
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-24-11 Staff Report – May 28, 2024 

Application Type: Special Use Permit, 

Project Address: 612 Wolf St (Tax Map ID: 003.-13-04.1) 

Summary of 

Proposed Action: 

The applicant proposes to apply for a special use permit to legalize the existing 

“Automobile repair, heavy” use on the subject property. 

Owner/Applicant 
Angelo Chiodo (owner) 

Anthony J. Paris, Special Counsel (applicant) 

Existing Zone 

District: 
Neighborhood Center, MX-2 Zone District 

Surrounding Zone 

Districts: 

The neighboring properties to the north are the Neighborhood Center, MX-2 Zone District, to 

the south are the Urban Neighborhood, MX-1 Zone District and Low Density Residential, R2 

Zone District, to the west are the Urban Neighborhood, MX-1 Zone District and to the east of 

the property is the Low Density Residential, R2 Zone District. 

Companion 

Application(s) 
None 

Scope of Work: 
No work has been proposed. The Special Use Permit application is to legally establish 

heavy automobile repair use. 

Staff Analysis: 

Factors: 

- The legal use for the existing site is storage. There was a building permit issued in

1999 for the construction of a warehouse.

- There are comments and concerns toward the existing site from the Department of

Public Work, Department of Engineering and Office of Zoning Administration.

Recommended conditions 

- Applicant shall revise the project plans to address the comments from city

departments:

1. Buffers need to be installed on the site between the off-street parking area and

the street boundary.

2. Buffers need to be installed along the south property boundary to buffer the

heavy auto repair use from the residential use on the abutting property.

3. Driveway opening must conform to 24' max width.

4. Portion of curb-cut south of the utility pole is to be raised to full-reveal 6"

granite.

5. The sidewalk is in hazardous condition and is to be replaced as part of work.

6. Asphalt is not a permissible ground cover in the ROW. Areas of asphalt are to

be shown on plans and removed and replaced with concrete or topsoil &

grass.

- No vehicles shall park in the public right-of-way or reverse into the Wolf St travel

lanes

Zoning Procedural 

History: 

V-24-02 | Use Variance to establish a “Automobile Repair, Heavy” use on the property,

withdrawn by applicant on 3/28/2024.

Summary of Zoning 

History: 

City assessment and county maps show a splitting of original lot 618 into two new lots 

resulting in the present-day conditions on the ground with lots 618 and 612 being two 

separate lots with a building crossing the shared property line. The zoning department was 

unable to locate any record of the Resubdivision. A Use Variance to establish a 

“Automobile Repair, Heavy” use on the property was withdrawn by applicant on 

3/28/2024. 
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Code Enforcement 

History: 
See attached code enforcement history. 

Summary of Changes: This is not a continued application. 

Property 

Characteristics: 

The subject property is located at 612 Wolf Street. The lot is regularly shaped with 43.26 feet 

of frontage of Wolf Street, and a lot depth of approximately 197 feet. 

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 does not meet the referral criteria for 

Onondaga County Planning Board.  

 

Application Submittals: The application submitted the following in support of the proposed project: 

• Special Use Permit application 

• Short Environmental Assessment Form Part 1  

• Location Survey on Lot 6A – Block 29, Former Village of Salina. Known as No.612 Wolf Street, City Of Syracuse, 

County Of Onondaga, New York, State Of New York; Licensed Land Surveyor: James Richard Lighton; J.R.L. 

Land Surveying PLLC; Scale: 1’’= 20’; Dated: 04/18/2024. 

• Floor Plan (Sheet EX1). Prepared by Zausmer Frisch Associates; Scale: 3/16”=1’; Dated: 04/24/2024. 

• Elevation Plan (Sheet EX2). Prepared by Zausmer Frisch Associates; Scale: 3/16”=1’; Dated: 04/24/2024. 

 

Attachments:    

Major Site Plan Review 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 M 
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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: ConnectExplorer™, Eagle View Technology Corporation (eagle view citation) 
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THESE DRAWINGS HEREIN ARE BASED SOLELY ON THE ORIGINAL CONSTRUCTION DRAWINGS AND FIELD MEASUREMENTS. NO OTHER
VERIFICATION OF COMPLIANCE WITH CURRENT BUILDING CODES OR REGULATIONS HAVE BEEN PERFORMED. THESE PLANS ARE INTENDED
FOR ILLUSTRATIVE PURPOSES AND SHOULD BE REVIEWED BY A LICENSED PROFESSIONAL TO ENSURE THAT THEY MEET ALL APPLICABLE
CODES, REGULATIONS AND STANDARDS BEFORE ANY CONSTRUCTION OR RENOVATION WORK IS UNDERTAKEN. THE AUTHOR AND/OR
CREATOR OF THESES PLANS SHALL NOT BE HELD RESPONSIBLE FOR ANY DISCREPANCIES, ERRORS OR NON-COMPLIANCE ISSUES THAT
MY ARISE FORM THE USE OF THESES PLANS.

ARCHITECT 2024
CRAIG POLHAMUS

ZAUSMER-FRISCH SCRUTON & AGGARWAL 

CRAIG POLHAMUS, ARCHITECT

THE ARCHITECT CERTIFIES THAT THIS PROJECT HAS
BEEN DESIGNED BY ME, OR UNDER MY SUPERVISION, IN
ACCORDANCE WITH THE NEW YORK STATE BUILDING
CODE, FIRE CODE AND PROPERTY MAINTENANCE
CODE,  THE NEW YORK STATE ENERGY CONSERVATION
CONSTRUCTION CODE ALL DATED 2010, AND
APPLICABLE  FEDERAL, STATE AND LOCAL LAWS
CODES, AND REGULATIONS.  TO THE BEST OF MY
KNOWLEDGE AND BELIEF THESE CONSTRUCTION
DOCUMENTS ARE IN CONFORMANCE THEREWITH.

IT IS A VIOLATION OF LAW FOR ANY PERSON, UNLESS
ACTING UNDER THE DIRECTION OF A LICENSED
ARCHITECT TO ALTER ANY ITEM ON THIS DOCUMENT IN
ANY WAY.  ANY LICENSEE WHO ALTERS THIS
DOCUMENT IS REQUIRED BY LAW TO AFFIX HIS OR HER
SEAL AND THE NOTATION "ALTERED BY" FOLLOWED BY
HIS OR HER SIGNATURE AND A SPECIFIC DESCRIPTION
OF THE ALTERATIONS.

LIST OF DRAWINGS

C1 COVER SHEET / PROJECT LOCATION MAP/ 

___________               _____
NY.REG. NO.                DATE

_______________________
REGISTERED  ARCHITECT
020575

EX1

DESIGNERS/BUILDERS
218 BURNET AVENUE
SYRACUSE, NEW YORK   13203
315.475.8404
www.zausmerfrisch.com

612 Wolf Street

REVISIONS

As Build Documentation of:

EXISTING FLOOR PLAN

C

 DRAWING LIST 

EXISTING ELEVATIONSEX2

ANGELO CHIODO

OWNER 

HEATING AND AIR CONDITIONING
612 WOLF STREET
SYRACUSE, NEW YORK   13208
315.471.7747
www.angelochiodo.com

Syracuse, New York 13208

PROJECT LOCATION MAP

EXISTING STREET PERSPECTIVE

Project Number:  24024
Issue Date:  04-24-2024

SITE
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24024

IT IS A VIOLATION OF LAW FOR ANY PERSON,
UNLESS ACTING UNDER THE DIRECTION OF A
LICENSED ARCHITECT TO ALTER ANY ITEM ON
THIS DOCUMENT IN ANY WAY.  ANY LICENSEE
WHO ALTERS THIS DOCUMENT IS REQUIRED BY
LAW TO AFFIX HIS OR HER SEAL AND THE
NOTATION "ALTERED BY" FOLLOWED BY HIS OR
HER SIGNATURE AND A SPECIFIC DESCRIPTION
OF THE ALTERATIONS.

THE ARCHITECT CERTIFIES THAT THIS PROJECT
HAS BEEN DESIGNED BY ME, OR UNDER MY
SUPERVISION, IN ACCORDANCE WITH THE IBC
(INTERNATIONAL BUILDING CODE ) 2020, FIRE
PROPERTY MAINTENANCE, ENERGY
CONSERVATION, AND APPLICABLE  FEDERAL,
STATE, LOCAL LAWS CODES, AND REGULATIONS.
TO THE BEST OF MY KNOWLEDGE AND BELIEF
THESE CONSTRUCTION DOCUMENTS ARE IN
CONFORMANCE THEREWITH.
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Page 1 of 2 

������������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-24-11

5/28/2024

PRINT FORM
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Page 2 of 2 

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 5/28/2024

Steven Kulick Chairperson

SP-24-11

5/28/2024

PRINT FORM

017



2015-12983 |  sewer backup- angelo 4227777612 Wolf St 05/14/15 Completed Complaint Sewer Back Up Completed

22359 | Disconnect/Reconnect (Transfer)612 Wolf St 12/23/15 Permit Application Electric Issued

612 Wolf St 12/24/15 Inspection Inspector Notification In Progress

22359 | Disconnect/Reconnect (Transfer) |
Completed #22359

612 Wolf St 01/28/16 Completed Permit Electric Completed - No

612 Wolf St 01/28/16 Inspection Progress Inspection Pass

2016-22503 | flush-ticket 7874612 Wolf St 08/03/16 Completed Complaint Sewer Back Up Completed

2019-24118 | bu..also req flush612 Wolf St 08/20/19 Completed Complaint Sewer Back Up Completed

V-24-02 | Retroactively establish a non-conforming
use (auto repair, heavy)
Use Variance application withdrawn by the applicant
on 3/28/2024.

612 Wolf St 02/26/24 Project Variance (Use) Withdrawn

SP-24-11 | Special Use Permit to establish a heavy
automobile repair use.

612 Wolf St 04/29/24 Project SP - Heavy Duty MVR In Review

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 05/22/2024
Tax Map #: 003.-13-04.1

Owners: Angelo F Chiodo, Melissa Ann Chiodo
Zoning: MX-2

Generated By: zwu On: 05/24/2024 At: 2:00 PM Page 1 of 1
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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: Angelo Chiodo

From: , Zoning PlannerZhitong Wu

Date: 5/24/2024 1:59:53 PM

Re: SP - Heavy Duty MVR SP-24-11
612 Wolf St, Syracuse,  13208

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

Engineering - City Engineer Pending 04/29/2024

Zoning Planner Conditionally 
Approved

05/20/2024 Zhitong Wu Approved upon following conditions are met:
- Buffers need to be installed on the site between the 
off-street parking area and the street boundary.
- Buffers need to be installed along the south property 
boundary to buffer the heavy auto repair use from the 
residential use on the abutting property.

Planning Commission Pending 04/29/2024

Common Council Pending 04/29/2024

Eng. Design & Cons. - Zoning Conditionally 
Approved

05/02/2024 Mirza Malkoc No objection to the permit request. 
* Applicant shall consider replacing the sidewalk along 
the Wolf Street property to prevent trip and fall 
accidents. 
* This is just a reminder that no cars are allowed to be 
parked on the City's sidewalk. Applicant needs to make 
sure that all of their cars are parked in private property 
and not on the City's sidewalk. 

DPW - Transportation Planner Conditionally 
Approved

05/14/2024 Neil Milcarek-
Burke

Updated plans required.

No concerns with requested Special Use Permit, as long 
as necessary site deficiencies are addressed prior to 
issuance:
- Driveway opening must conform to 24' max width.
- Illegal Parking in ROW is to be removed permanently, 
portion of curb-cut south of the utility pole is to be 
raised to full-reveal 6" granite. Parking as shown in 
submittal is not acceptable, vehicles shall not overhang 
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the sidewalk and shall not reverse into the Wolf St travel 
lanes.
- Sidewalk is in hazardous condition and is to be 
replaced as part of work.
- Asphalt is not a permissible ground cover in the ROW. 
Areas of asphalt are to be shown on plans and removed 
and replaced with concrete or topsoil & grass.
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