550 3 25,850 25650 . 75,950 T

u 3 13500 3 12,800 42.A00 =n ] 1,400 u

W 3 21 500 3 21,600 24,600 = ulu] 55,700 W
i B 0 2800 3 10,200 10,200 3600 35,954 1y

x

h

= 1=t floor Z2ndfloor  3rd floor <h floor total

Area totaks by floorin g=f 366,530 AEFE0 2ERApE0 25 981,985 gef

Preliminary Total Program Areas and Esitrmate of Probahble Costs
2nd fl.gsf 3rd fl.gsf  <th fl.gsf
Total gsf resfoffice resfoffice res. foffice
Q0520 206780 28R EE0 2075

C ommercial Taotal resfoffice
eSS gef 614925 g=f 021,965| g=f
1,200 =ffapt FA10|r=f for = hell canstr.
52583 ME program 512 apartment FA07 261,150 corstruction
14.4% of total comm. gsf 2 fapart F16.194, 172 15% ohp
53.2% remaining 1,537 residents F21.592,230(20% soft costs

21,592,230 20% infrastructure cos ks

F20 f=f Tenant fit-up cost
FH7.330,800 Tenant fitup of commercial s pace
F25 f=f office space fitup for S0% of upper floor =p ace
7 686,628 Office space fitup
F50 f=f residential zpace fit up for 50% of upper floor spac
F15373,375 Residential space fit up

F145,74 553 Bt
F15.947 152 13% rehab. allowance
F230,390 6533 Total interior space fitup est. allowance

F195,085,357 est. Froject Cost
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Section Three :
Combined Development Summary
Design Plan Parcel Areas & Development Options

Areas for 2 Stony Parcel
[ evelopment Options

Areas for 3 Story Parcel
Cevelopment Oplions

0,300 |2 stony aption Arezs by Individud Deweloprent g
AQ 10300 |2 story option A3 10,300 Camponent Blacks Q
10300 D/ gef 10,300 0,900 gef [A,BC, ete.-122cr 4 story high) o
=
- o |
5450 (3 story option These diagrams prowvide the individual GED-
B2 8,430 |2 story option 83 8,420 dewvelopment parcel areas in gross square o
g,420 16960 g=f 8,420 2549490 g=f feet of floor space, for each propos ed new
corstruction development blods illustrated
in thie neighbarhood wision plan.
18,000 |2 stony aption
C 5 18000 |2 =tory option 03 18,000
15000 HOo gef 18,000 51,000 g=f Each proposed development parcel is
identified by a letter "A" etz and the
number of floars recommended. The arza
8,000 |3 =stony aption of 1=t floor commercial us & is indicated in
D 3 | 2.000 |2 story option E)3 2,000 blue, and the area of upper floor space for
£,000 1B 000 g=f 2,000 24,000 g=f residential or office wse i indicated intan.
6,200 |3 stony option These indwidual parcels are not meant to
E2 2 stary option E3 16,200 represent buildings, but can be combined
22400 gef A6, 200 42 600 g=f to create larger building developme nt
project .
18,900 |2 stony aption
F 18800 |2 story option F 18,900
2 [9@pm | =7e00 gof 3 [AE@0 | 56,700 gt
a0
=] 27,000 |3+ stony option
G 27000 |2+ story aplion G 27,000
? [Zom | s40m0 gof 3 [Zoon| =900 gst
9,000 |3 stony aption
H 2 =tary option H 9,000
2 18000 gef 3 [0 | 7m0 gf
13,800 |2 stony aption
I2 13500 |2 story option I3 13,800
12500 2000 gsf 13,800 40,800 g=f
13,800 |3 stony aption
J [ 12400 |2 story option J 12,600
2 FT0M gt 3 [eson| 40500 gst
9,000 |2 stony aption
K [ 9.000 |2 story option K 0,000
2 oo 12000 gef 3 [[omm | 7000 gt
o
=] 2,100 |2+ stony option
L 8,100 [2+ story oplion L £,100
2 g2.100 17400 gsf 3 £,100 24,200 gsf
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Section Three :
Combined Development Summary
Design Plan Parcel Areas & Development Options -continued

M 8,100 |2 stary option M 2 8100 |2 stony option only

2 .10 16200 gsf &.100 16,200 g=f

N 1 story single = N 1=tony zingle use
| [ZRaT] zem et 1 2,960 gt

1 story single = 1=tony zingle use
On O

A0 gst 6500 gst
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1=stany zingle u=e

P 1 story single use P
! 27000 gsf 1 32,400 osf

5900 |3 stony option

Q 54900 |2 stary option Q 5,900
? [5.am 10200 gt 3 [Eam 6,200 got

F.200 |3 stony option
R 7,200 |2 story option R F.200
3 [7.m 14400 gsi 4 7200 | 21800 gf

22278 |3 N2 story option
580 |2-1/2 story aption 445850

S 24550 S 53 550
25 [Ts@amn | 133690 osf 35 [T@mmn | 19m.0es gt

25 850 |3 stony option
T 256580 |2 story option T 25 850
2 I'=E@m | 51200 gsf 3 =0 | a0 gt

oog
o 12,800 |2+ =stany option
U 13500 |2+ =story option U 13,500
2 [@sm | 7o gef 3 [2s0 | 1900 gef
=]
o 21,8600 |3+ stony option
21 600 |2+ story option 21,600
Va2 V3

21500 M A0 g=f 21,600 35,700 g=f

3600
3,600 10,800 |2+ =stany option

W A0 200 |2+ story option W 10,200
2 [Tiogn | 25200 a=f 3 [Twomo | =6.000 g

SE Gateway / Kings Park Landing Neighborhood Design Plan
28



Section Three :
Combined Development Summary
Design Plan Development Phasing Projections
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Development Phasing Projedions

Projected dewdopment areas in “gross square ®et” (gsf) as repres=nted i this wsion pban, by bulding and

1oor. See plans for individual buiking identidcaton and locaion. Phasng saquences are hypothetcal

projections to intigte and buil},s neighborhood commemrial certer.

pu)
1zt Floor Commercial Development 2nd Floor Residentid! Office Dewelopment 3w Floor Readentialé Ofice Denelopment  dth Floor Residentiald Offica Development
Bldy. iPhase 1 iPhase2 :Phaseld :Phass= 4 :Phase1 iPhasel {Phase 3 iPhased4 :Phase1 :Phase I iPhase3 :Phased4 :Phase 1 Phase? iPhase3 :Phase 4 ! Bidg.
A 10200 10,200 10,300 A
] &880 2440 2400 ]
C 18,000 12 oo 18,000 [
u] sooo 8,000 8,000 u}
E 16,200 16,200 16,200 E
F 18,900 18 400 18,900 F
G 2700 I7.000 Zrooo aon G
H o000 0,000 [EFi] H
| 13400 134800 13500 |
J 13,4800 13,400 13500 J
kE 9,000 4,000 aoon [
L 2,100 3,100 4,100 oo L
1] 2,100 2,100 hd
M 1205 M
u] 26 200 u]
P 21,600 P
o] a.400 5,400 4,400 o]
R Ta00 7,200 X200 R
5 44540 4, 50 540 222vh 5
T 25 BEl 24, a0 25 Bal T
u 13400 13,500 13,500 oon u
W 21500 21 600 GO0 i) W
nr 10,800 10,200 10500 =600 e
91,350  TEAOD 92430 100,250 43200 54800 98,430 100250 0 35,100 S4.900 0 98430 100250 1,200 0 2407 3,600

173% of hetm Bdge g=f projected cument need for cormmercial space

366,530 gsftoml 1=t 196,780 gsftotal 2nd 1. 288 680 gsftoml 3nd 1. 20,475 gefdh 1.
Commerdial space

614,934 gsttotal upper fis.
Fesidential andfr Ofice: space

This i= an estimate of 12t foor commenzial &upper foor residential andfor |
921,485 total new gsf ofice space generged bythe proposed neighborhood commerdial center
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Section Three :
Combined Development Summary
Design Plan - Preliminary Estimate of Probable Rehabilitation Costs
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iThiz i a sample, prefiminans estimate generated to suggest possible
irehabilitation loare & funding needs. There are no current rehabilitation
ifunds awailable throwgh this study

FPreliminary Rehahilitation Estimate for {1 4) Exiging Buildings in study area

[Mote: building areas are not exact and are an estimated approximation onhy h
Existing F:;h:ril:t number of E=t. Rhb. Est. Rhb.§ Current Use & Feaneral
Buildings =t floars W gsf ’ ’ Constuction Type
1 18,000 3 54,000 B0 F, 250,000 Farmer Superior Elecric Co.
2 3,260 2 5,500 0 F26,000 9289 5. Salina 5t "Brothers"
3 [=Fi=] 3 20,240 a0 F1,017,000 Ordinary 2,23 & S stony brickow weood floor joists, e 18800
4 4800 2 14,700 a0 Fr36,000 Ordinary 3 story brick v vwood floor joists,c. 1890's
5 3,360 1 cRc 1] = F100,500 Church
G 5,190 1.5 J.res = Fraa5a0
7 4,180 1 <120 = F125,400
5] 13,70 1 13,720 0 Fd 1,900 Church, former groceny store, steel frame & roof structure ' masonny & glass ext.
a 5 230 2 133,860 a0 HEE3,000 Steel frame vy’ concrete floors, brick & glass fagade, 1930"s+14
10 0,200 2 18,400 =0 o5, 000
11 28,790 3 85,220 100 Fa,622,000 Former Sears Department Store, concrete & steel, brick fagade, 194900+
12 2,900 2 5,500 a0 280,000 Steel and concrete vy’ masonny fagade, 19207 "modearn”
13 7.230 1 FRc] =0 Far .o
14 7,250 1 7.E20 =0 F236,400 Crollar Store, steel frame, concrete blodk walls wy' steel roof joist
§ 122870 footprint ; 254635 exdisting ¢ F18,439950 Fehabilitation Allowance Estimate
i gsf gt est. |

This & a=sample, preliminary estimate generated to suggest possibla
rehabilitation loans & funding needs. There are no current rehabilitation
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