
CITY OF SYRACUSE, MAYOR BEN WALSH 
300 South State Street, Suite 700 Syracuse, NY 13202 

 Department of Neighborhood and Business Development 

 Jake Dishaw, Zoning Administrator 

 Office of Zoning Administration – P: (315)448-8640 E: Zoning@syr.gov 

R-24-63 Staff Report – December 2, 2024 

Application Type: Resubdivision 

Project Address: 
231 Elliott Street (Tax ID: 092.20-01.0) 

227 Elliott Street (Tax ID: 092.-20-03.1) 

Summary of  

Proposed Action: 

The owner of the single unit dwelling at 227 Elliott St. intends to purchase the vacant lot 

231 Elliott St. for additional yard space. There is no proposed site work with this 

application. 

 

New Lot C2: 10,961 SF 

Owner/Applicant 

Greater Syracuse Property Development Corporation (GSPDC) (Owner/Applicant of 231 

Elliott St.) 

Zuriel Hernandez (Owner/Applicant of 227 Elliott St.) 

Existing Zone 

District: 

Both parcels involved in this resubdivision are located in the R5: High Density Residential 

Zone District. 

Surrounding Zone  

Districts: 

The neighboring properties to the west, east and south are within the R5: High Density 

Residential Zone District. The neighboring property to the north is within the OS Open 

Space Zone District. 

Companion 

Application(s) 
No Companion Application 

Scope of Work: 

Combining two separate adjacent lots into one so the owner of the single unit dwelling at 

the property located at 231 Elliott St. can create additional yard space for private use. 

There will be no physical changes to the newly created lot.  

Staff Analysis: 

Factors: 

- The proposed resubdivision on Lot C2 complies with the minimum lot size 

requirement for the R5 Zone District pursuant to ReZone Art. 2 Sec 2.6(B) 

- The lot located at 231 Elliott St. is currently a vacant lot. The previous 3-unit 

dwelling primary structure on the lot was demolished in 2022. 

- The single unit dwelling located at 227 Elliott St. was built in 2009.  

- There are several other properties in the vicinity of this proposal comparable lot 

size that also contain single-unit dwellings with an abundance of permeable space.  

- The R5 Zone District is typically allocated for high-density residential use, and 

this resubdivsion would create a low-density property with a large amount of land.  

- According to the Onondaga County Planning Agency’s confirmation letter, the 9-

1-1 street address for new “Lot C2” shall be known as 227 Elliott Street 

- 231 Elliott St. currently lacks the required lot width for construction of single-unit 

detached, two-unit dwellings, and other residential uses to be built on the property 

- This resubdivision would result in a larger lot, capable of supporting future high-

density development. 

- The current lot area of 231 Elliott limits both commercial and residential 

development options  

Zoning Procedural 

History: 
N/A 

Summary of Zoning 

History: 
N/A 

Code Enforcement 

History: 
See attached code enforcement history. 

Zoning Violations: The proposed lot has no zoning violations. 
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Summary of Changes: This is not a continued application. 

Property 

Characteristics: 

Existing property characteristics  

The subject property at 227 Elliott St. is an irregularly shaped parcel with a lot size of 7,491 

SF (0.17 acres). The property has 66 FT of street frontage along Elliott St. The western 

property line borders 95 FT along the property line of 231 Elliott St., the eastern property 

line borders 132 FT along the property line of 225 Elliott St., and the northern property 

lines borders 103 FT FT along the property line of 301 Bradley St. and 1172-78 Onondaga 

St W & Bradley St. The property is improved by a 1 story frame, single-unit dwelling 

measuring 1,531 SF, a driveway, and a frame shed.  

 

The subject property at 231 Elliott St. is an irregularly shaped parcel with a lot size of 

3,470 SF. The property has two primary street frontages with 27.4 FT of frontage along 

Elliott St., and 96.7 FT of frontage along Bradley St. The southern property line borders 

45.6 FT along the property line of 301 Bradley St. The eastern property line borders 95 FT 

along the property line of 227 Elliott St. The lot is currently vacant, with the previous 

structure on the lot being demolished in 2022.  

 

Proposed property characteristics 

The proposed resubdivided lot will be known as Lot C2 at 227 Elliott Street. It will be an 

irregularly shaped parcel with 10,961 SF (0.25 acres). The property is improved by a 1 

story frame, single-unit dwelling measuring 1,531 SF, a driveway, and a frame shed. The 

property will have two primary street frontages with 93.4 FT of frontage along Elliott St. 

and 96.71 FT of frontage along Bradley St. The southern property line will border 148 FT 

along the properties of 1172-78 Onondaga St W & Bradley St. and 301 Bradley St. The 

eastern property line will border 132 FT along the property line of 225 Elliott St.  

SEQR Determination: Pursuant to the 6 NYCRR §617.2(al), the proposal is an Unlisted Action. 

Onondaga County 

Planning Board  

Referral: 

Pursuant to GML §239-l, m and n, the proposal was not reviewed by the Onondaga County 

Planning Board. 

 

Application Submittals: The application submitted the following in support of the proposed project: 

• Resubdivision application 

• Short Environmental Assessment Form Part 1  

• Proposed Resubdivision Map on Lot A, Block 474 of the Fitch, Putnam & Bradley Map #178 and Lot C1 of 

Map #10673. Known as No. 227 Elliott Street, City of Syracuse, County of Onondaga, State of New York. 

Drawn by New York Licensed Land Surveyor Micheal J. McCully. Dated 09/06/24. Scale: As Noted. 

 

Attachments:    

• Resubdivision Application 

• Short Environmental Assessment Form Part 2&3 

• IPS Comments from City Departments 

• Code Enforcement History 
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Context Maps:   
 

Figure 1: Zone District of Subject Property 

 
Description: Figure 1 shows the current Zone District of the subject property.  

Image Source: City of Syracuse Neighborhood and Business Development, ReZone Syracuse Zoning Map 
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Figure 2: Aerial Imagery of Subject Property 

 
Description: Figure 2 shows satellite imagery of the subject property. 

Image Source: Onondaga County GIS on the Web, https://spatial.vhb.com/onondaga/ 

https://spatial.vhb.com/onondaga/
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No, or  
small 
impact 
may 
occur   

Moderate 
to large 
impact 

may 
occur 

1.  Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

Will the proposed action result in a change in the use or intensity of use of land?2.

Will the proposed action impair the character or quality of the existing community?3.

Will the proposed action have an impact on the environmental characteristics that caused the4.
establishment of a Critical Environmental Area (CEA)?

Will the proposed action result in an adverse change in the existing level of traffic or5.
affect existing infrastructure for mass transit, biking or walkway?

Will the proposed action cause an increase in the use of energy and it fails to incorporate6.
reasonably available energy conservation or renewable energy opportunities?

Will the proposed action impact existing:7.
a. public / private water supplies?

b. public / private wastewater treatment utilities?

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9. Will the proposed action  result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action  result in an  increase in the potential for erosion, flooding or drainage
problems?

11. Will the proposed action create a hazard to environmental resources or human health?

SEAF 2019
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Agency  Use  Only  [If  applicable]

Project:  R-24-63

  Date:  12/2/2024

Short  Environmental  Assessment  Form
  Part  2  -  Impact  Assessment

Part 2  is  to  be  completed  by  the  Lead  Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 
particular element of the proposed action may or will not result in a significant adverse environmental impact, please 
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 
have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 
probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-
term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 
environmental impact statement is required. 
Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________
Name of Lead Agency

_________________________________________________
Print or Type Name of Responsible Officer in Lead Agency

_________________________________________________
Signature of Responsible Officer in Lead Agency  

City of Syracuse City Planning Commission

Steven Kulick

PRINT FORM

R-24-63

12/2/2024

12/2/2024______________________________________
  Date

  _C  _h  _a  _ir  _p  _e  _r  _s  _o  _n  _____________________________________
  Title of Responsible Officer

_______________________________________________
Signature of Preparer (if different from Responsible Officer)



227 Elliott St 01/25/17 Periodic Inspection Rental Registry Invalid - failed to

227 Elliott St 11/14/18 Periodic Inspection Rental Registry Invalid - failed to

R-24-63 | Applicant intends to combine single-unit
residential lot located at 227 Elliott St (Tax ID: 092.-
20-03.1) with vacant lot located at 231 Elliott St
(Tax ID: 092.-20-01.0) for additional yard space.

Total square footage of new lot: 10,961 SF
No change in land use type.

227 Elliott St 10/11/24 Project Resubdivision Active

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 11/25/2024
Tax Map #: 092.-20-03.1

Owners: Zuriel K Hernandez
Zoning: R5

Generated By: adillon On: 11/26/2024 At: 4:02 PM Page 1 of 1



231 Elliott St & Bradley St 01/08/15 Inspection Complaint Inspection Fail

231 Elliott St & Bradley St 01/08/15 Violation SPCC - Section 27-31 (c)
Structural members

Closed

231 Elliott St & Bradley St 01/08/15 Violation SPCC - Section 27-32
(b) Stairs, porches and
railings

Closed

231 Elliott St & Bradley St 01/08/15 Violation SPCC - Section 27-32
(d) Protective coating for
wood surfaces

Closed

2016-01591 | code violation231 Elliott St & Bradley St 01/28/16 Completed Complaint Illegal Trash Set Out Completed

231 Elliott St & Bradley St 02/05/21 Inspection Complaint Inspection N/A

231 Elliott St & Bradley St 02/05/21 Inspection Complaint Inspection Fail

2015-00502231 Elliott St & Bradley St 02/08/21 Completed Complaint Property Maintenance-
Ext

Admin-Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
302.7- Accessory
Structures

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.10 Stairways, decks,
porches, and balconies

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.12 - Handrails and
guards

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.13 - Window,
skylight, and door frames

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.2 - Protective
Treatment

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.4 - Structural
Members

Closed

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 11/25/2024
Tax Map #: 092.-20-01.0

Owners: GSPDC
Zoning: R5

Generated By: adillon On: 11/26/2024 At: 4:02 PM Page 1 of 2



231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.5 - Foundation Walls

Closed

231 Elliott St & Bradley St 02/08/21 Violation 2020 PMCNYS - Section
304.6 - Exterior Walls

Closed

231 Elliott St & Bradley St 02/23/21 Inspection Complaint Re-Inspection No Progress

231 Elliott St & Bradley St 03/24/21 Inspection Complaint Re-Inspection No Progress

231 Elliott St & Bradley St 04/07/22 Inspection Complaint Re-Inspection No Progress

46493 | demolition of 3 family231 Elliott St & Bradley St 06/14/22 Permit Application Demolition Issued

231 Elliott St & Bradley St 06/15/22 Inspection Inspector Notification <None>

231 Elliott St & Bradley St 12/09/22 Inspection Complaint Re-Inspection Pass

V2021-0109 | EXTERIOR231 Elliott St & Bradley St 12/12/22 Completed Complaint Vacant House Completed

231 Elliott St & Bradley St 04/17/23 Inspection Final Inspection Pass

46493 | demolition of 3 family  | Certificate of
Completion #46493

231 Elliott St & Bradley St 04/20/23 Completed Permit Demolition Certificate Issued

r-24-63b | See r-24-63231 Elliott St & Bradley St 10/11/24 Project Resubdivision Active

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

Generated By: adillon On: 11/26/2024 At: 4:02 PM Page 2 of 2



Jake Dishaw
Zoning Administrator

300 South State St, Suite 700
Syracuse, NY 13202

OFFICE OF ZONING ADMINISTRATION
Ben Walsh, Mayor

To: Zuriel Hernandez

From: , Zoning PlannerAmber Dillon

Date: 11/26/2024 4:00:31 PM

Re: Resubdivision R-24-63
227 Elliott St, Syracuse,  13204

The Departments and/or Boards below have reviewed your application and provided the following comments 
for your information and action as appropriate. 

Please modify the proposal as necessary to address the comments/recommendations.  Upon receipt of any 
revisions and/or written justification to the Office of Zoning Administration, a Public Hearing will be scheduled.  

Please contact the Zoning Office at (315) 448-8640 or Zoning@syrgov.net if you have any questions.

Approval Status Status Date Reviewer Comments
Zoning Planner Waiting on Board 11/08/2024 Amber Dillon Proposed resub in compliance with R5 District 

standards Art. 2 Sec 2.6. Will be on 12/2 CPC agenda
Eng. Mapping - Zoning Approved 10/15/2024 Ray Wills -The bearings for the streets in question AGREE with 

the Official City Records for the area. The Office of the 
City Engineer only verifies ROW bearings, not interior 
angles, bearings abutting neighboring properties or 
private easements. 
City Plat# 042

Finance - Zoning Internal Review 
Complete

10/11/2024 Veronica Voss 227 Elliott Street is due for CS and CO October 
installment.  231 Elliott St is GSPDC and no taxes are 
due.

Eng. Design & Cons. - Zoning Conditionally 
Approved

10/15/2024 Romeo Kpolo Any future construction/development on the lots will be 
subject to the City plan review, approval and permitting 
process as applicable. 

Eng Sewers- Zoning Internal Review 
Complete

10/15/2024 Romeo Kpolo Future project is subject to Onondaga County’s 1:1 
offset. The City requires an offset plan & details for 
review.
All installation & restoration work to be done to City of 
Syracuse specifications & details.   

Eng Stormwater (SWPPP)-
Zoning

Internal Review 
Complete

10/15/2024 Romeo Kpolo Proposed site shall be graded appropriately to prevent 
stormwater runoff/sheet flow from rooftops/driveways 
and other similar impervious surfaces from impacting 
adjacent properties or the City R.O.W.  
A Stormwater Pollution Prevention Plan (SWPPP) is 
required for review if the total soil disturbance is greater 
than 10,000sf. 



Planning Commission Waiting on Board 11/08/2024 Amber Dillon
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