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Chapter 8 – Eastside TNT Area  
SUMMARY OF EXISTING CONDITIONS 

Land use patterns in 
the Eastside TNT Area 
are strongly influenced 
by the major medical 
institutions and univer-
sities located on 
University Hill.  This 
area is in the midst of 
an economic boom.  
More than $700 
million in new capital 
projects are planned to 
be completed in the 
near future.  Resid-
ential and commercial 
areas nearest to these 
institutions cater to the 
local student and 
professional pop-
ulations.  Major arterial 
roadways connecting 
Downtown Syracuse 
with points east cross 
the northern portion of 
the Eastside, and quaint 
residential neighborhoods cover eastern areas leading to the city’s edge.  The Eastside 
has been targeted for major institutional investments, ensuring that this area will make 
essential contributions to regional welfare into the future.   

 
Roadways 

 
East Adams Street and Harrison Street channel traffic between University Hill and 
Downtown, which are the city’s most vibrant employment centers.  Large-scale uses 
associated with SUNY-Upstate and Syracuse University occupies most of the land 
surrounding these arterials, leaving little room for additional commercial development.  

Figure 8-1 Eastside Street Reference Map 
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Pedestrian movement between Downtown and University Hill is limited due to heavy 
traffic volumes and the I-81 overpass; Adams and Harrison Street land uses do not 
encourage pedestrian activity. 

 
The East Genesee Street blocks nearest to Downtown are lined with urban-style 
commercial establishments, and the character of these blocks may evolve as market 
needs shift in response to future University Hill expansions.  The Syracuse Stage is 
located at the Irving Avenue intersection, and represents an important Connective 
Corridor attraction.  Professional offices occupy some of the large residential structures 
further east along the corridor. 

 
Erie Boulevard is a high-volume east-west arterial which is easily accessible to and 
from I-690.  The uses and design of properties along and surrounding the Erie 
Boulevard are inconsistent, and this “catch-all” corridor consists of various 
commercial, office, and light industrial uses. 

 
Brighton Avenue links the southeastern portion of Syracuse to I-481.  Office and 
commercial uses line the Brighton corridor, and intersecting local roads connect to 
apartment complexes and the Outer Comstock residential area. 

 
Residential 

 
The University Hill, Westcott, and University neighborhoods are occupied primarily 
by students and professionals associated with Syracuse University, Upstate Medical, 
and SUNY-ESF.  Medium-sized lots with corresponding setbacks are found 
throughout most of these neighborhoods, but the area is densely populated because of 
widespread conversions to 2-or-more-unit housing.  Some Eastside residents have 
suggested that housing densities should be curtailed, and that off-campus student 
housing should not expand beyond its current footprint.   

 
The Near Eastside neighborhood is located in the areas along and north of East 
Genesee Street, and south of Erie Boulevard.  Affordable housing is abundant in this 
neighborhood.  Residential lots are mid-sized, and some properties have been 
converted to two-unit housing.  Several apartment complexes are located in the Near 
Eastside; the former Cherry Hill complex has recently been redeveloped as townhouse-
style affordable housing.   

 
Salt Springs and Meadowbrook are located in the far eastern potion of the Eastside 
TNT Area, and these neighborhoods consist almost exclusively of single-family 
properties.  Lot sizes are moderate to large with suburban-scale setbacks, and 
neighborhood block design follows a curvilinear pattern indicative of these 
neighborhoods’ younger age relative to more central locations of the city.  Nottingham 
High School is located along Meadowbrook Drive, and is an important community 
landmark. 

 
 

Non-Residential 
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University Hill features a number of major medical and educational institutions, 
including SUNY-Upstate Medical Center, the VA Medical Center, Crouse Hospital, 
Hutchings Psychiatric Center, Syracuse University, and SUNY-ESF.  These core 
University Hill institutions play essential roles in maintaining the region’s economic 
vitality.   

 
Existing land use in the University Hill area between Irving Avenue and I-81 is 
dominated by its major hospital structures and associated uses.  The SU and SUNY-
ESF academic areas feature highly walkable, traditional campus land use patterns 
conducive to university functions and lifestyles.  Commercial and mixed-use districts 
are located peripherally to the medical and university institutions, such as along 
Marshall Street and East Genesee Street.  The South Campus portion of SU includes 
major student housing developments and athletic facilities, and is less pedestrian 
oriented than the university’s central campus. 

 
More than $700 million has recently been invested in University Hill development; 
among these proposed projects are the Golisano Children’s Hospital expansion at 
SUNY-Upstate, a JP Morgan facility located adjacent to the SU campus, the Center of 
Excellence in Environmental and Energy Systems, and the SUNY-Upstate Research 
Center. 

 
Planning visions put forth by community agencies, notably the University Hill 
Corporation, recommend that future expansions of University Hill institutions should 
occur in the area north of the hospitals and south of I-690.  Infill and new development 
will feature large-scale institutional properties.  Mixed-use development providing 
spaces for services, offices, and housing is anticipated to develop in response to 
investment in the area.   

 
Improving and maintaining land use and transportation connectivity throughout 
University Hill, and considering relationships with Downtown and other parts of the 
city, will be important to the area’s development as a cohesive, state-of-the-art 
institutional district.  Currently underutilized properties north of East Genesee Street 
may provide opportunities for the placement of a transit hub serving University Hill 
and opening new connections to locations elsewhere in the city.  Land use planning 
should provide enough flexibility to allow our region’s core institutions to evolve and 
expand within the University Hill area.   

 
Land use and transportation planning will emphasize the key role of public transit in 
providing mobility to professionals and students:  Transit will connect residents to all 
points throughout the University Hill area, while also opening new connections to 
locations elsewhere in the city. 

 
The Erie Boulevard commercial corridor currently offers a mixture of automobile 
oriented commercial and light industrial operations lining both sides of the corridor.  
Regional-scale commercial uses, including a Lowe’s Home Improvement Center, have 
recently been developed in the vicinity of Midler Avenue.  Sizable properties located 
between Erie Boulevard and I-690 are currently vacant or underutilized; pending the 
findings and recommendations of an ongoing Brownfield Opportunity Area 
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nomination study, more information will be available regarding specific future uses of 
these highly accessible sites.    

 
Westcott Street features a highly walkable, neighborhood-scale commercial district 
between the Euclid Avenue and Madison Street intersections.  Service, entertainment, 
and retail establishments cater primarily to the university-affiliated student and 
professional residents of surrounding neighborhoods.   

SPECIFIC RECOMMENDATIONS 
The following specific recommendations correspond to the Land Use Map prepared for 
the Eastside TNT Area.  “Primary land use classifications” have also been identified 
for the University Hill Multi-Use District area.  Please note that additional uses may 
also be appropriate for each area as discussed below.  The following text provides 
additional supplementary recommendations that will serve as a basis for writing the 
zoning requirements for this multi-use district and for the Eastside TNT area as a 
whole. 

 
1. Planning for the University Hill District should consider not only the areas 

occupied by existing university and hospital uses, but also the locations most 
suited for expansion as core institutions continue their growth, including the area 
north of the healthcare institutions and south of I-690 which has been identified as 
a prime location for future expansions.  University Hill will continue to feature 
some of the region’s premiere healthcare providers and educational institutions, 
along with housing and support uses to serve the area’s professional and student 
residents.  The built form will be characterized by large-scale, multi-story 
buildings with urban setbacks and first-floor commercial uses.  University Hill 
streets will be pedestrian friendly, with public spaces to serve as gathering points. 
Sufficient garage parking should be provided to allow employees and customers 
access from throughout the region via automobile, but the use of public transit will 
be emphasized.  Transit will play a key role in providing mobility to professionals 
and students, providing access to all University Hill locations while opening new 
connections to locations elsewhere in the City.  Main Street Commercial and high 
density residential uses are appropriate for the area north of Waverly Ave. 
 

2. Emphasize affordable housing.  Historic homes along East Genesee Street corridor 
should be preserved, with some occupied by professional offices. 
 

3. Curb cuts should be limited along Erie Boulevard, with appealing design to 
enhance visual quality from I-690.  This area is the subject of an ongoing 
Brownfield Nomination Study which will identify a specific plan for 
redevelopment. The Erie Canal Pedestrian Trail is also a supported use within this 
area. 
 

4. Design guidelines should be written for the Erie Boulevard corridor that provides a 
more appealing gateway to the City.  Encourage consistent setbacks and signage as 
well as landscaping standards. 
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5. Large-scale retail development on large properties with high visibility from I-690.  
The Erie Canal Pedestrian Trail is also a supported use within north of Erie 
Boulevard. 
 

6. Support continued single-family neighborhood; no commercial or office uses. 
 

7. University-oriented residential neighborhood, primarily single- and two- family 
housing.  Off-campus student housing should not expand beyond its footprint.   
 

8. Office and commercial corridor; design guidelines should be implemented.  
Institution uses should be developed to the east within Syracuse University.  
 

9. Potential growth area for University and hospital institutions, with residential 
offices to the east. 

 
10. Uses in the western portion of University Hill, in the vicinity of Almond Street, 

should be pedestrian-friendly and encourage movement to and from the Downtown 
area.  Uses to the north should include integrated technology such as the Center of 
Excellence.  To the northeast, the area around the former Kennedy Square 
apartments should be developed as community office uses. 
 

11. Manley Field House is also part of the University Hill Multi-Use area.  The 
property is currently being used by the University as a sports complex, which is an 
appropriate use for the site.  Thus, the proposed land use is institutional and any 
proposed changes from the current land use should be compatible with the 
surrounding neighborhood’s residential character. 
 

12. A variety of land uses have been discussed for Sky Top, which is part of the 
University Hill Multi-Use area.  Appropriate uses for the northern portion of Sky 
Top (adjacent to East Colvin Street) include dense, multi-family uses.  Appropriate 
uses for the southern portion of Sky Top include a mixture of office and 
neighborhood commercial uses. 

 
13. As part of the redevelopment of the Kennedy Square site, the community park 

must remain as parkland open for public use. 
 
14. Building designs should be improved and held to gateway/entryway standards.  

This intersection serves as the gateway into the Outer Comstock neighborhood 
from Brighton Avenue, and as such should be developed with buildings that help 
give the area a distinct sense of identity. 

 
15. Marshall Street and south of Madison Street should be maintained as a mixed use 

area that primarily serves the University and its students.  The underlying land use 
should be Main Street Commercial. 

 
16. Committee and TNT representatives asked that the Two-family area be maintained 

as single family as much as possible, especially in areas that are currently zoned 
for residential use. 


