
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 

Z-2865 Staff Report – April 15, 2024 
Application Type: Zoning Map Amendment 

Project Address: 321-23 Cortland Avenue (085.-03-25.0) 
323 Cortland Avenue Rear (085.-03-26.0) 

Summary of  
Proposed Action: 

The applicant is proposing a Resubdivision (R-24-17), to combine six properties, two of 
which are in the MX-1 Zone District and the other four in the R5 Zone District. In some 
instances, a 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 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).   

Owner/Applicant Robert & Marjorie Jones Community Development, Inc. (Owner) 
Benjamin Harrell, CHA Consulting, Inc.  (Applicant) 

Existing Zone 
District: 

High Density Residential, R5 Zone District 
Urban Neighborhood, MX-1 Zone District 

Surrounding Zone  
Districts: 

The northernly properties are High Density Residential (R5), Urban Neighborhood (MX-
1), and Low Density Residential (R2) Zone Districts. The easternly and southernly 
properties are all High Density Residential (R5) and the western properties are all Low 
Density Residential (R2) Zone Districts. 

Companion 
Application(s) Major Site Plan Review (MaSPR-24-09), Resubdivsion (R-24-17) 

Scope of Work: 

The scope of work is to effectuate a Zone Change for the lots addressed as 321-23 Cortland 
Avenue and 323 Cortland Avenue Rear., to change the Zone District of the lots from the 
MX-1 Zone District to the R5 Zone District, prior to processing the request for the 
Resubdivision, R-24-17. 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: 

Factors: 
- The proposed Zoning Map Amendment will bring more of the 300 block of 

Cortland Avenue within the R5 Zone District, except for 319 Cortland Avenue 
which is legal for 1 commercial (restaurant) & 3 dwelling units and shall remain 
MX-1 (see Exhibit A). 

- The adjacent Zone Districts are R5(odd) and R2 (even) along the 300 block of 
Cortland Avenue and will be all residential Zone District designations except for 
319 Cortland Avenue. 

- The Zoning Map Amendment (see Exhibit B) will prevent two different Zone 
District development standards and regulations (MZ-1 and R5) applying to the 
concurrent development for Building “A” of the Bishop Jones Community 
Residence project and create conditions for cleaner Zoning Map maintenance. 
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- The subject property at 323 Cortland Avenue and 323 Cortland Ave. (rear) are
both vacant lots in the MX-1 Zone District and would require a Special Use Permit
for a multi-unit residential development whereas the R5 Zone District permits
multi-unit residential developments by right.

Zoning Procedural 
History: 

- In January 2014, a two-story, two-unit residential wood structure was demolished
due to several structural problems that made the building unsound and unsafe to
abate (asbestos pollution).

Summary of Zoning 
History: 

Historical atlases from 1924 show this structure existed at that time. Since the 70s, 
there is a history of building code violations in microfiche records, that have 
referred to the subject property as a two-story, two-unit wood structure. Then in 
the 21st century the structure became uninhabitable for human occupancy and was 
demolished in 2014. 

Code Enforcement 
History: N/A 

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

The subject property is a regular rectangle in shape with 48 feet of frontage on Cortland 
Avenue and a lot depth of 189 feet. 

SEQR Determination: Pursuant to the 6 NYCRR §617.6(b)(4), the proposal is an Unlisted Action with a 
coordinated review. 

Onondaga County 
Planning Board 
Referral: 

Pursuant to GML §239-l, m and n, the proposal was reviewed by the Onondaga 
County Planning Board with no opposition.  

Application Submittals: The application submitted the following in support of the proposed project: 
Full Environmental Assessment Form Part 1
Topographic Survey, Lot No. 7 & Part of Lot No. 6, Furman Tract, Lot Nos. 16 through 21, 39 and Part of Lot no.
25, Part of Block No. 397, Part of Block Nos, 397 & 1002, City of Syracuse, Onondaga County, New York;
Timothy J. Coyer, Licensed Land Surveyor; Ianuzi & romans Land Surveying, P.C.; Scale 1”=30’; Dated 09/19/23.
Resubdivison Map; Helio Health Subdivision, Part of Block Nos. 397 & 1002, City of Syraucse, Onondaga County, 
NY; Timothy J. Coyer, Licensed Land Surveyor; Ianuzi & Romans, P.C.; Scale 1”=30’; Dated: 03/19/24.
Site plan, Bishop Jones Community Residences, Cortland Ave & Alexander Ave, Syracuse, NY; Sheet C-101;
Drawn by: BGH; Not Stamped or Sealed; Dated: 11/27/23.

Attachments: 
Existing ReZone Syracuse Zoning Map (Exhibit A) 
Proposed Zoning Map Amendment Map (Exhibit B) 
Existing Parcel Boundary Map (Exhibit C) 

Resubdivision Proposal Map (Exhibit D) 
Full Environmental Assessment Form Part 2 & Part 3 
OCPB Comments  
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Context Maps:  
Figure 1: Aerial Imagery of Subject Propertyggggggg ggggg yyyy jjjj ppppp yyyyyyyy

Description: Figure 1 shows satellite imagery of the subject property.
Image Source: ConnectExplorer™, Eagle View Technology Corporation 
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