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A. FLUME TEAM & 
EXECUTIVE SUMMARY
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ABOUT US ‘Flüm, n. - 1. An artificial channel conveying 
water, especially artificial streams and 
waterways for industrial purpose.

Flume is a multi-disciplinary real estate 
development and architectural design firm 
specializing in waterfront redevelopment 
projects in post-industrial regions and 
legacy cities across the United States. 

The team at Flume is composed of diverse 
group of individuals from all backgrounds 
including architecture, engineering, 
finance, and market analysts. Utilizing our 
extensive knowledge in these sub markets 
of the industry, we focus on creative 
and sustainable solutions to issues that face 
distressed urban settings. Working execute 
any task through equitable proposals and 
iterations as the team develops unique 
architectural and financial solutions to 
each project it takes on. At the core of the 
teams objective to equitable and socially 
sustainable design that brings communities 
together, promoting their uniqueness and 
human scale intervention as we seek to 
preserve and revitalize the urban image of 
the communities in which we work.  

Tomas Buitrago
M.S.RED 2021

Brandon Conrad 
M.S.RED 2021

Marie-Christine Dimitri 
M.S.AAD 2021
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EXECUTIVE
SUMMARY

Confluence: the collective gathering and 
cohabitation of global citizens to co-create 
the most diverse neighborhood in the 
country.

Confluence at Harbor Point is a mixed-use 
development providing nearly 445,000 square 
feet of new commercial and residential space in 
addition to the creation of 110 new affordable 
residential units. These new units will be fully 
integrated into the site promoting equitable 
distribution of space and programming both on 
site and in the community of Utica. 

The development’s programmatic spaces seek to 
reactivate the inner harbor of Utica along Genesee 
street and recenter the emerging creative-class 
and immigrant residents at the heart of this new 
community. Confluence’s architectural design 
utilizes both contextual and contemporary 
elements and materials to preserve and honor 
the significant and historic charm of Utica and its 
communities, while creating new opportunities to 
further its mission of providing for and valuing an 
emerging entrepreneurial class as they foster a 
new life in the city. This mixed-use development 
project further promotes social accessibility by 
reactivating the water edges on the inner harbor 
and Mohawk River. 

For Utica, Confluence at Harbor Point is a 
statement of ambition and enthusiasm, as well as 
an opportunity to rebrand and ratify this former 
industrial city. Promoting inclusivity, the project 
seeks to stage the next era of growth in an 
emerging tech-savvy market acting as a beacon of 
attraction for younger generations.
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B. THE CITY OF UTICA, NEW YORK 
& PROJECT PROPOSAL
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UTICA,
NEW YORK

Formerly a river settlement for the Mohawk 
Nation of the Iroquois Confederacy, Utica 
attracted European settlers both during and 
after the American Revolutionary War. During 
the 19th Century, the immigrant and working 
class population established the city as an 
industrial hub between Albany and Syracuse 
along the Erie and Chenango Canals as well 
as the New York Central Railroad. During the 
19th and 20th Century, the City’s infrastructure 
contributed to its success as a manfacturing 
hub and positioned itself as a global hub for 
the American textile industry. However, the city 
became an epicenter for political corruption 
and organized crime towards the middle of the 
20th century. 

Like other Rust Belt cities, Utica’s economic 
woes began shortly after the Second World 
War. Consisting of major industrial decline 
due to offshore labor movements and the 
diminished dependence on American textile 
plants, as well as the immediate relocation 
of its labor forces to other parts of the 
nation and neighboring cities like Syracuse 
and Albany. Due to its low cost of living and 
population decline, the city has taken several 
initatives to make it open and inviting for 
refugee and migrant communities, making it a 
cultural melting pot with one fifth of the total 
population being foreign born. 

Today, Utica is the tenth-most-populous city in 
the state of New York and bolsters a growing 
educational community, technology market, 
and healthcare industry. 
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HARBOR 
POINT

Harbor Point was created in 19th-Century 
with the creation of several bulkheads along 
the Mohawk River. And encompasses nearly 
140-acres of land, roughly 20-acres are cur-
rently owned by the Utica Harbor Point De-
velopment Corporation.

The site is currently zoned under Utica’s 
Planned Development - Extraordinary zon-
ing discretion. Described as “A development 
not otherwise distinguishable under any 
previous classification, occupying a district 
consisting of any quantity of land area and 
containing less than the stated minimum 
proportions of any single or dominant use or 
function, and in which the proposed uses of
interior and exterior spaces, although di-
verse or mixed, bear extraordinary design 
qualities resulting in a completely logical 
and complementary conjunction of uses and 
functions not ordinarily encountered in nor-
mal development.” As a result, any develop-
ment on the site would need to apply for a 
zoning variance in order to propose any new 
construction on the site.

The site is currently owned the Utica Har-
bor Point Development Corporation and was 
previously held by the New York State Canal 
Corporation.
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The Confluence project is a development composed of four different 
buildings, all aimed to cater to a different need found in the daily life of 

its future residents and its surroundings, these needs are entertainment, 
health, sustenance and culture and it achieves this by creating urban 

amenities in the 121,000 SF of activated ground floor boulevard experience 
and curating the right tenants to occupy these spaces for the purpose 

of catering to said needs. The project manages to provide a total of 110 
affordable housing with rents ranging from 30 to 80 percent of area 

median income which create a total of $30 million dollars of LITHC credits. 
Additionally, the project allocates 35,000 SF of grade A office space aimed 

to be occupied by a company that will benefit from the manufacturing 
tech cluster being formed in the area, the entire project will have a total 

development cost of $89.4 million dollars.  

PROJECT
PROPOSAL
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C. MARKET ANALYSIS & 
COMMUNITY BENEFITS
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MARKET
ANALYSIS

Utica, New York bolsters a total population 
of approximately 59,750 people (2019), 
which is a nearly 4.0% decline from 2010. 

The population per square mile is approxi-
mately 3,714 individuals. 

Among the population, 79.3% of the pop-
ulation has obtained at least a high school 
diploma.

And approximately 57% of the population is 
part of the civilian labor force in the city.

50.5% of the total population self-identifies 
as female.

However, nearly 30% of residents fall be-
low the state poverty index. Which is almost 
17% points above the state average of 13% 
as of 2019. This could be attributed to the 
the high percentage of asylum based resi-
dents in the city. 

Interesting to note, Utica has an incredibly 
diverse population, as nearly one fifth of all 
residents are foreign born.
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MARKET
ANALYSIS

There are a total of 22,920 households in 
the city of Utica.

With the average number of occupants per 
household totaling 2.51.

The median household income across the 
city is approximately $37,760 (2019).

Apparently 31% of all households have at 
least one member who speaks another lan-
guage.

The majority of homes are single-family de-
tached dwellings. While the city supports 
multi-family homes and developments, but 
the majority of residents do not occupy one.  

Renters make up the majority of Uti-
ca’s housing market and this is unlikely to 
change. With the median gross rent $725 
per month.

The city’s vacacny rate for 2019 was 17% 
and has likely gone up as a result of the 
continued COVID-19 pandemic. 
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MARKET
ANALYSIS

Much like the rest of New York, Utica has 
seen a brief resurgence in its housing mar-
ket during the COVID-19 pandemic as res-
idents from across the state have flocked 
to less densely populated areas within the 
state’s capital markets. Causing a sharp up-
tick in property values, sales, and rentals 
across the state.

During the summer of 2020, the $/PSF pla-
teaued at $90, just short of the all-time high 
but has since fallen back to ~$70.

While single-family homes are now taking 
longer to sell than earlier in the pandemic, 
which may be due to market oversatura-
tion. At its peak in Fall of 2020, the median 
listing price for a single-family home was 
$140,000.

The average $/PSF for a condo currently  is 
$66 and looks to have stabilized after reach-
ing almost $165 earlier in the pandemic.

The median list price of Utica’s Condo supply 
is almost the same as a single-family home 
across the city, which is surprising consider-
ing the previous year saw a greater dispari-
ty in exchange values.

The median listing price for a condo in to-
day’s market is $110,000. 
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COMMUNITY
NEEDS

The site currently finds itself in a 
no-mans-land of programmatic 
arrangement. Nestled between two major 
infrastructural routes that create literal 
barriers to the site with limited activation 
at street level outside of transient 
programming such as hotels and fastfood 
restaurants. 

A radial perspective, most critical 
programming (grocery stores, essential 
stores, employment centers) for this 
community would only operate from a mile 
in distance and would require access to a 
motor vehicle in order to have any level of 
accessibility. 

The site would need to incorporate 
appropriate programming in an effort to 
create essential services for those who 
would be living or working in this developed 
community. 
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COMMUNITY
NEEDS

Utica is a city like no other in the country, 
from playing a crucial role in the economic 
development of the area to today being 
recognized as one of the most diverse cities 
in the country and an example to the eyes 
of the world on inclusion by accepting such 
a large number of refugees from all over the 
world. This diversity however brings a set 
of challenges to this unique demographic. 
Affordable housing, inclusionary spaces that 
cater for the many different nationalities and 
their needs, and a placemaking narrative 
that promotes the interaction between 
the different demographics, their different 
family composition and the wide range of 
income levels found in it. The Confluence 
project aims to cater to all of these needs 
by creating a neighborhood that not only 
promotes integration and interaction but 
also entertainment, health and culture by 
giving the City of Utica a destination to be 
enjoyed by all its residents and the ones 
to come. Confluence aims to revive that 
connection to the river that allowed for an 
affluent past, today.
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D. DESIGN NARRATIVE 
& ARCHITECTURAL DETAILING
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DESIGN
NARRATIVE

Confluence at Harbor Point acts as a socially 
equitable beacon of attraction. The Project 
consists of four mix-used and mid-rise 
buildings.

The first building consists of a commercial 
entity with a fast-food restaurant on the 
Ground Floor, a Theater on the 1st floor and 
office spaces on the 3rd and 4th floor. The 
idea of placing this large complex towards 
the end of the harbor point is to encourage 
the people to use the promenade available. 

The three remaining buildings encompass 
commercial and community – related 
spaces such as a gym, market, gallery 
spaces and an early educational facility. 
The Market-Rate Housing is flanked by 
two affordable housing buildings. In, fact, 
two bridges allow a physical connection 
between the affordable and market-rate 
housing units; providing communal spaces 
such as laundry rooms, office, lounge areas 
and outdoor balconies to be shared by all 
residents. 

The Ground Floor and Commercial 
building mimic the industrial outlook that 
is found in Utica. Since most building in 
the area consist of low-rise buildings; 
the human scale and street-relation is of 
high importance. The residential buildings 
incorporate a more minimalistic stucco 
finishing. As for the Market Rate building; 
the individual balconies and planters are a 
key architectural feature. 
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PROJECT
ELEVATION

Confluence’s design approach is embedded with its materiality. The green walls and stained green glass 
emphasized in the elevation, represent the communal spaces that form the core programming of the residential 
portion. These communal spaces are the egress cores, shared balconies, laundry rooms and lounge spaces. The 

planters located on the balconies in the market rate building allow a visual continuation of the green element 
and act as a reminder for coalition and co-habitation.  

Moreover, the Ground Floor also maintains its own unique identity acting as a continuation of Utica’s industrial 
architectural outlook. With the use of two-tone vertical beige bricks and marron horizontal bricks; the 

architecture blends with the rest of the town; allowing the human scale and proportions to be maintained when 
walking into this larger-scale project.
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ONE HARBOR 
POINT
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TWO HARBOR 
POINT
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THREE 
HARBOR POINT
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FOUR HARBOR 
POINT
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GROUND 
FLOOR PLAN
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SECOND 
FLOOR PLAN
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THIRD 
FLOOR PLAN
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SUBLEVEL 
PLAN
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PROJECT
SECTION

The section emphasizes the inter-connectivity throughout the project. All the Ground Floors house commercial 
and community functions, such as gym, fast food and casual dining, market, community kitchen and spaces. 
They all allow a direct connection to the harbor point and act as a micro self-sustaining city. The upper part 
highlighted in the sections represent the connecting bridges that allow accessibility throughout the entire 
project. Apart from the residential bridges, the communal spaces can be located on each building edge. 

Additional laundry rooms, balconies spaces and lounge areas can be found there. The roof of the bridges are 
also green roofs which one again allow connectivity between people.
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ONE HARBOR 
POINT
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TWO HARBOR 
POINT
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THREE 
HARBOR POINT
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FOUR HARBOR 
POINT
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ONE HARBOR 
POINT

6362
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HOUSING 
UNIT TYPES

The project features a mixture of eight unit 
types, four focused on market-rate rental 
prices and the other four on carefully al-
located AMI based affordable-rate rental 
units. 

The unit types are composed of the core 
four sizes; studio, one-bedrooms, two-bed-
rooms and three-bedroom units. 

The affordable-rate units offer similar inte-
rior finishes with less amenities such as pri-
vate kitchens and balcony space. Although, 
shared balconies are provided in all three 
residential buildings. 
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Market-Rate Unit:

- 12 Units Total

- 1-Bath, Larger Kitchen

- Average Size of 400 SF

- Base Rent: $1,100/month

STUDIO 
UNITS

Affordable-Rate Unit:

- 20 Units Total

- 1-Bath, Kitchen

- Average Size of 360 SF

- Base Rent: $370-850/month
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Market-Rate Unit:

- 25 Units Total

- 1-Bath, Walk-in Closet, Balcony

- Average Size of 670 SF

- Base Rent: $1,600/month

1-BEDROOM 
UNITS

Affordable-Rate Unit:

- 60 Units Total

- 1-Bath, Full-Kitchen

- Average Size of 550 SF

- Base Rent: $430-1,000/month
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Market-Rate Unit:

- 10 Units Total

- 1-Bath, Walk-in Closet, Private Kitchen, 
Balcony

- Average Size of 1080 SF

- Base Rent: $2,000/month

2-BEDROOM 
UNITS

Affordable-Rate Unit:

- 20 Units Total

- 1-Bath, Full-Kitchen

- Average Size of 840 SF

- Base Rent: $500-1,130/month
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Market-Rate Unit:

- 10 Units Total

- 2-Bath, Walk-in Closet, Private Kitchen, 
Balcony

- Average Size of 1,350 SF

- Base Rent: $3,000/month

3-BEDROOM 
UNITS

Affordable-Rate Unit:

- 8 Units Total

- 1-Bath, Full-Kitchen, Walk-in Closet

- Average Size of 1,100 SF

- Base Rent: $900-1,250/month
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E. FINANCIAL SUMMARY
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ONE HARBOR 
POINT

One Harbor Point is the entertainment 
anchor of the project, located the 
furthermost part from Genesee Street, 
its aimed to drive the most foot traffic 
of all of the other projects and increase 
the activation of the entire retail 
experience in the project. 

The building will have a total of 70,000 
SF of entertainment space, curated 
for a food market (Time Out Market) 
style aimed to pay a rent of $20/SF, 
a state-of-the-art cinema focused in 
experience, aimed to pay a rent of 
$20/SF and a total of 35.000 SF of 
prime office space with views to the 
water and the rest of Utica, aimed to 
pay $25/SF. 

The project will have a total 
development cost of $25.8 million 
dollars, a stabilized NOI of $1.2 million 
dollars and an IRR of 16.6% with an 
equity multiple of 4.8X.
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TWO HARBOR 
POINT

Two Harbor Point is the health focused 
project of the development. Its ground 
floor will integrate a total of 31,000 FS 
of wellness space aimed to be occupied 
by a fitness center focused on extreme 
sports such as rock climbing which 
will pair well with the mountainous 
surroundings of the Utica landscape 
which will pay a rent of $20/SF a year. 

The project also integrates a total of 
55 affordable units with rents ranging 
from $370 up to $2,500. The project 
will have a total development project 
of $24.4 million dollars, an NOI of 
$490 thousand dollars with an IRR of 
2.1%, equity multiple of 1.8X and a 
total amount of LITHC credits of $19.4 
million dollars.
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F��E�DE	�F������F�����������F����� ��� �!� #$%&!�'��()*��F+��)� ,$- ��. %/# %0!&%�1234���2F'��3)*��F+��)� 0&!��% ... /�%&,!1��4��F�5�2)�� #- �� �!. .$/&$0�����F�5�2)�� 0.��� !.. $/$&.$����F���"F68�E�9 :;<=>?@AA:@AC�;:A ���"?7<=> ����"�?��"�	��
����?�?��"�����"�?��"�	��
����?�?<�������?���?�?���?�� �!#$?%#&'��?(�)'#*�+,? -.�/$0� -$1/�.0 -$/��.1?%#&'��?(�)'#*�+,? -.0/2�� -$3/44� -$/$.�3?%#&'��?(�)'#*�+,? -0$/50� -$0/.20 -$/12$0��?���?�?6#&8?���?�� �!#$?%#&'��?(�)'#*�+,? -10/$�� -4/03� -51�1?%#&'��?(�)'#*�+,? -1�/4�� -�/5$� -4$�3?%#&'��?(�)'#*�+,? -31/3�� -2/52� -���3��?���?�?9:;&#!#+8?���?�� �!#$?%#&'��?(�)'#*�+,? -$0/�0� -./0$0 -3451?%#&'��?(�)'#*�+,? -$4/1.� -0/$41 -.3$3?%#&'��?(�)'#*�+,? -1$/41� -5/0$5 -0.3
8988



THREE HARBOR 
POINT

Three Harbor Point is the sustenance 
focused project in the development. It 
will integrate 11,000 SF of supermarket 
space aimed to be occupied by a 
neighborhood market type of tenant 
such as Trader Joes that will pay a rent 
of $20/SF a year. 

The project will also have a total of 55 
market rate units with rents ranging 
from $1,500 to $3,000 per month. 
The project will be expected to have a 
total development cost of $20.4 million 
dollars with a stabilized NOI of $756.8 
thousand dollars per year and an IRR 
of 6.4%, equity multiple of 1.2X and 
a total levered profit of $13.2 million 
dollars.
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FOUR HARBOR 
POINT

Four Harbor Point is the cultural anchor 
of the development and the closest 
project to the main entrance to the city 
in Genesee Street. 

The project includes 10,000 SF of 
gallery space at the ground floor with 
adaptive partitions aimed to provide 
flexibility in the space configuration 
and its efficiency. It also includes 
12,000 SF of spaced catered to an 
early educational facility such as a 
Montessori school which will serve as a 
great amenity to young families which 
both will pay rents of $10/SF and $15/
SF per year respectively. 

Lastly it also integrates a total of 
55 affordable units that just like Two 
Harbor Point, rents are accessible to 30 
to 80% of AMI renters. The project will 
have a total development cost of $18.6 
million dollars with an NOI of $790.8 
thousand dollars a year, IRR of 1.49%, 
equity multiple of 1.1X and LITHC 
credits of $14 million dollars.
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THANK YOU. 


