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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 25",2024
Application Type: Special Use Permit

Project Address: 124-26 Dell Street, Syracuse, NY 13210 (Tax Map ID: 046.-06-04.0)

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)
PP William Pitcher, Pitcher Architect PLLC (Applicant)

EJ'ast{ng Zone Neighborhood Center, MX-2 Zone District
District:

Summary of
Proposed Action:

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.

Surrounding Zone
Districts:

Companion
S None

Application(s)

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.

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

Staff Analysis: 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.

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.

e A waiver of parking area screening requirements.

PR-10-16: A Project Site Review, permitting fagade 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.

Scope of Work:

Zoning Procedural
History:
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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.

- 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 facade alterations and interior
renovations to construct a restaurant space on the first floor and construct a
second-floor office space.

- On08/30/11, 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 fagade, which
were 2’ x 10°2” and 2’ x 6°. Three signs on the rear fagade 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°.

- On09/20/12 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.

- On05/28/13 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.

Enforcemen .
f]?sci‘f)r .1fo cement See attached code enforcement history.

, .. The proposed lot has no zoning violations as the site has been permitted via its past
Zoning Violations: . oo . .
variances. However, the building does cross the rear property line and the zoning office has

Summary of Zoning
History:
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_ no record of an existing easement.
NI R A8 T 3725 This is not a continued application.
S

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

NYA0) @) latagt i)l Pursuant to 6 NYCRR §617.5(c)(2), the proposal is a Type II action.

Onondaga County The proposal does not meet the referral criteria for Onondaga County Planning Board

pursuant to GML §239-1, m and n

Planning Board

Application Submittals: The application submitted the following in support of the proposed project:
o Special Use Permit Application
° Short Environmental Assessment Form Part 1

o 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.

o 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 Code Enforcement History
Short Environmental Assessment Form Part 2 & Part 3 IPS Comments from City Departments
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Context Maps:

Figure 1: Zone District of Subject Property
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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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Fig&re 2: Aerial Ima of Subject Propert
gy S [RT) p 04?-08—23.0 ff—uﬁ—ZZ.U

Description: Figure 2 shows satellite imagery of Embass Suites on the subject property.
Image Source: Onondaga County GIS on the Web, https://spatial.vhb.com/onondaga/
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Special Use Permit Application

Office of Zoning Administration

: X Fvor Office Use only One Park Place, 300 S State St,
Zoning District: Suite 700
Application Number: SP- = Syracuse, NY 13202
Date: Phone: (315) 448-8640

Email: zoning@syrgov.net

Special Use Permit Application

This application may be mailed or delivered in person to the Syracuse Office of Zoning Administration. Do not bind
application materials. Faxed or emailed submissions will not be processed. If you wish to discuss the application with a
member of our staff, please call ahead for an appointment.

General Project Information

Business/project name: “Saffron House” restaurant

Street address (as listed in the Syracuse Department of Tax Assessment property tax records):
124-26 Dell Street; Syracuse, NY 13210

Lot numbers: 04.0 Block number: 06 Lot size (sq. ft.) 5,580

Current use of property: restaurant Proposed: restaurant

Current number of dwelling units (if applicable): none Proposed: none

Current hours of operation (if applicable): vacant Proposed: M-Sat 11am-9 pm
Sun noon-9pm

Current onsite parking (if applicable): eight Proposed: 8 =1 ADA

Zoning (base and any overlay) of property: Rezoned MX-2. Resolve all previous Use Variances.

Companion zoning applications (if applicable, list any related zoning applications):

Has the owner obtained a certificate of use:
[ Yes No

All existing and proposed signs (sign plan may be required. Attach additional pages if necessary):

Size: 27"H x27"W Type: ground, opaque Location: ground, at sidewalk

Size: 8'-6"W x 1'-9"H Type: wall, illuminated Location: on balcony railing

Nature and extent of Special Use requested (attach additional pages if necessary):

New Special Use permit to replace old Use Variances. Continuation of Food and Beverage use as a
restaurant(s) for over 10 years. Constructing new interior stairway to change from two tenant
spaces into one 2-story tenant space.

New tenant will serve exotic Indian cuisine. Applying for Liquor License. Requesting waivers on
setbacks and parking requirements.

Owner/Owner’s Agent Certification

By signing this application below, I, as the owner of, or the agent of the owner, of the property under review
give my endorsement of this application.

Print owner name: Am‘erican Beach LLC; Norman Rosh, Member
A

: ) T 2 v IR 7 e e D
Signature: \ \fﬁﬂ NN - {ﬁ Date: y ! g /" 4/,
Mailing address: University Hill Realty, 500 Westcott Street; Syracuse, NY 13210 & /
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Appendix B

Short Environmental Assessment Form

Instructions for Completing

Part 1 - Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part | based on information currently available. If additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.

Part 1 - Project and Sponsor Information

Name of Action or Project:
SAFFRON HOUSE RESTAURANT

Project Location (describe, and attach a location map):
124-26 DELL STREEET, SYRACUSE, NY 13210

Brief Description of Proposed Action:

Special Permit application from Syracuse Zoning Administration.
Building Permit from Syracuse Central Permits.

Only interior construction, no exterior work

Name of Applicant or Sponsor: Telephone; 3154220709
American Beach LLC; Norm Roth, member

E-Mail: nroth@universityhill.com

Address:

500 Westcott Street

City/PO: State: Zip Code:
Syracuse New York 13210

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance. NO | YES

administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that D
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.

2. Does the proposed action require a permit, approval or funding from any other governmental Agency? NO | YES
If Yes, list agency(s) name and permit or approval:

3.a. Total acreage of the site of the proposed action? ____acres
b. Total acreage to be physically disturbed? _acres
¢. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor? ____acres

4. Check all land uses that occur on, adjoining and near the proposed action.
Urban  [JRural (non-agriculture) []Industrial [JCommercial [IResidential (suburban)

CdForest [CAgriculture [ Aquatic [JOther (specify):
[CJParkland

Page 1 of 4




Page 285 of 322

5. s the proposed action, NO | YES | N/A
a. A permitted use under the zoning regulations? I: I:I
b. Consistent with the adopted comprehensive plan? I_—_ Z

-t
=
]

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape?

N

-
=
w

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify:

]

"
=
w

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation service(s) available at or near the site of the proposed action?

¢. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

SR

-
=
w

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:

X]

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water;

N

<
w

11. Will the proposed action connect to existing wastewater utilities? E

If No, describe method for providing wastewater treatment:

[X]

=
7]

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic E

Places?

b. Is the proposed action located in an archeological sensitive area?

H N

-
=
w

I3. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

r
N NEIn e EnlEn A REINERER S
e
=
wn

L[]

14. Ildentify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

[ Shoreline [CJForest [ Agricultural/grasslands [CJEarly mid-successional
[ Wetland [l Urban [ Suburban
15. Does the site of the proposed action contain any species of animal, or associated habitats, listed NO | YES
by the State or Federal government as threatened or endangered? I:]
16. Is the project site located in the 100 year flood plain? NO | YES
vl | ]
17. Will the proposed action create storm water discharge, either from point or non-point sources? NO | YES
If Yes,
a. Will storm water discharges flow to adjacent properties? D NO |___|YES El

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: [CONno  [Jves

Page 2 of 4
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I8. Does the proposed action include construction or other activitics that result in the impoundment of NO | YES
water or other liquids (e.g. retention pond, waste lagoon, dam)?
[]

If Yes, explain purpose and size:
19. Has the site of the proposed action or an adjoining property been the location of an active or closed NO | YES
solid waste management facility?

If Yes, describe: l:l

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoingor | NO | YES
completed) for hazardous waste?

If Yes, describe: D

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO, THE BEST OF MY

KNOWLEDGE 1 D" . i :
Applicant/sponsor name: ' /l\kf “\* \ ! : - Date: - E{?' —P < / B
Signature: _ b ™ ' /
gnature: | {‘ < % /(
7 R D

Part 2 - Impact Assessment. The Lead Agency is responsible for the completion of 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 Moderate

small to large
impact impact
may may

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, archacological,
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)?

o o o e
O|O00000OioOgon)|
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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

University Hill Realty

AERSFARNN

Parking sign, will
remove “Saint

L!Eﬁnﬂ.n. I-!!.. Urban” text and

NP LA aUT HOF (ZE) ) PA BRI 'G

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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Agency Use Only [If applicable]

Project:

Date:

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?”

SP-24-05

03/25/2024

No, or Moderate
small to large
impact impact
may may
occur occur
1. Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations? I:'
2. Will the proposed action result in a change in the use or intensity of use of land? I:l
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 I:l
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? v
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? I:l
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 I:'
problems?
11. Will the proposed action create a hazard to environmental resources or human health? I:'

PRINT FORM Page 1 of 2

SEAF 2019
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Project: SP-24-05

Date: 103/25/2024

Short Environmental Assessment Form
Part 3 Determination of Significance

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.

I:l 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.

City Planning Commission 03/25/2024
Name of Lead Agency Date
Steven Kulick Chairman
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)

PRINT FORM

Page 2 of 2
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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: Pat Voorheis, Zoning Planner
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 Pat Voorheis Syracuse
Zoning Office, Room 500, City Hall Commons, Syracuse, NY 13202, or Zoning@syrgov.net as soon as

possible.

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

any questions.

Approval Status Status Date  |[Reviewer Comments

Zoning Planner Pending 02/29/2024

Planning Commission [Pending 02/29/2024

DPW - Traftic Control [Approved 03/04/2024  |Charles 2.4.24 No concern approved

Gafrancesco

DPW - Sanitation & |Conditionally |03/04/2024  |Vinny Esposito |sewer lateral must be video inspected to the main

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

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

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

Approved 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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* Onondaga County Plumbing Control shall review
and approve the plans as well.
Engineering - Conditionally |03/11/2024  |Mirza Malkoc |The Project is subject to Onondaga County’s 1:1
Stormwater (SWPPP) |Approved offset. Applicant shall submit sanitary flow data to
the Engineering Department, the determined offset
plan then most likely will require Common Council
Approval.




