
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-24-06 Staff Report – April 15, 2024 
Application Type: Special Use Permit 
Project Address: 1133-37 Salina St. S & Raynor Ave. E (Tax Map ID: 094.-19-11.0) 

Summary of  
Proposed Action: 

The applicant proposes to remove the on-site automobile repair use and expand the 
existing on-site convenience store into the space used for the automobile repair. The 
applicant also proposes to establish 6 on-site vehicle parking spaces (including 1 ADA 
parking space). 

Owner/Applicant Mark E Mondo (Owner) 
James Owen, JM Owen Design, LLC (Applicant) 

Existing Zone 
District: Mixed-Use Transition, MX-3 Zone District 

Surrounding Zone  
Districts: 

The neighboring properties to the north, east and west are the Mixed-Use Transition, MX-3 
Zone District, and to the south is within the Neighborhood Center, MX-2 Zone District. 

Companion 
Application(s) MiSPR-24-14: interior and exterior build-out for an on-site convenience store. 

Scope of Work: 

Change the use in the space for auto repair services to a convenience store (retail use). 
Interior build-out for the convenience store includes eliminating 2 service repair bays and 
installing appliances for the store. Exterior build-out includes replacing the siding, 
installing new windows and doors, and establishing 6 on-site vehicle parking spaces. 

Staff Analysis: 

Factors: 
- This proposal converts the nonconforming auto repair use into a conforming 

retail use. 
- Less pollution is expected to be caused by the convenience store than the auto 

repair use. 
- The provided bike parking spaces provides convenience to the nearby bike trail.  
- The location of the proposed parking spaces does not conform to the Zoning 

Ordinance, no parking is allowed between the front façade of the building and 
the primary street frontage, which corner lots also have two primary street 
frontages. 

- The subject property is located in a flood plain area, while this property has 
impervious coverage at almost 100%.  

- The impervious surface coverage is a legal non-conforming site feature because 
previous Special Use Permits approved site plans that covered the entire lot. 

- They are required to apply for a Use Variance to allow parking within the front 
setbacks. 
 

Suggested Conditions: 
- Vehicles parking shall not encroach into the sidewalks. 
- Buffers (landscaped or fencing) shall be provided to prevent cars from parking 

on the sidewalk and within the ROW along E. Raynor St. 
 

Zoning Procedural 
History: 

- SP-76-11 | Special Use Permit. Initial approval to convert all pump islands from 
regular to full service. Approved on 4/27/1976 by CPC. 

- SP-76-11 | Special Use Permit. Non-substantial change to convert full-service 
gas station to self-service gas station and install signs. Approved on 8/3/1976 by 
CPC. 

- SP-76-11 | Special Use Permit. Non-substantial change to install a 
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13.5-foot-high pump island canopy. Approved on 3/1/1977 by CPC. 

Summary of Zoning 
History: 

All the pump islands of gas station at 1133-37 Salina St S & Raynor Ave E were 
converted into full service in 1976. 2 months after the approval, the gas station was 
converted into a self-service gas station. In 1977, the installation of a pump island 
canopy for the gas station was approved. 

Code Enforcement 
History: See attached code enforcement history. 

Zoning Violations: 
- The proposed parking spaces are located between the building’s front façade and 

public right-of-way in MX Zone District, which is prohibited by ReZone, Art. 4, 
Sec. 4.4F(4)c. 

Summary of Changes: This is not a continued application. 
Property 
Characteristics: 

The subject property is regular in shape with 100.00 feet of frontage on South Salina 
Street and 89.70 feet of frontage on East Raynor Street. 

SEQR Determination: Pursuant to the 6 NYCRR §617.5(c)(18), the proposal is a Type II Action. 

Onondaga County 
Planning Board  
Referral: 

Pursuant to GML §239-l, m and n, the proposal meets the criteria to be referred to the 
Onondaga County Planning Board. The Board has no opposition against the proposal but 
has following comments: 

- The Board strongly encourages the City and applicant to work to minimize 
pavement and to incorporate green infrastructure where possible, in order to 
minimize stormwater runoff from such an intensely impervious surface 

 
 

Application Submittals: The application submitted the following in support of the proposed project: 
 Special Use Permit application 
 Short Environmental Assessment Form Part 1  
 Property survey map. Location Survey in Part of Block 386, City of Syracuse. Known as 1127 South Salina 

Street, 1044 Montgomery Street, 1046 Montgomery Street & 113 East Raynor Street or 1058 Montgomery Street, 
City of Syracuse, County of Onondaga, New York; Licensed Land Surveyor: Douglas R. Lehr, LEHR Land 
Surveyors D.P.C.; Scale: 1” = 20’, Drawn by: GCH; Date: 12/14/2023. 

 Site Plan (Sheet A0.2), prepared by JM Owen Design, LLC; Scale: 1” = 20’; Date 4/4/2024. 
 Floor Plan (Sheet A1 to A3), prepared by JM Owen Design, LLC; Scaled as noted; Date 4/4/2024. 
 Elevation Plan (Sheet A3), prepared by JM Owen Design, LLC; Scale: 1/4" = 1’; Date 4/4/2024. 

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

Code Enforcement History 
IPS Comments from City Departments

OCPB comments 
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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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SP-24-06

Figure 2: Aerial Imagery of Subject Property

   Image Source: EagleView US, https://explorer.eagleview.com/index.php
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Ed Mondo’s

1133-37 Salina St S (aka 1127 S Salina St)

 gas station/retail & auto repair

 n/a

 5am-12am

 3+6 at gas pumps

 MX-3

 8,970

 gas station/retail

n/a

 5am-12am

 6+6 at gas pumps
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Short Environmental Assessment Form 
Part 1 - Project Information 

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 1 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: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

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

NO YES 

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES 

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

or controlled by the applicant or project sponsor?     __________ acres 

Check all land uses that occur on, adjoining  near the proposed actio

Rural (non-agriculture)      ndustrial      Commercial       Residential (suburban) 

Agriculture 

SEAF 2019

  1127 S SALINA ST IMPROVEMENTS

1127 S SALINA ST, SYRACUSE, NY

ALTERATIONS TO EXISTING GAS STATION/RETAIL WITH AUTO REPAIR SERVICE. ALTERATIONS INCLUDE ELIMINATING 2 SERVICE REPAIR 
BAYS AND EXPAND EXISTING RETAIL INTO THAT AREA.  ADDITIONAL WORK INCLUDES EXTERIOR FACADE IMPROVEMENTS AND PROVIDE 
ADDTIONAL ONSITE PARKING SPACES.   NO OTHER ALTERATIONS ARE PROPOSED TO SITE.

  JAMES  OWEN

 315 952-6652

 JAMES@JMOWENDESIGN.COM

 207 MAPLE DR

 FAYETTEVILLE  NY  13066

  
  CITY OF SYRACUSE BUILDING PERMIT

.206

0

.614
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

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

If Yes, identify: ________________________________________________________________________________ 

NO YES 

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

Are public transportation services 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?

NO YES 

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:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

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

If No, describe method for providing potable : _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

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

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

NO YES 

.   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?

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: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 
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Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

Shoreline     Forest     Agricultural/grasslands     Early mid-successional

Wetland       Urban     Suburban 

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES 

16. Is the project site located in the lood plan? NO YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

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

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that result in the impoundment of water
or other liquids (e.g.  retention pond, waste lagoon, dam)?

If Yes, explain purpose and size  

____________________________________________________________________________________________

_ 

NO YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

20.Has the site of the proposed action or an adjoining property been subject of remediation (ongoing
completed) for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________ 

NO YES 

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

    Date: _____________________ Applicant/sponsor name: ______________________ __________________________   

Signature: _____________________________________________________

  EXISTING RUNOFF WILL WILL RUN TO EXISTING STREET GUTTERS & PORIOUS ASPHALT SURFACES ADJACENT TO 
EXISTING SIDEWALKS 

 JAMES OWEN 02/15/24

 PROJECT DESIGNER

PRINT FORM
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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?”    

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-24-06

4/15/2024

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 of Syracuse City Planning Commission 4/15/2024

Steven Kulick Chairperson

SP-24-06
4/15/2024

PRINT FORM
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Carnegie Building, 335 Montgomery St., 1st Floor, Syracuse, NY 13202 
www.ongov.net/planning ∙ (315) 435-2611 ∙ countyplanning@ongov.net

J. Ryan McMahon, II
County Executive

Daniel Kwasnowski, AICP
Planning Director

TO:  Members, Syracuse City Planning Commission 

FROM:  Dan Kwasnowski, AICP  Director 
 Onondaga County Department of Planning (OCDOP) 

DATE:  3/20/2024 

RE:   Administrative Review – Ed Mondo’s Gas Station and Store

RECOMMENDATION: No Position 

Per General Municipal Law, §§239-m and –n, 
and the Onondaga County Planning Board 
Rules of Procedure and Referral Policy, the 
Board may delegate review and 
recommendation on certain referral actions to 
the Director of the Onondaga County 
Department of Planning.   

These actions, determined as being generally 
routine in nature with minimal and/or well-
understood intercommunity or countywide 
concerns, are listed within the Rules of 
Procedure, and at this website: 
http://www.ongov.net/planning/ocpbreferableactions.html.  

Please contact OCDOP staff at (315)435-2611 or countyplanning@ongov.net with any questions. 

Project Summary: 

The applicant is proposing to renovate a former auto repair and gas station facility into a convenience 
store and gas station at the corner of South Salina Street and Raynor Avenue, south of Downtown 
Syracuse.  The existing facility contains an approximately 1,606 sf building located in the northeast 
corner, three gas pumps with an overhead canopy, and asphalt parking area extending to the property 
boundaries.  The site has unrestricted access to both East Raynor Street and South Salina Street and 
informal parking around the property.  The applicant will remove the existing service bay doors and 
expand the existing retail area to convert the whole building to a convenience store.  Also proposed are 
façade improvements and striping of 6 parking spaces.  Per the application, no other improvements or 
changes will be made to the site.   

The entire site is located in the flood plain for Onondaga Creek and per the Environmental Assessment 
Form dated 2/15/24, stormwater “runoff will run to existing street gutter & porous asphalt surfaces 
adjacent to existing sidewalks.”

Recommendation:     No Position with Comment 

CASE NUMBER: Z-24-70
REFERRING 
BOARD:

Syracuse City Planning 
Commission

DATE RECEIVED: 3/12/2024
TYPE OF ACTION: Special Permit
APPLICANT: James Owen 
LOCATION: 1133-1137 South Salina Street 
WITHIN 500’ OF: Centro Bus Garage (NYS 

owned)
TAX ID(s): 094.-19-11.0 
RELATED CASES: Z-24-69
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Comment: 
 
The Board strongly encourages the City and applicant to work to minimize pavement and to incorporate green 
infrastructure where possible, in order to minimize stormwater runoff from such an intensely impervious surface. 
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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: Mark Mondo

From: , Zoning PlannerZhitong Wu

Date: 4/9/2024 11:11:51 AM

Re: SP - Other SP-24-06
1133-37 Salina St S & Raynor Ave, Syracuse,  13202

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
DPW - Sanitation & Sewers Conditionally 

Approved
03/12/2024 Vinny Esposito Sewer lateral must be cleaned and video inspected to the 

main sewer. Any deficiencies must be corrected by the 
owner. Sewer vent and clean-out must be as-per 
plumbing code.
Any exterior site work will require a grading plan 
approved by the City Engineer.

DPW - Traffic Control Conditionally 
Approved

03/13/2024 Charles 
Gafrancesco

3.13.24 No sidewalk closures, obstructions or street 
closures or obstructions will be allowed as part of this 
work. If work is going to affect the safe passage of 
vehicular or pedestrian traffic in the ROW an MUTCD 
compliant WZTP must be submitted and approved. -
Any deviation from the requirements explained in these 
comments may result in revocation of permits on site. -
Area subject to inspection without notice by the DPW / 
Syracuse DOT and any other City Department as 
necessary.

DPW - Transportation Planner Internal Review 
Complete

03/26/2024 Neil Milcarek-
Burke

Revised plans required:
- ADA compliant walkway to/from the main entrance to 
the Raynor street public sidewalk required
- Bike parking required utilizing a staple-style rack (no 
"wave" racks) in a conspicuous and well-lit area near 
the main entrance

The City has made significant investments along both 
property frontages in the past several years, including 
new sidewalks, bollards, porous pavement snow storage 
areas and new curbing.
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Engineering - Design & 
Construction

Conditionally 
Approved

03/12/2024 Mirza Malkoc • Proposed project is subject to Onondaga County’s 1:1 
offset. The City requires an offset plan & details for 
review.  
• Proposed elevations shall be graded to prevent 
stormwater sheet flow to adjoining properties & to the 
City R.O.W.
• Project site shall reduce stormwater sheet flow to the 
City's ROW or adjoining properties by removing some 
of the impervious surface area and replacing it with 
grass/landscape areas. 
• Onondaga County Plumbing Control shall review and 
approve the plans as well.

Onondaga Co Planning Board Approved 03/20/2024 Zhitong Wu Recommendation: No Position with Comment
Comment: The Board strongly encourages the City and 
applicant to work to minimize pavement and to 
incorporate green infrastructure where possible, in order 
to minimize stormwater runoff from such an intensely 
impervious surface.

Water Engineering Pending 03/11/2024
Zoning Planner On Hold 04/09/2024 Zhitong Wu The proposed locations of parking spaces violates 

ReZone, Art. 4, Sec. 4.4F(4)c., applicant need to revise 
the plan or apply for use variance.

Common Council Pending 03/11/2024
Planning Commission Pending 03/11/2024
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