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TO:     City of Syracuse City Planning Commission 

FROM:   Jake Dishaw, Zoning Administrator 

DATE:    February 12, 2024 

Re:     Zoning Administrator Referral of R-23-80 & Z-2860 to City Planning  
   Commission 

 
The above-referenced companion projects, R-23-80 & Z-2860, are for the properties 
located at 2010 S. State Street and 2014 S. State Street, Syracuse, NY 13203. 
Pursuant to ReZone, Art. 7, Sec.7.3D., the project (R-23-80) is a Lot Alteration 
because the area of the lot combination is less than 10,000 square feet and the 
proposal does not increase the number of lots. Lot Alterations are an administrative 
decision by the Zoning Administrator. 
 
The Lot Alteration (R-23-80) proposes to combine two properties (2010 S. State 
Street and 2014 S. State Street) into one new lot. Both properties are owned by the 
Syracuse Land Bank. 2010 S. State Street is situated within the Low Density 
Residential, R2 Zone District and 2014 S. State Street is situated within the Small Lot 
Residential, R3 Zone District.  
 
The Lot Alteration will combine two different Zone Districts, which necessitates a 
Zone Change approval from the Common Council prior to decision of the Lot 
Alteration. The applicant proposes to rezone 2014 S. State Street from the R3 Zone 
District to the R2 Zone District so as to prohibit split zone districts. The Zone Change 
Application (Z-2860) and Lot Alteration Application (R-23-80) is being referred to 
the City Planning Commission for further review. Z-2860 needs a recommendation 
from the City Planning Commission to the Common Council for the final decision, 
pursuant to ReZone, Art 5, Sec 5.6A. Upon the approval of the Zone Change 
application Z-2860, the Zoning Administrator can then decide on granting the Lot 
Alteration.  
 
Therefore, the projects R-23-80 and Z-2860 at 2010 S. State Street and 2014 S. State 
Street are referred by the Zoning Administrator to the City Planning Commission for 
review and recommendation. Should the City Planning Commission accept the 
referral, a public hearing is required. This item may be heard on February 12, 2024 
as all public and legal notice requirements have been satisfied in anticipation of 
referral. 
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Z-2860 Staff Report – February 12, 2024 
Application Type: Zoning Map Amendment  
Project Address: 2010 South State Street (077.-04-05.0) & 2014 South State Street (077.-04-06.0) 

Summary of  
Proposed Action: 

The applicant is proposing a lot alteration (R-23-80), pursuant to the Syracuse 
Resubdivison Regulations as amended, to combine two properties that are presently 
situated in two different Zone Districts.  In some instances, a lot alteration or resubdivision 
that will result in a split Zone District will trigger a Zone Change (where the underlying 
Zone District on one of the lots to be combined is rezoned). With the adoption of ReZone, 
including a new Official Zoning Map, as a matter of policy the City will update the 
Official Zoning Map on a regular basis. In order to maintain the zoning scheme adopted 
under ReZone, but to allow for appropriate flexibility, staff will analyze proposed lot 
alterations and resubdivisions that will result in a split zone districts (more than one zone 
district) on a single parcel on a case-by-case basis to determine whether a zone change is 
desirable. For a split zone district this matter would be reviewed as an Amendment to the 
Official Zoning Map pursuant to ReZone, Art. 5, Sec. 5.6A. Because of the City’s 
aforementioned policy regarding split Zone Districts, the Zoning Administrator will refer 
this matter to the City Planning Commission (CPC) pursuant to ReZone, Art. 5, Sec. 5.3D. 
The CPC’s recommendation will then be heard by the Common Council pursuant to 
ReZone, Art. 5, Sec. 5.6A(3).  The scope of work is to effectuate a Zone Change for the lot 
addressed as 2014 S. State St. rezoning the lot from the R3 Zone District to the R2 Zone 
District prior to processing the request for the lot alteration. 

Owner/Applicant Katelyn Wright, Executive Director, Greater Syracuse Property Development Corp 
(Owner & applicant) 

Existing Zone 
District: 

2010 S. State Street is situated within the Low Density Residential, R2 Zone District and 
2014 S. State Street is situated within the Small Lot Residential, R3 Zone District. 

Surrounding Zone  
Districts: 

The neighboring properties to the north, south, and east are the R2 and R3 Zone Districts, 
and to the west of the property is the Urban Neighborhood, MX-1 Zone District. 

Scope of Work: 

The scope of work is to effectuate a Zone Change for the lot addressed as 2014 S. State St. 
rezoning the lot from the R3 Zone District to the R2 Zone District prior to processing the 
request for the lot alteration. Map maintenance to reflect the proposed Zoning Map 
Amendment will be administered by the Department of Neighborhood and Business 
Development and occur annually after the Onondaga County Clerk’s Office has published 
a new tax map. 

Staff Analysis: 

Pro: 
• The existing lot size at 2014 S. State Street does not meet the minimum lot size 

requirement in the R3 Zone District.  
• Rezoning 2014 S. State Street to the R2 Zone District, rather than rezoning 2010 

S. State Street to the R3 Zone District is preferrable. Once a lot alteration take 
place combining two lots, the combined lot size would not conform to R3 Zone 
District Standards but would conform to R2 Zone District Standards. 

• The proposed lot alteration would create a new lot that aligns with the purpose and 
dimensional requirements of the R2 Zone District by allowing the previously 
narrow lot at 2010 S. State St. to become bigger, thereby allowing the new lot to 
comply with the development standards and enabling valuable features, such as 
street trees and green space, intended in the lower density residential Zone 
Districts.  

• In the current Zoning Map, the R2 and R3 Zone Districts along the 2000 block of 
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South State Street are not distributed uniformly and by expanding the R2 Zone 
District in this block, the traditional single or two-unit housing typology will be 
preserved.  

• Statistically, 31% of the vacant lots in the City of Syracuse occur in R2 and R3 
Zone Districts, therefore, by combining vacant lots with properties that have 
existing houses will not only decrease the percentage of vacant lots, but also 
provide greater flexibility in future developments and positive externalities such as 
greater amount of green space to mitigate stormwater runoff and decreased 
impervious surfaces. 

 
Con: 

• Not applicable. 
 
Staff Recommendation: 

• The Zoning Administration staff favors a recommendation from the City Planning 
Commission for the Common Council to hear the proposed Official Zoning Map 
Amendment. 

Zoning Procedural 
History: 

2010 S State St:  
No Zoning history available. 
2014 S State St: 
No Zoning history available. 

Summary of Zoning 
History: 

A single-dwelling unit house has been vacant recently on 2010 S State St, 
A single-dwelling unit house was demolished in 2019, and the parcel has remained vacant 
since then. 

Code Enforcement 
History: See the attached code enforcement history. 

Zoning Violations: The proposed lot has no zoning violations. 
Summary of Changes: Not a continued Project. 

Property 
Characteristics: 

The subject property is a trapezoid shape with 44.99 feet of frontage on 2010 S State St and 
a lot depth of 139.09 feet. 
 
The subject property is a trapezoid shape with 42.94 feet of frontage on 2014 S State St and 
a lot depth of 81.03 feet. 

SEQR Determination: Pursuant to the New York State Environmental Quality Review Regulations, the proposal is 
an Unlisted Action. 

Onondaga County 
Planning Board  
Referral: 

Pursuant to GML §239-l, m and n, the proposal does not meet the reviewing referral criteria 
for the Onondaga County Planning Board  

 
Application Submittals: The application submitted the following in support of the proposed project:  
• Short Environmental Assessment Form Part 1  
 
Attachments:    
• Short Environmental Assessment Form Part 2 & Part 3 
• Supporting maps (x4) articulating the existing zoning map and parcel boundaries, the proposed amendment to 

the zoning map, and the proposed lot alteration after the rezoning of 2014 S. State St 
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Part 2 
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?”

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?

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

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

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

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

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

7. Will the proposed action impact existing:
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

z-2860

2/12/24

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

PRINT FORM
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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 Date

_________________________________________________ _______________________________________________
Print or Type Name of Responsible Officer in Lead Agency Title of Responsible Officer

_________________________________________________ _______________________________________________
Signature of Responsible Officer in Lead Agency Signature of Preparer (if different from Responsible Officer)

✔

Syracuse City Planning Commission 2/12/24

Steven Kulick Chairperson

z-2860
2/12/24

PRINT FORM
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