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Introduction and Purpose 
 
Facilities Management Department (Facilities Department) has proposed renovating the 
Carnegie Building and relocating several off-campus programs to the downtown County 
complex. Their proposal would also move several County departments from the Civic Center to 
the Carnegie Building.  
 
Our audit focused on the proposed cost to renovate the Carnegie Building, the on-going cost for 
maintenance at the renovated Carnegie Building, and the estimated savings by returning the off-
campus programs to the downtown County complex.    
 
 

Summary of Findings and Recommendations 
   
The goals of any consolidation of County office space should be to save money for County 
taxpayers and improve County services. In furtherance of these goals, we conducted a review of 
the Facilities Department’s proposal including: current office space utilization, cost estimates, 
appraisals, and other available information. Based on our review we found: 
 

• There is significant unused space currently available in the existing County office 
buildings; 

• There is potential for additional available space in the existing County office buildings if 
various space saving techniques could be employed;  

• All related costs and benefits have not been taken into consideration; 
• The various costs (renovation, annual maintenance, lease termination fees, parking, etc.) 

and income (appraised value, property tax estimates, etc.) estimates should be confirmed 
by appropriate engineers and other professionals;  

• There hasn’t been adequate verification and consideration of the maintenance-in-lieu of 
rent (MLR) rates or other reimbursements once the departments have moved into County 
buildings or lease termination requirements; 
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Therefore, we recommend that, before the Legislature authorizes the significant County expenses 
for expanding and maintaining the Carnegie Building, they ask the Facilities Department to 
perform the following additional due diligence steps: 
 

• Perform a complete space allocation study of existing County office buildings at an 
appropriate time (potentially after the window project is complete), including available 
existing space and the effect that various space saving techniques could have to free up 
additional space; 

• Have costs and income estimates and other requirements reviewed by appropriate 
engineers, other professionals, and oversight agencies; 

• Prepare a complete cost/benefit analysis based on the updated and reviewed information 
before presenting an updated proposal to the County Legislature. 

 
While the above additional due diligence is being performed, the Facilities Department can take 
interim measures to bring County departments currently in leased space into unused existing 
County office space, as appropriate. Taking the above due diligence and prudent step-by-step 
measures has good potential for saving the County money in the long-term, while improving 
services to County clients. 
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Methodology and Procedures 
 
The three (3) major County facilities we looked at and analyzed as part of the County 
Executive’s proposal included the: 
 
John H. Mulroy Civic Center Complex (Civic Center) 421 Montgomery Street, Syracuse, NY, 
built in 1975 with 294,752 square feet of MLR (Maintenance in Lieu of Rent) space. 

 
 
Edward Kochian County Office Building (KOB) located at 600 South State Street, Syracuse, 
NY, built in 1957 with 65,338 square feet of MLR (Maintenance in Lieu of Rent) space. The 
Kochian Building currently has approximately one and one half floors devoted to the court 
system and is undergoing renovation and or nearing completion work on another three (3) floors. 

 
 

Carnegie Building located at 335 Montgomery Street, Syracuse, NY, built in 1905 with 
approximately 35,000 square feet of space. The building is currently owned by the County but is 
partially occupied by the NYS DOT.  

 
 
We also looked at County leased spaces located at 501-503 East Fayette Street, 375 West 
Onondaga Street, and 677 South Salina Street. Currently, the County makes annual lease 
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payments for the three sites totaling over $600,000 for over 51,000 square feet of space and is 
reimbursed for such payments. 
 
We started with a visual survey and a review of plans to develop an understanding of the number 
of employees located in the Civic Center, Kochian Office Building, and the offsite leased 
locations. We then researched the recommended average space allocations for the various levels 
of employees in governmental organizations. We also considered factors relating to useful square 
footage, available workstations, vacant workstations, and potential effects of consolidating 
offsite locations to the Civic Center such as: 

• County employee access to necessary facilities. 
• The nature of the work for the various department employees (field assignments, office 

work, use of common facilities, etc.).  
• Parking for employees and clients. 

 
We also looked at: 

• The costs of renovating and maintaining the Carnegie Building and the associated 
moves. 

• The potential sale value and future property taxes for Carnegie Building if it was sold to 
a private party. 

• Potential changes to federal and state reimbursements resulting from any moves.  
• Other impacts on the costs and benefits of the proposal. 

 
 
 

Findings 
 
Findings 
 
The County currently has approximately 1,300 employees working in the Civic Center and the 
Kochian Office Building and 201 County/OCC employees in leased office space outside the 
downtown campus seeking to relocate to the downtown campus. The approximately 51,000 
square feet of leased office space for 201 County/OCC employees currently costs the County 
over $600,000 per year in rent which is fully reimbursable by either State or Federal monies. The 
County Facilities Department estimates that renovating and furnishing the Carnegie Building for 
use by County employees will cost approximately $3,400,000. In addition, if the County moves 
employees into the Carnegie Building, there will be annual operating overhead and maintenance 
costs associated with using this building, currently estimated by the Facilities Department at 
$184,392 per year. 
 
Current Space Usage 
Based on existing studies and our surveys, there appears to be existing available workspace in 
the Civic Center and Kochian Building that could potentially be used for employees from WIC 
and Creating Healthy Families to move to the downtown campuses without moving any County 
Departments to the Carnegie Building (estimated square footage 21,000).  In addition, there may 
be room for the Economic Development Department to move into the Civic Center as well 
without renovating and moving any current County Departments to the Carnegie Building. 
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• Presently, the Civic Center is going through a windows project which makes evaluating 

available workstation space more challenging. There are vacant workstations at the Civic 
Center and the KOB per our visual review conducted November 17, 2014. However, due 
to the ongoing window replacement project it is difficult to determine the complete 
number of unused workspaces. The Civic Center the 6th floor West Wing is vacant and 
the East Wing has 25 vacant workspaces. In addition, the 13th floor East Wing is 
approximately 50% vacant. There are two vacant floors in the KOB (2 and 4). (See 
Exhibits on pages 13&14 for current versus proposed space for the Civic Center and page 
18 for the KOB). 

 
• The Civic Center has over 49,000 square feet of space in areas identified as support areas 

(training and/or resource areas, etc.). The County could explore the utility of these areas 
for other purposes.   

 
• Per the Facilities Department, there are currently 12 conference rooms in the Civic Center 

totaling approximately 7,400 square feet. A conference room is defined by the Facilities 
Department as anything over 300 square feet. The County could explore the feasibility of 
reducing the number of conference rooms and sharing the remaining ones by utilizing a 
scheduling system. 

 
• Several County departments (e.g., Child Protective, Environmental Health, Healthy 

Families etc.) have employees that are often out in the field meeting with clients and 
conducting their regular work. Currently, each employee has their own workstation. 
There is potential for sharing workstations among several employees in these 
departments depending on how often they are in the office, scheduling, etc. This practice 
is referred to as “hoteling” and has the potential for reducing the space occupied by 
employees by sharing space. The idea is to reduce the employees designated space using 
wireless technology etc. to accommodate work needs instead of the designated cubicle 
for each employee.   
 

• The volume and number of paper files and cabinets the County currently maintains also 
take up potentially usable office space. We recognize there are certain time requirements 
the County needs to meet as far as keeping documentation. However, with the advances 
in IT security and scanning of documents, the County could explore the volume and 
necessity of its present paper files, etc. and the cost of converting paper files to electronic 
form to free up additional office space. DSS and other County officials have formed a 
committee to explore these issues. We also recognize this is a longer-term space saving 
consideration. 

 
We certainly do not believe all of the above represent free space available to move County 
employees from leased space to the Civic Center and KOB. In addition, we do not believe we 
have identified all of the potential ideas to maximize the use of existing office space and 
minimize the use of leased office space. We also understand available space cannot always be 
maximized (there are real life limitations and considerations) and space is not the only factor that 
the County needs to consider (parking, elevator limitations, special situations, approvals to move 
departments with state or federal programs, etc.). However, there are enough reasons and 
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potential available space outlined above to take a closer look at utilizing currently existing 
available space in these two primary County office buildings for employees currently in leased 
space before considering the cost and other considerations related to renovating and maintaining 
additional office space in the Carnegie Building. 
 
Renovation, Maintenance, and Moving Costs  

• The Facilities Department estimated the renovation costs for the Carnegie Building at 
$3.4M. However, they did not provide us with a full engineering evaluation of the 
building with related plans specifying the work to be completed and the estimated costs 
of that work.   The condition of the Carnegie Building was not assessed as part of this 
audit and the costs associated with renovation and any need for future capital repairs or 
replacements were not considered as part of this audit (new roof, new windows). These 
costs could be significant and should be identified, estimated, and added to any future 
savings/cost models. We feel it is important the Facilities Department obtain engineering 
plans and associated cost estimates for the Carnegie Building before moving forward 
with bond approvals and renovations. 

 
• The $184,392 ($7.27 per sq. ft.) annual maintenance and repairs expense estimated by the 

Facilities Department for the Carnegie Building should be reassessed. The Sheriff’s 
Office Building, with somewhat more space than the Carnegie Building currently has an 
annual budget of over $462,000 for maintenance and repairs ($15.13 per sq. ft.) (See 
estimated breakdown on page 11). One example of where the estimated Carnegie 
Building maintenance and repairs cost appears low: there is no FTE employee cost 
assigned to maintain the building. Since the building is 100 years old and, even with 
renovations, with the County Executive and other senior staff housed at the building, it 
would appear there should be some staffing for maintenance. Any additional costs should 
be incorporated into any savings/cost model, as appropriate. 

 
• Facilities provided estimated moving costs of $22,864 to move the outside agencies (Job 

Plus, WIC, Healthy Families, and ED) to the Civic Center, as well as moving 
Departments from floor to floor within the KOB or Civic Center as part of the proposed 
relocations. These moving costs could be significant. Facilities estimate of $22,864 seems 
low and we feel that it should be reviewed. An updated estimate should be incorporated 
into any savings/cost model, as appropriate.  

 
• OCDC (Onondaga Civic Development Corporation) presently pays the lease for the 

Economic Development Department (EDD) space currently located on Fayette St. It is 
unclear what, if any, amount of rent OCDC will pay if EDD relocates to the Carnegie 
Building. The lease for the office space on Fayette Street appears to go thru 2021 for 
5,000 square feet at $120,000 per year (from OCDC’s financial statements). However, it 
appears that there may be a $106,125 early lease termination fee, depending on the timing 
of the termination of the lease. If there is a lease termination fee or any loss of rental 
reimbursement, those should be factored into any saving/cost model, as appropriate. 

 
• The costs, if any, associated with the termination of any other existing leases with the 

other outside agency landlords, if necessary, should also be considered. However, we did 
not attempt to determine any such costs due to the uncertainty of moving dates, etc. 
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Value of the Carnegie Building and Potential Property Tax Revenue Loss 

• The 2012 appraisal conducted of the Carnegie Building for the County estimated the 
saleable value to be $700,000. However, the office market in downtown Syracuse has 
changed significantly since 2012. The current value of the building if it were sold to a 
private party should be factored into any saving/cost model, as appropriate. 

  
• If the property were to be sold to a private party, the estimated real property taxes at the 

current appraised value of $2,210,000 (via the County’s Real Property Tax website 
including County and City taxes) total $85,016, excluding any special district charges 
which are currently being paid  by the County ($4,800). The estimated future property 
taxes if the property were to be sold to a private party should be factored into any 
saving/cost model, as appropriate. 

 
Potential Changes to Federal and State Reimbursements 

• There are potential benefits resulting from County employees moving from leased space 
to the Civic Center and Kochian Building. Although most of the lease payments come 
from state or federal aid, the County will reduce expenses by over $600,000 in lease 
payments plus direct utility and other costs if employees are moved to County owned 
facilities. In addition, moving County employees from departments that are reimbursed 
by state and federal programs to the Civic Center and Kochian Building will potentially 
allow the County to get reimbursed for MLR for space that had been previously occupied 
by non-reimbursable departments and was a local dollar cost. Although currently DSS is 
reimbursed at the rate of $17.65, it appears to be uncertain whether the reimbursement 
rate for the agencies moving into the KOB and Civic Center would also be reimbursed at 
$17.65 per sq. ft., as the rate is significantly higher than currently payments. 

 
• Under the current proposal County Community Development Department (CDD) would 

be relocated from the Civic Center to the Carnegie Building. It is our understanding that 
CDD presently gets maintenance in-lieu-of rent (MLR) reimbursed from the US 
Department of Housing and Urban Development (HUD) for the square footage in the 
Civic Center totaling approximately $82,000. In the Carnegie Building, they would be 
occupying 1,800 square feet at the estimated rate of approximately $7.27 per square foot. 
That would mean reimbursement for MLR would be reduced to $13,086 or a reduction in 
reimbursement of approximately $69,000. This should be factored into any saving/cost 
model, as appropriate. 

 
• The Facilities Department informed us that their grant application for renovating 

Carnegie Building was approved December 11, 2014 in the amount of $350,000. That 
amount should be factored into the savings/cost model. 

 
• It is our understanding all site changes for the Women and Infant Children Program 

(WIC) program must also be discussed with and pre-approved by New York State (NYS).  
At this time, it is our understanding that there is a moratorium by NYS on even 
considering WIC relocations because the County is in the process of applying for a WIC 
grant and the grant approval process is expected to be completed in the summer of 2015.  
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Other Factors for Consideration 
• Parking for the additional clients coming to the downtown campus as a result of the re-

locations could be difficult and may impose extra costs on the County. Clients of the 
WIC program, etc. need accommodations for children so parking is required close to the 
Civic Center. Lot B was a possible location to have client parking but the County 
(effective Nov. 1, 2014) awarded an RFP for control of Lots A, B & D to a private entity. 
The WIC clients presently park for free as do the Jobs Plus clients. We estimate that WIC 
would need up to 40 and Jobs Plus up to 10 client spots available at any one time. 
 

• Additional parking costs could be incurred by the County to pay for parking for Job Plus 
employees, who are actually Onondaga Community College (OCC) employees, and WIC 
employees, both of who presently receive free parking. Approximately 100 OCC/County 
employees receive free parking. Healthy Families has 44 employees whose parking is 
currently reimbursed by the County. We are unsure whether the County would have to 
pay for these spots or in the case of Jobs Plus/OCC employees whether the County would 
have to negotiate with OCC an additional fee if they relocate to the downtown campus. 
The clause in the CSEA contract Article 18, Section D, with regards to employee parking 
appears to say that when relocating from a paid parking location to an unpaid location, 
parking is not subject to reimbursement. 

 
• We did not consider the amount of travel time between the Carnegie Building and the 

downtown campus that could be incurred to conduct normal business meetings and/or 
communication between the Carnegie Building and the County departments remaining at 
the downtown campuses. 
 

 

Recommendations 
 
Based on our review and findings above, we have the following recommendations related to the 
County Executive's proposal to reallocate office space among various County owned buildings 
and to renovate and use the County owned Carnegie Building. The Facilities Department should 
further consider the following when evaluating and moving forward with the proposal to 
renovate and use the Carnegie Building:   
 

• There could be sufficient existing space available for one or more of the departments 
currently located in leased space to move to the Civic Center and/or Kochian Building 
without moving employees currently in the Civic Center to the Carnegie Building. We 
recommend the County do a complete review of the design of each floor plan of the Civic 
Center and Kochian Building with a view toward maximizing the use of existing space in 
the buildings. That review should take into consideration the above possibilities and any 
other ideas to maximize usable space in those buildings. If sufficient space is available in 
the Civic Center and Kochian Building and the savings/cost model supports a move for 
one or more of the departments currently utilizing leased space, they should be moved at 
an appropriate time to the existing County owned space. The evaluation of existing space 
in the Civic Center and Kochian Building should occur before the County incurs the 
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additional costs for renovating ($3.4 M) and future annual operating and maintenance for 
the Carnegie Building. 

 
• Conduct a complete engineering study to develop plans and determine associated costs 

for any necessary current and future Carnegie Building renovations and the annual 
operating and maintenance costs. 

 
• Develop a request for quote to explore how many potential buyers, if any, exist and how 

much they would be willing to pay for the Carnegie Building.  
 

• Determine the estimated future property taxes if the Carnegie Building were to be sold to 
a private party. 

 
• Confirm cost estimates for any move of County employees related to the proposal.  

 
• Determine any lease termination fee or loss of rental reimbursement related to the 

proposal. 
 

• Determine any potential changes to federal/state reimbursements related to the proposal 
and discuss them with the appropriate federal/state agency to confirm their 
appropriateness. 

 
• Determine any additional parking costs that would be related to the proposal. 

 
• Determine any other additional savings or costs that would be related to the proposal. 

 
• Once all saving/costs related to the proposal are estimated, a complete savings/cost model 

should be developed that incorporates all potential savings and costs, as outlined in our 
findings above. 

 
Once the County has determined the available and best use of space in existing County owned 
facilities and conducted a complete savings/cost analysis, a more informed decision can be made 
on whether the Carnegie Building is needed for County employees or should be sold or used for 
other purposes. 
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Supporting Information 
 
County Executive’s Proposed Use of the Carnegie Building 

The Onondaga County Executive has proposed utilizing the Carnegie Building as offices for 
various County Departments.  The below chart provides the proposed departments, square 
footage to be occupied by departments and a comparison to current square footage occupied in 
the John H. Mulroy Civic Center.  The following is a listing of the proposed departments to be 
moved to the Carnegie Building: Per Facilities, Proposal 5 is the one planned to be used. 

# of Employees Currently Occupies
Department 2014 Authorized Positions Square Ft Proposal 1 Proposal 2 Proposal 3 Proposal 4 Proposal 5

County Executive 13 4,510 3,872 3,449 3,449 3,872 3,872
Community Development 17 3,702 0 2,061 2,061 1,800
Law 45 7,732 6,146 0 5,963 6,171 6,146
Manangement & Budget 19 3,711 2,385 2,315 2,315 2,385 2,385
Office of the Enviroment 1 300 150 150 150 150 150
Planning 8 3,170 2,540 2,131 2,013 2,540 2,540
Purchasing 19 3,879 4,424 4,271 4,271 4,424 4,424
Economic Development 7 5,000 4,046
To Be Determined 5,475 4,736
Total Proposed Space Used 19,517 19,852 20,222 24,278 25,363
Undefined 15,983 15,648 15,278 11,222 10,137

Totals 129 32,004 35,500 35,500 35,500 35,500 35,500

Departments Going to Carnegie
Excludes core

 

 
Estimated Improvement and Annual Costs to Use the Carnegie Building 
Based on the estimated improvement cost of the Carnegie Building provided by the Facilities 
Department of $3,400,000, outlined below are the estimated principal and interest costs. Costs 
are subject to change based on bonding structure (term, interest rate, etc.): See below: 

• Principal of $3,400,000 over a 20 year bond per schedule received from Facilities is with 
average annual payments of principal and interest totaling approximately $237,000. Total 
interest would be approximately $1,329.000. 

• The grant the County was awarded December 11, 2014, in the amount of $350,000 in 
relation to the Carnegie Building, is not factored into the above numbers. 
 

• Per the Facilities Department, the estimated costs over and above any debt costs going 
forward to maintain the Carnegie building is approximately $184,392. See below for 
estimated expenses per Facilities: 
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Per Facilities-Carnegie Estimates (Based on like building- Sheriff's Building)

Sheriff 2014 Carnegie Est 2014
Salaries $54,674 $0
Fringe $34,773 $0
Supplies $7,000 $7,000
Trash Fire Hyd $4,208 $3,000
Taxes $2,850 $5,700
Maintenance/Repairs (SVC/CT) $69,869 $15,000
Utilities (Gas, Electric, Water) $67,375 $22,301
Cell Phone/Radio $283 $283
IT Charges $1,000 $0

Overhead Costs $220,046 $131,108

Total $462,078 $184,392

Square Feet 30,543 25,363

Estimate cost per square foot $15.13 $7.27  

Note: Cost per square foot seems low in comparison to other County buildings 
 
Carnegie Improvements 
The Facilities Management Department’s original estimate of the total Carnegie 
renovation costs was $3,400,000. They have broken down the estimated improvement 
cost as follows: 
 
Phone/Data/Wireless   $   200,000 
Rehab/ MEP/Finishes   $1,650,000 
Furniture    $   610,000 
A&E (MEP engineering)  $     55,000 
Fire Alarm     $   250,000 
HVAC     $   525,000 
Security               $     75,000 
Roof     $     10,000 
Grounds    $       5,000 
Windows    $     20,000 

See memo from Facilities later in this report to breakdown assumptions regarding 
improvements.  
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Potential Savings 
 
There are savings that can be achieved by housing Federal and State reimbursable departments in 
the downtown campus. MLR is billed by Facilities based on services and repairs provided to the 
various County buildings as well as administration costs in the Facilities Department to maintain 
and oversee the various buildings. There is a cost for square foot calculated and charged based 
on square footage occupied. These costs can be reimbursed by the Federal and State 
governments based on reasonableness, program guidelines,   etc. See below for projections:  

Sq ft Current Reimbursement 
Occupied Reimbursement Rate

WIC 7,450 $105,790 $14.20
Jobs Plus 30,530 $320,565 $10.50
Creating Healthy Families 12,910 $172,698 $13.38
Total 50,890 $599,053 $11.77

Sq ft Projected MLR Reimbursement 
Occupied Reimbursement Rate

WIC 8,762 $154,649 $17.65
Jobs Plus 24,264 $423,138 $17.44 mixed
Creating Healthy Families 12,900 $227,685 $17.65
Total 45,926 $805,473 $17.54

The above does not take into account the  42 free parking spots for 
Healthy Families, 61 spots for Jobs plus, and the spots for WIC

Reimbursed Square Footage at Present

MLR Projected as Reimbursed if Agencies Move to Downtown Campus 

 
 
In theory, the Facilities Department believes the County would be able to offset otherwise local 
dollars in MLR costs with reimbursement from State and Federal Agencies, subject to rate 
approval, by $805,000 annually. 
 
The loan (principal and interest) to renovate the Carnegie Building of $3,400,000 depending on 
the bond term and structure would be roughly $237,000 annually. This is based on Facilities 
estimates of needed building renovations at present. It assumes no bonding for future 
improvements to the Carnegie Building such as roofing, window replacements, etc.  It does not 
include moving costs for moving County departments to other floors. It does not take into 
consideration potential future renovations or moving costs of relocating the 3 outside agencies to 
the downtown campus (i.e. Jobs Plus classroom accommodations, needed furniture if any, etc.). 
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Facilities estimate of annual maintenance costs in the amount of $184,392 going forward seem 
low comparatively. 
 
Again, the Facilities Department estimate of annual costs totaling $421,000 (debt service and 
maintenance) does not include any parking reimbursement issues for County employees or OCC 
employees presently parking for free if they arise, parking for WIC clients or future 
improvements needed to the Carnegie Building.  
 
 
Other Items Not Considered in the Savings and Cost Calculations Above: 
 
The grant the County was awarded, in the amount of $350,000 in relation to the Carnegie 
Building, is not factored into the above numbers. 
 
The Facilities Department provided an estimate for cost of $22,000 for moving ED, WIC, Job 
Plus and Healthy Families into the County campus and existing County Departments within the 
Civic Center (e.g., Facilities to the 14th floor from the basement etc.). That estimate seems low. 
These costs would most likely be significant and should be incorporated into any savings/cost 
model. 
 
However, if the County moves the Community Development Department (CDD) from the Civic 
Center, where they presently get MLR reimbursed from HUD to the Carnegie Building, the 
current reimbursement of $82,000 could be reduced. If CDD occupies the same space in the 
Carnegie Building, at the estimated rate of approximately $7.27 per square foot, the MLR could 
be reduced to as low as $13,086. That would mean a reduction in MLR reimbursement of 
approximately $69,000. 
 
Economic Development (ED) is another Department proposed to move to the Carnegie Building. 
They presently reside in a building on Fayette Street with the City Economic Development 
occupying approximately 5,000 square feet with a lease amount paid by Onondaga Civic 
Development Corporation (OCDC) in the amount of $120,048 for 2014. Per OCDC financial 
statements the 2011 lease runs thru 2021 and does appear have a termination fee associated with 
the lease totaling $106,125. We are not aware of a contract or agreement the County may have as 
to the amount OCDC may pay for rent, if any, if Economic Development relocates to the 
Carnegie Building. In addition, the Facilities Department reimbursement estimate of $75,000 for 
ED moving into the Carnegie Building seems to be based on a reimbursement rate in excess of 
$15.00 a square foot. This is despite the Facilities Department estimate of $7.27 a square foot 
MLR for the Carnegie Building. 
 
John H. Mulroy Civic Center Building Data 
 
Civic Center Office Space Information 
Presently the Civic Center is going through a windows project which makes evaluating available 
space more challenging. The Facilities Department provided us with Civic Center building 
information to reflect the existing occupied spaces versus the proposed occupied spaces if certain 
Departments are relocated to the Carnegie Building. See the next page. 
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Civic Center Present Civic Center Proposed

Sub Basement E911 1,789 E911 1,789
Emergency Management 9,576 Emergency Management 9,576
Facilities Management 2,132 Facilities Management 2,132

IT 5,328 IT 5,328
DSS-ES 613 DSS-ES 613

Conference Room 302 Conference Room 302
Total 19,740 Total 19,740

Basement Facilities Management 7,625 WIC 8,762
Health 15,892 Health 15,892

La Cuisine 8,883 La Cuisine 8,883
Vacant 1,137 Conference Room 779

Conference Room 779
Total 34,316 Total 34,316

1st Floor La Cuisine 1,123 La Cuisine 1,123
Command Center 298 Command Center 298
Syracuse Opera 2,367 Syracuse Opera 2,367

Total 3,788 Total 3,788

2nd Floor DSS-Economic Security 16,378 DSS-Economic Security 16,378

3rd Floor DSS-Economic Security 12,227 DSS-Economic Security 12,227
Conference Room 392 Conference Room 392

Total 12,619 Total 12,619

4th Floor DSS-Economic Security 9,599 DSS-Economic Security 9,599
Finance 6,688 Finance 6,688

    
Total 16,287 Total 16,287

5th Floor DSS-Economic Security 13,122 DSS-Economic Security 13,122
Children and  Family 2,880 Children and  Family 2,880
Conference Room 285 Conference Room 285

Total 16,287 Total 16,287

6th Floor Vacant 17,051 Children and Family 16,470
  Conference Room 581

Total 17,051 Total 17,051

7th Floor Children and Family 17,051 Jobs Plus 17,051

8th Floor Children and Family 16,040 Children and Family 16,040
Conference Room 1,011 Conference Room 1,011

Total 17,051 Total 17,051  
 
 
See next page for floors 9-16 of the Civic Center 
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Civic Center Present Civic Center Proposed
9th Floor Health 16,564 Health 16,564

Conference Room 487 Conference Room 487
Total 17,051 Total 17,051

10th Floor Law 9,385 Healthy Families 9,385
Adult and Long Term Care 5,891 Adult and Long Term Care 5,891

Veteran Affairs 986 Veteran Affairs 986
Conference Room 789 Conference Room 789

Total 17,051 Total 17,051

11th Floor Community Development 4,077 Central Stock Store 4,032
Planning 3,470 Healthy Families 3,515

Transportation 7,329 Transportation 7,329
CNY Arts 1,361 CNY Arts 1,361

Conference Room 813 Conference Room 813
Total 17,050 Total 17,050

12th Floor Health 7,335 Health 7,335
DSS-Economic Security 9,716 DSS-Economic Security 9,716

  
Total 17,051 Total 17,051

13th Floor DSS-ES 1,529 DSS-ES 1,529
Vacant 5,793 Vacant 8,929

Personnel 5,102 Personnel 5,102
Purchasing 3,625 Jobs Plus 489

Conference Room 1,002 Conference Room 1,002
Total 17,051 Total 17,051

14th Floor County Executive 3,883 Facilities 7,796
Comptroller 6,995 Comptroller 7,234

Management & Budget 3,793
Office of the Env 359
Contract Tenant 1,294 Contract Tenant 1,294

Conference Room 727 Conference Room 727
Total 17,051 Total 17,051

15th Floor IT 3,108 IT 3,108
DSS-Economic Security 5,434 DSS-Economic Security 5,434

Adult and Long Term Care 2,204 Adult and Long Term Care 2,204
Finance 3,117 Finance 3,117

Risk Management 2,190 Risk Management 2,190
Contract Tenant 300 Contract Tenant 300

Conference Room 293 Conference Room 293
Total 16,646 Total 16,646

16th Floor IT 9,643 IT 9,643
Conference Room 524 Conference Room 524

Total 10,167 Total 10,167

Total 299,686 299,686  
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Civic Center Office Density 
Office density is defined as the space (per square foot) per workstation.  Office density excludes 
accounting for support spaces.  A higher office density means a lower space per workstation and 
a lower density means more space per workstation.  The following chart shows the useable 
square footage per floor in the Civic Center and the density of workstations (the useable square 
footage per workstation including and excluding conference room areas). Usable square footage 
excludes areas defined as “core” square footage. 
 
The below chart was compiled by Audit based on information received from the Facilities 
Department and the 2011 Density Study: 
 
 

Civic

Center Total Total Usable

Floor # Space # Space # Space # Space # Space # Space # Space # Space # Space Space Excludes Core

Sub-Basement 3 846 15 3,071 1 52 13 9,430 7 3,145 0 0 1 2,884 1 0 19 19,428 19,428 19,428

Basement 4 1,425 8 1,178 37 2,104 54 18,364 30 3,759 0 0 1 6,707 1 19,050 51 33,573 52,587 33,537

2 0 0 0 0 97 6,542 17 4,690 1 147 3 150 1 4,849 1 3,083 96 16,378 19,461 16,378

3 1 392 1 237 93 5,775 11 378 16 1,063 0 0 1 4,775 1 2,734 80 12,619 15,354 12,620

4 3 392 2 298 76 5,025 13 1,369 24 988 23 1,376 1 6,840 1 2,734 81 16,287 19,022 16,288

5 1 285 1 233 117 7,578 12 608 6 850 9 253 1 6,481 1 2,734 117 7,578 19,022 16,288

6 1 581 4 637 64 6,008 12 1,627 12 975 21 1,784 1 5,437 1 2,734 68 17,051 19,783 17,049

7 1 188 6 993 126 6,384 19 1,686 10 378 13 1,419 1 6,002 1 2,734 100 17,051 19,784 17,050

8 2 1,011 3 412 122 6,476 26 1,724 16 1,423 0 0 1 6,005 1 2,734 122 6,476 19,785 17,051

9 1 765 11 2,143 77 5,972 17 1,516 13 1,014 1 117 1 5,524 1 2,734 68 17,051 19,785 17,051

10 4 1,073 47 7,387 25 1,921 9 730 15 1,033 0 0 1 4,906 1 2,734 76 17,051 19,784 17,050

11 2 245 17 1,650 54 4,456 9 1,152 17 628 15 1,928 1 6,992 1 2,734 59 17,051 19,785 17,051

12 3 1,158 8 1,458 78 5,864 16 881 23 1,024 13 784 1 5,883 1 2,734 89 17,051 19,786 17,052

13 2 670 9 1,882 67 5,353 8 922 17 915 4 325 1 6,983 1 2,734 79 17,051 19,784 17,050

14 4 1,334 16 4,622 59 4,579 8 589 13 809 0 0 1 5,118 1 2,734 64 17,051 19,785 17,051

15 3 570 18 2,196 95 5,279 15 1,733 21 490 2 250 1 6,128 1 2,879 84 16,646 19,525 16,646

16 1 524 4 757 35 2,852 9 2,981 10 279 3 213 1 2,560 1 2,888 48 10,167 13,054 10,166

36 11,459 170 29,154 1,223 82,220 268 50,380 251 18,920 107 8,599 17 94,074 17 60,708 1,301 275,560 355,514 294,806

Storage Empty Grossing Factor Core HeadcountConference Room Private Office Workstation Office Support

 
 

Note 1: The 11,459 square feet identified above is from the 2011 Density Study. Facilities asked to note the 11,459 
square feet includes rooms less than 300 square feet. Per Facilities, conference rooms are those identified as rooms 
over 300 square feet and total 7,404 square feet. 
 
Note 2:  Useable space includes grossing factor square footage.  Grossing factor square footage is space occupied by 
office walls. Conference rooms can be changed based upon floor plan designs.  Core areas defined as lobbies, 
elevators, mechanical rooms and restrooms are excluded from useable space.  

 
Civic Center Vacant Workstations 
We conducted a visual review of the Civic Center and the Kochian Building on November 17, 
2014. During that visual review we noted vacant workstations. However, due to the ongoing 
window project which has caused employees to be displaced, shuffled from floor to floor etc., it 
was difficult to determine the true number of unused workspaces. However, on the 6th floor of 
the Civic Center we noted the West Wing is vacant and there are only 18 workstations filled on 
the East Wing, leaving 25 workspaces vacant. There is also, at present, approximately 50% 
empty space on the 13th floor East wing. 
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Kochian Building Density and Vacancies 
 
Based on the walkthrough we conducted November 11, 2014, the 2nd and 4th floors of the 
KOB are not occupied at present. There are some vacant workstations on other floors but the 
numbers are not material. 
 
Based on information from Facilities, the 2nd and 4th floors included approximately 9,384 
square feet each including core space.  
 
The NYS Courts occupies the 3rd floor and partially occupies the 8th floor (Personnel has a 
800 square foot conference room as well as a training room with computers). 
 
Note: Per the Facilities Department the County receives about $160K annually in rent for the 
NYS Courts. 

 
The below chart was compiled by the Audit Division based on information received from the 
Facilities Department: 
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KOB Present KOB Proposed

Basement Facilities Management 6,567 Facilities Management 6,567

Total 6,567 Total 6,567

1st Floor Probation 6,524 Probation 6,524
Vacant 373 373

Total 6,897 Total 6,897

2nd Floor Vacant 8,092 DSS Economic Security 8,092

Total 8,092 Total 8,092

3rd Floor Courts 7,169 Courts 7,169
Vacant 413 Vacant 413

Total 7,582 Total 7,582

4th Floor Vacant 8,092 DSS-Economic Security/ HEAP 4,000
Probation 4,092

Total 8,092 Total 8,092

5th Floor Probation 7,582 Probation 7,582

Total 7,582 Total 7,582

6th Floor DSS-Economic Security 7,274 DSS-Economic Security 7,274
Conference Room 308 Conference Room 308

Total 7,582 Total 7,582

7th Floor DSS-Economic Security 7,213 Jobs Plus 7,213
Conference Room 369 Conference Room 369

Total 7,582 Total 7,582

8th Floor Personnel 2,491 Personnel 2,491
Courts 3,675 Courts 3,675
Total 6,166 Total 6,166

Total 66,142 Total 66,142  
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Lease Agreements 
 
The County currently pays a total of approximately $600,000 in rent for leased space at the three 
(3) locations that are part of this review: 501-503 East Fayette St., 375 West Onondaga St., and 
677 South Salina St, The three proposed groups to move from leased to County owned facilities 
occupy approximately 51,000 square feet. Healthy Families occupies approximately 13,000 
square feet of leased space, WIC occupies approximately 8,000 square feet, and Jobs Plus 
currently occupies in excess of 30,000 square feet. The relevant details of each lease and 
program are as follows:  
 
 
Healthy Families, Early Intervention Program 
 
Lease Agreement  

 
Rental space at 501-503 East Fayette Street 

 
• Five year contract started 8/1/2010 and ending on 7/31/2015. 

 
Original Contract:   Space   Annual  Monthly   
A – 8/1/2010 – 7/31/2015  12,000 square feet. $165,600 $13,800 

B - 2/1/2010 – 7/31/2015  42 parking spaces  

C – 8/1/2010 – 7/31/2015  910 square feet storage    $7,098      $592 

*a total of 42 parking spaces are included in the lease, 30 billable, 12 are included (at 
no additional expense) in the rent for office space. 

**Tenant reserves the right to terminate the lease for the storage space (only) at 
any time during the life of the lease following 180 day written notice delivered to 
the landlord in accordance with the terms set forth herein. 

  
 Effective January 1, 2013, the landlord will provide the Tenant with forty-two (42) 

parking spaces at no additional charge, all in Lot #1.  One additional parking space 
will be provided in Lot #1 at a rate of $45 per month.  Three (3) parking spaces will 
be provided on Washington Street at the Smith Restaurant Supply lot at a rate of $27 
each per month. 

 
 Thirty-fourth Clause of the contract for rental space at 501-503 East Fayette Street, 

states, “Provided the Tenant is not in default of the lease, the Tenant will be granted 
one option to terminate the lease after completing the 36th month of the Lease 
following 180 days notice delivered to the Landlord during the 30th month of the 
Lease; said delivery shall be in accordance with the terms set forth in Section 13 
hereinabove.”   Therefore, it appears notice would have to have been given by 
1/1/2013 to terminate the lease agreement; because this notice didn’t occur by 
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1/1/2013, it appears the County may owe the remaining monthly lease payments 
through 7/31/15. 

 
 
WIC Program 
 
Lease Agreement 
 
Rental space located at 375 West Onondaga Street. 

 
• One year annual contract between Onondaga County and West Onondaga Properties 

LLC. 
 
• 9/1/13 to 9/30/14, - 7,450 Square Feet at $14.20 per Square Foot for a total of 

$114,605.83 for 13 months.  (100% federally funded) 
 

• Free parking for clients provided at 375 West Onondaga Street location. 
 

 
Related WIC Grant Agreement(s)  
 

• Requires approval for any new locations or relocations of the WIC program 
personnel. 
 

• Annual one year grant agreement is 100% federally funded. 
 

• Grant agreement budget amount for rental space is $175,359 for fiscal year 10/1/12 – 
9/30/13.  Rental expenditures are $114,605 annually for 375 West Onondaga Street. 

 
• The County must assume responsibility for preparing any new site in accordance 

with a site modification plan approved by the State (HVAC, electrical renovations, 
cabling, telecommunications, etc.) and provide sufficient notice to the State of all 
proposed site moves, site closures and expansions.  All site changes must be 
discussed with and pre-approved by the State.  At this time, it is our understanding 
that there is a moratorium by NYS on even considering WIC relocations, etc. . The 
moratorium is due to the fact the County is in the process of applying for a WIC 
grant and the grant approval process is expected to be completed in the summer of 
2015.  

 
• The WIC Site Development Guide must be followed for site changes, including 

moves, closures, consolidations and new requests. 
 

• Average monthly caseload service level of 12,000 participants is budgeted by the 
State.  Monthly caseload at 375 W. Onondaga Street is 3,000 to 5,000 cases seen at 
the clinic each month and 3,000 to 4,000 per month at the Bayberry Plaza clinic, 
excluding satellite sites.  
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• NYS requires armed security guards at 375 W. Onondaga Street Monday Tuesday 
Thursday Friday from 8:30-5:15 and Wednesday 7:30-7:30. Currently, security 
guards are not onsite after normal business hours at the Civic Center. There have been 
several incidents, some involving physical altercations at the W. Onondaga Street 
location. 

 
 
Jobs Plus Program 

Lease Agreement 

Rental Space at 677 South Salina Street with the Salvation Army 
 

• One year annual contract between Onondaga Community College (Tenant) and The 
Salvation Army (Landlord). Agreement term of the lease expires December 31, 2014 
with the option of a one-year extension.                                                                                                   

 
• Lease agreement is for 30,530 square feet. 

 
• Quarterly lease payment to be made at the end of each three (3) month interval.  

Monthly payment is $26,713.75 or $320,565 annually (100% federally funded). 
 

• Exclusive use of an agreed-upon number of parking spaces monitored by the landlord. 
Two parking spaces for each 1,000 square feet of premises. 
 

• Janitorial services are provided as part of the lease agreement. 

• The current lease expires December 31st 2014. 
 
Jobs Plus Program Agreement  
 

• Between Onondaga County and Onondaga Community College. 
 

• Program funding is paid by Onondaga County, then fully reimbursed through State 
and Federal monies. 

 
• Contract (OCC140001) between Onondaga County Department of Social Services 

and Onondaga Community College. 
 

• Annual agreement from January 1, 2014 to December 31, 2014. 
 

• Note: Although not mandatory, Jobs Plus has a Deputy Sheriff on location during 
normal business hours, due to incidences occurring at the location.  Staff hours are 
8:00am – 4:30pm and client hours are 8:30am to 4:00pm. 
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Carnegie Building 
 
Property Overview 
The Carnegie Building is located at 335 Montgomery Street, Syracuse, New York. It is located 
within the Montgomery Street – Columbus Circle Historical Preservation District. The property 
was designed by James Randall in 1901-02 in the Beaux Arts style and is constructed of Indiana 
limestone and granite.  The Building is three stories, plus a full basement with a gross area of 
35,500, square feet plus basement and mezzanine areas sitting on .51 acre of land with 13 
parking spaces.  

Assessed value is $2,210,000 by the City of Syracuse (assessing authority).   The building and 
property are fully exempt from property taxes since Onondaga County holds the title.   

Zoning 
The City of Syracuse is the zoning authority for the Carnegie Building.  The property is currently 
zoned as Central Business District – Office and Service.  Permitted uses include office, retail, 
service, parking, and residential use above the first floor. 

Central Business District Characteristics 
The Carnegie Building is located in the Central Business District (CBD) core, which is a lower 
interest area by developers. Per the report, growth within the Syracuse CBD has been virtually 
non-existent over the past decade other than municipal funded renovation projects. 
The Downtown Committee, in a 2011 Economic Development Report (attached), indicates 
vacancy levels are in excess of 21 percent in Class B office space in the CBD, this translates to 
approximately 600,000 square feet of available Class B office space, with an average rental rate 
of $13.50 per square foot.  Conversion of upper levels of former office space to residential use is 
growing in the CBD market. 

Per the study, demand for new or renovated office space in the CBD area is stagnant, with the 
market primarily seeing tenants moving from building to building with vacancy levels remaining 
steady since 2006.   

Below are some of the property sales cited in the 2011 study to show the “stagnated” commercial 
market: 
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Comparable Property Sales

Property 1 Property 2 Property 3 Property 4 Property 5 Property 6 Property 7 Property 8

Property HSBC Tower
The Deys Centennial 

Building The 500 Building
Former Paychex 

Building
Former BSB Bank 

Building
Farmers and 

Traders Building
Syracuse Savings 

Bank Building S & W Building

Location 368 S. Warren Street 401 S. Salina Street 500 S. Salina Street 990 James Street 447 E. Fayette St 960 James St 100 N. Salina Street 430 E. Genesee St

APN 101.000-007-006, 006.1 101.-008-007.0 096.-05-01.0 18.-02-015.0 103.-026-005 018.-002-012 10.-16-001 102.-0008-003

Site Acres 0.68 1.2 1.25 1.06 0.55 3.13 0.17 0.22

Ste Area 29,436 52,272 54,450 46,174 21,154 136,434 7,405 9,583

Gross Bldg Area 262,589 241,368 152,000 20,408 23,418 30,600 45,493 51,000

Net Bldg Area 127,447 241,368 125,000 18,081 23,418 30600 45,493 51000

Number of Buildings 1 1 1 1 1 1 1 1

Number of Stories 12 8 12 2 3 2 6 6

Class B B C N/A B B B B

Number of Parking Spaces 411 N/A 100 65 30 128 N/A 10

Sale Date Jul-10 Dec-09 Nov-09 May-09 Mar-09 Jan-09 Nov-07 Oct-12

Sale Price $ 1,525,000 $6,700,000 $1,000,000 $650,000 $1,000,000 $900,000 $1,750,000 $242,000

Price/square Foot $11.97 $27.73 $8.00 $35.95 $42.70 $29.41 $38.47 $4.75

 

  

Facilities Memo Breaking Down the Changes/Improvements to the Carnegie Building 
 
The following is from the Commissioner of Facilities regarding the proposed improvements to 
be made to the Carnegie Building: 
 

• Upgrade HVAC  

• Upgrade Fire Protection 

• Rehabilitate Finishes 

• Upgrade Data infrastructure 

• Furnishings/Equipment 

• Upgrade security 

Existing HVAC systems are in good condition on the heating side but short on the cooling. We 
would enhance the system with possibly a combination of a selective high velocity “space pack” 
system for areas that are troublesome in routing and a central air or VRV approach to the open 
areas.  

Sprinkler service will have to be expanded to cover the areas for code compliance. Service feeds 
the building now, but is only branched to select areas as per the code variance in 1994. 
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Wall and floor surfaces require only minor repairs to substrates but will require new covering 
and coatings. It will be possible to restore the hardwood flooring finishes in some areas now 
covered by carpeting.  

Existing phone and data infrastructure met only the needs of the educational programming for 
the last occupant. This may be a very good opportunity for a wireless network.  

Furnishings and equipment for prospective occupants will be designed with the intent of open 
floor office planning. Executive and sensitive administrative offices may be the exception. There 
is some expectation that executive office furnishings may be reused and relocated with the 
occupant.  

Surveillance and intrusion alarm systems as well as access control will need to be installed.  

- Assumption is that the fit outs, finishes and furnishings will match a B class office 
environment and that the character of the building spaces will be maintained. 

- Assumption is that exterior improvements are limited to minor groundskeeping and 
plantings. 

- Assumption is that if parking improvements are needed, they will be provided in a 
different program. 

- Assumption is that the windows are left in the current condition. (Some have storm 
sections attached.) There are plans to do minor repairs to the windows totaling 
$20,000. 

- Assumption is that audio/visual technologies are limited to conference, meeting 
rooms and 1st and 2nd floor community gathering areas. 

 

Suggested department relocations are: County Executive, Law, Management and Budget, 
Planning, Community Development, Purchasing, and Economic Development. If all these 
departments are relocated to Carnegie from Civic Center, there would be about 27,000 square 
feet of space freed up at the Civic Center for other occupation. 
 
Option of Selling Carnegie Building 

Consideration of selling the property and potential investors has not been pursued due to a study 
conducted in 2012. That study indicated that the County may not get the best value in the real 
estate market for the Carnegie Building at that time.  The study valued the Carnegie Building at 
$700,000. 
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Potential Attributes 

1. Three floors 35,500 square foot Building, plus full basement. 

2. Permitted uses include office, retail, service, parking and residential use above the 
first floor. 

3. Large entry foyer with decorative marble stairways which access all levels. 

4. Decorative large columns and finishes. 

5. Non-working remnants of gas fireplaces. 

6. Asphalt paved and striped parking lot (only 13 spaces available).   

7. Lawn/landscaping, yard lighting and drainage. 

8. Back-up generator, one passenger elevator and perimeter system security.  

9. Sale of property to taxable entity would generate a real property tax revenue stream 
for both the City of Syracuse and Onondaga County. 

• Potential limitations  

1. In the current state, selling the property for the use of offices appears to be the most 
feasible use of the building. 

2. Consideration must be given for historical regulations when renovating the property. 

3. Large common areas, stairwells and non-functional areas. 

4. Only thirteen (13) parking spaces available on the property. 
 
 

Parking Proposal 

Moving the various programs to the Civic Center proposed by the County Executive’s Office 
will increase the need for client parking at the County complex downtown.  

Utilization of Lot B as a potential option for clients was proposed by the County Executive’s 
Office. 

As a note, effective November 1st 2014 the County awarded an RFP to a private entity to run lots 
A B&D, as well as the Trolley Lot. It is possible Lot B may no longer be an option for free client 
parking at no cost to the County,  as Lot B is currently maintained by a private entity. 

The OnCenter garage was also proposed as a potential option for additional parking. See below 
for potential parking spots and corresponding notes. 
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Total Reimbursement Parking Reimbursement Storage Reimbursement Parking Spots
Reimbused Revenue Square Ft Amount Spots Parking Spots Square Ft Amount Notes

Community Development 82,686$         4,124 82,686$                   0 -$                            -              -$                                 
No spots they are employees who presently work at the Civic 
Center

Creating Healthy Families

188,898$       12,000 165,600$                 66 16,200$                 910         7,098$                        

66 employees in total park there 22 pay for their own parking 
as they do not travel for their jobs. 42 employees park there as 
part of the lease and travel more than 50% of the time so the 
County would have to continue to pay for those spots under 
union agreement total cost is $16,200 per annum for 30 spots 
and the landlord provides the other 12 at no cost

WIC- West Onondaga St Only 114,605$       7,450 114,605$                 90 -$                            -              -$                                 

35-40 Employees Park there at no charge. And there are 40-50 
spots for clients to park there WIC schedules 160 
appointments per day with 30 to 40 clients in the clinic at any 
one time

Jobs Plus 320,565$       30,530 320,565$                 75 -$                            -              -$                                 

75 employees in total park there which Includes 61 Parking 
spots in the lease Lease agreement states 2 spaces every 1000 
sqft rented at no charge to the employees. 99% of clients take 
the bus to the location may need 10-20 spots  a day as rough 
estimate for clients to park

Economic Development 120,048$       5,000 120,048$                 N/A -$                            -              -$                                 N/A

826,802$       59,104 803,504$                 231 16,200$                 910 7,098$                        

Departments Who Get Some Form of Reimbursement and Will Be Relocating
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