
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 

SP-24-05 Staff Report – March 25th,2024 
Application Type: Special Use Permit 
Project Address: 124-26 Dell Street, Syracuse, NY 13210 (Tax Map ID: 046.-06-04.0) 

Summary of  
Proposed Action: 

A Special Use Permit to allow a restaurant greater than 1,000 SF in an MX-2 Zone District. 
The Property was formally two restaurant spaces across two floors and the applicants are 
proposing to combine the spaces into a single restaurant. 

Owner/Applicant Norman Roth, American Beach, LLC (Owner) 
William Pitcher, Pitcher Architect PLLC (Applicant) 

Existing Zone 
District: Neighborhood Center, MX-2 Zone District 

Surrounding Zone  
Districts: 

The neighboring properties to the south, east and west are also in the Neighborhood Center, 
MX-2 Zone District, and to the north of the property is the Small Lot Residential, R3 Zone 
District. 

Companion 
Application(s) None 

Scope of Work: The scope of work involves internal renovations to the existing structure, as well as the 
addition of an internal staircase to combine the two restaurant spaces into one.  

Staff Analysis: 

Pros: 
- Restaurants have previously been allowed at this location and granting the special 

use permit will allow these restaurant spaces to be functional again. The cost of 
removing all the restaurant equipment may be too prohibitive financially for other 
potential commercial tenants.  

- The current conditions of the site have been permitted through the multiple 
variances granted on the site, and the applicant will not be changing any existing 
site features, outside of signage. 

- The proposed use would support the intent of the Neighborhood Center, MX-2 
Zone District, and be consistent with other land uses in the surrounding 
neighborhood. 

Cons: 
- Not applicable. 

Zoning Procedural 
History: 

V-10-07: A Use Variance to establish a first-floor restaurant and construct a second-floor 
office space. This use variance also granted waivers to allow the following: 

 A front setback of 0 feet where 8 feet is required. 
 A side setback of 0 feet where 4 feet is required. 
 A rear setback of 0 feet where 12 feet is required. 
 A driveway width of 18 feet where 12 feet is permitted. 
 A parking surface coverage of 58% where 35% is permitted. 
 9 off-street parking spaces where 25 spaces were required. 
 A waiver of parking area screening requirements. 

PR-10-16: A Project Site Review, permitting façade alterations, construction of first floor 
restaurant and second-story addition for office space. 
AS-11-23: A sign waiver, waiving the area, height, and number of signs permitted. 
V-12-48: A Use Variance to establish a restaurant/health and wellness facility on the 
second floor. The use variance also granted waivers to allow for 9 off-street parking spaces 
where 42 were required for both floors of the structure.  
V-12-48M1: A Use variance Modification to modify the previously approved use variance 
plans to add an exterior staircase and deck to the second floor.  
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PR-10-16M1: A Project Site Review Modification to modify the previously approved 
elevations for the addition of exterior stairs and deck. 
V-12-48M2: A Use Variance Modification approving changed floor plans. 
V-10-07M1: A Use Variance Modification approving changed floor plans. 
V-12-48M3: A Use Variance Modification approving changed floor plans and new tenant 
in the second story restaurant space.  

Summary of Zoning 
History: 

- On 04/15/10, the BZA approved a Use Variance, V-10-07 that waived the front, 
side, and rear setbacks, off-street parking spaces required, screening of parking 
area, maximum parking surface coverage, maximum driveway width, and uses 
permitted within a Residential District, Class AA Zone District; to establish a 
first-floor restaurant space and construct a second-floor office space.  

- On 06/21/10, a Project Site Review, PR-10-16, was approved via a Zoning 
Administrator Decision Letter, to allow for façade alterations and interior 
renovations to construct a restaurant space on the first floor and construct a 
second-floor office space.  

- On 08/30/11, a Sign Waiver, AS-11-23, was approved via ZA Decision Letter to 
allow the installation of five total signs. Two wall signs on the front façade, which 
were 2’ x 10’2” and 2’ x 6’. Three signs on the rear façade which were 1’6” x 8’, 
1’6” x 5’, and 3’x 4’. One ground sign on the front of the parcel which was 3’x 6’. 

- On 09/20/12 the BZA approved a Use Variance, V-12-48, which permitted the use 
of a restaurant/health and wellness facility on the second floor of the structure. 
The variance also permitted the existing nine off-street parking spaces when forty-
two would’ve been required for all the uses on the lot.  

- On 05/09/13 the BZA approved a Use Variance Modification, V-12-48M1, to 
modify the previously approved floor plans and construct a second story deck with 
a set of stairs. The modification also permitted the nine off-street parking spaces 
where forty-five are required across all the uses on the parcel. 

- On 05/28/13 a Project Site Review Modification, PR-10-16M1, was approved via 
a Zoning Administrator Decision letter, to allow for the installation of the exterior 
second story deck as well as internal changes. 

- On 12/15/17 a Use variance Modification, V-12-48M2, was approved via a 
Zoning Administrator Decision letter, to allow for internal renovations to the 
second-floor restaurant space. The renovations included the removal of cabinets, 
counters, installing two coolers, and installing a refrigerator in the storage room. 

- On 11/15/18 a Use Variance Modification, V-10-07M1, was approved via a 
Zoning Administrator Decision letter to allow for internal renovations to the first-
floor restaurant space. The renovations included installing four beverage coolers, 
reduced customer seating to forty customers, added shelving, addition of two 
worktables, addition of a prep sink, addition of a hand sink, addition of a three-
bay sink, addition of a dishwasher, and the installation of a ten-burner stove.  

- On 02/18/21 a Use Variance Modification, V-12-48M3, was approved via a 
Zoning Administrator Decision letter, to allow a new tenant to move into the 
second-floor restaurant space and make renovations. Renovations included 
rearranging customer area and kitchen, installation of a new exterior rear wall vent 
with surrounding railing, and a new exhaust vent protruding through the roof.  

Code Enforcement 
History: See attached code enforcement history. 

Zoning Violations: The proposed lot has no zoning violations as the site has been permitted via its past 
variances. However, the building does cross the rear property line and the zoning office has 
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no record of an existing easement. 
Summary of Changes: This is not a continued application. 
Property 
Characteristics: 

The subject property is regular in shape with 40 feet of frontage on Dell Street and a lot 
depth of approximately 140 feet. 

SEQR Determination: Pursuant to 6 NYCRR §617.5(c)(2), the proposal is a Type II action. 
Onondaga County 
Planning Board  
Referral: 

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

 
Application Submittals: The application submitted the following in support of the proposed project: 
 Special Use Permit Application 
 Short Environmental Assessment Form Part 1  
 Elevation Survey. Kown as 124-126 Dell Street, City of Syracuse, County of Onondaga, State of New York. R.J. 

Lighton Sr. Land Surveying. Scale 1”=20’. Dated 09/28/09. 
 Architectural Plans (Sheet No. T-1, L-1, A-1, and A-2) prepared by Pitcher Architect PLLC. Job # 223-42. Dated 

02/01/2024. 
 Signage Plans dated 02/07/2024. 

 
Attachments:    
Special Use Permit Application 
Short Environmental Assessment Form Part 2 & Part 3 

Code Enforcement History 
IPS Comments from City Departments 
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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 Embassy Suites on the subject property.
Image Source: Onondaga County GIS on the Web, https://spatial.vhb.com/onondaga/  
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Project:   Special Permit application -   Saffron House  
  124-26 Dell Street; Syracuse, NY 13210 
Date:  2-7-2024         Page 1 of 1 
 

 
 
SIGN 1 – 
GROUND SIGN 
 
Parking sign, will 
remove “Saint 
Urban” text and 
insert “Saffron 
House” 

 
 

 
 
 
 
SIGN 2 – 
WALL SIGN 
 
New sign below bay 
window mounted on 
balcony, light-box 
style “Saffron House.” 
 
Remove all existing 
other signs. 
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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

SP-24-05

03/25/2024

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

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)

✔

City Planning Commission 03/25/2024

Steven Kulick Chairman

SP-24-05
03/25/2024

PRINT FORM
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Jake Dishaw
Zoning Administrator

300 South State St, Suite 700
Syracuse, NY 13202

OFFICE OF ZONING ADMINISTRATION
Ben Walsh, Mayor

To:        American Beech LLC

From: , Zoning PlannerPat Voorheis

Date: 03/21/2024

Re: SP - Restaurant SP-24-05
124-26 Dell St, Syracuse,  13210

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

These comments will also be forwarded to the BZA for their consideration.  Please modify the proposal and/or 
provide written comments as maybe necessary to address the comments and submit to Syracuse Pat Voorheis
Zoning Office, Room 500, City Hall Commons, Syracuse, NY  13202, or Zoning@syrgov.net as soon as 
possible.  

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

Approval Status Status Date Reviewer Comments
Zoning Planner Pending 02/29/2024
Planning Commission Pending 02/29/2024
DPW - Traffic Control Approved 03/04/2024 Charles 

Gafrancesco
2.4.24 No concern approved

DPW - Sanitation & 
Sewers

Conditionally 
Approved

03/04/2024 Vinny Esposito sewer lateral must be video inspected to the main 
sewer. Any deficiencies must be corrected by the 
owner/developer.
Grease interceptor must be inspected and approved 
by WEP, plumbing control division.

Fire Prevention Bureau Pending 03/04/2024
Engineering - Sewers Conditionally 

Approved
03/11/2024 Mirza Malkoc The Project is subject to Onondaga County’s 1:1 

offset. Applicant shall submit sanitary flow data to 
the Engineering Department, the determined offset 
plan then most likely will require Common Council 
Approval.

Engineering - Design 
& Construction

Conditionally 
Approved

03/11/2024 Mirza Malkoc The Project is subject to Onondaga County’s 1:1 
offset. Applicant shall submit sanitary flow data to 
the Engineering Department, the determined offset 
plan then most likely will require Common Council 
Approval.

Engineering - Sewers Conditionally 
Approved

03/11/2024 Mirza Malkoc • The Project is subject to Onondaga County’s 1:1 
offset. Applicant shall submit sanitary flow data to 
the Engineering Department, the determined offset 
plan then most likely will require Common Council 
Approval.

Page 303 of 322



• Onondaga County Plumbing Control shall review 
and approve the plans as well. 

Engineering -
Stormwater (SWPPP)

Conditionally 
Approved

03/11/2024 Mirza Malkoc The Project is subject to Onondaga County’s 1:1 
offset. Applicant shall submit sanitary flow data to 
the Engineering Department, the determined offset 
plan then most likely will require Common Council 
Approval.
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