












 

 
124 Feigel Avenue 

Syracuse, NY 13203 
315.474.1219 

JobsPitArch@gmail.com 
 
March 3, 2023 
 
Zoning Administration 
Attention:  L.Welsh & J.Harrop 
 
Subject:  320 Lombard Street & Wescott St, Syracuse, 13210 
  Special Permit, SP-23-04 
  Zoning Appeal, E-23-01 
 
To Whom It May Concern: 
 
Review comments of Zoning Administration and comments. 

 C-IV-2-8.1, parking: providing 7 of 50 required space, request a Waiver for the following reasons: 
o The existing business is primarily take-out (10 minute duration) rather than full-dining sit-down meals (1 

hour).  Any sit-down dining would probably be 20 minutes duration, so parking lot turn over would be 
rapid. 

o The property is split between Commercial and Residential zones.  Parking lots are prohibited in Residential 
Zones.  The parking lot held close to the building in the Commercial Zone, but does extend somewhat into 
the Residential Zone.  We believe there is a 50-foot exception on mixed zoned lots. 

o A large portion of the property is steep hillside, which is not suitable, or economic to develop for parking. 
 C-IV-2-8.1, signs: the building is very tight to the Right-of-Way, so sufficient space is lacking to permit a reasonable 

sized ground sign.  Since 40SF is each permitted for a ground sign and a wall sign, we ask for a waiver for the 
proposed 82.5SF wall sign. 

 C-I-5, streetscape landscaping:  The distance between the existing building and the Right-of-Way line is less than the 
required 8 feet.   Further, 8-feet of planting width from the building would narrow the traffic lane widths.  We ask 
for waiver for the reduced widths, as shown on the site plan.     

 C-I-5, parking area screening:  We as a waiver to the required screening towards Residential properties.  The top of 
the hill is at 473-feet elevation and the parking lot is at 438-feet elevation – a difference of 35 feet. Further, the 
continuation of the Residential Zone to the east largely steep hillside, and not buildable or desirable for apartments 
or individual houses.   We believe the intent of the screening requirement is full-filled by the unique site 
configuration and conditions. 

 
Following is the applicant’s response to the two reviews by City Departments.  
Department Special Permit SP-23-04 Zoning Appeal E-23-01 Applicant Response 
DPW Sewers Needs County plumbing permit. Needs video of sewer line Noted, will do. 
DPW Comm’r Pending 2/2/23 Pending 2/2/23  
DPW Streets Pending 2/2/23 Pending 2/2/23  
DPW Sidewalk Pending 2/2/23   
Engineering 
Design & 
Construction 

Needs sidewalk permit & 
final site drawings 

Needs: 
- sidewalk permit 
- Final site drawings &  
grading plan 
- SWPPP review 
- 1:1 sewer offset 

Noted, will do 

City Engineer Pending Pending  
Eng. Mapping Monument markers: under sign & in sidewalk area, notify 

72 hour prior to excavation. 
Encroachment of building into ROW 

Will do.   Encroachment of existing 
entry vestibule is corrected by new 
entrance shown on drawings. 

Storm Water 
SWPPP 

(same as Z.Appeal  Eng’g 
Notes) 

 Same as Z.Appeal: Engineering 
Design and Construction comments 

Eng. Sewers  - 1:1 sewer offset Will do. 



 
Department Special Permit SP-23-04 Zoning Appeal E-23-01 Applicant Response 
DPW Traffic 
control 

 N.A.  

DPW Traffic 
Planner 

Pending 2/2/23 - Sidewalks: full length of 
property front. 
 
- Ground sign: move 5 ft. 
 
- Curbing: extend existing 
granite curbs. 
- ROW: needs arborist 
approval 
- Bike rack: add new 

Sidewalks: see comments below.  
Proposed only for front of 
applicant space.  
Ground sign: moved, same as 
Mapping.  Will do. 
Cubing: see extended comments 
below. 
ROW: noted. 
 
Bike Rack: done 

Water Eng’g Pending 2/2/23   
Onon Co 
Planning 

 -recommends new 
sidewalks 
-recommended City & 
NYS DOT to restore 
landscaping of  island and 
curbing. 

Same as Z.Appeal Traffic Planner. 
 
-Opposite side of street not part of 
this project. DPW & DOT to 
pursue. 

 
EXTENDED RESPONSES: 
Sidewalks:  See attached drawing L-3, showing topographic elevations, and photographs. 

 The condition of the asphalt pavement of the “unimproved street” is in bad condition, and would need to be 
reconstructed as an “improved street" with proper slopes/grades, compacted sub-base, curbing and drainage. 

 Isolation of site:  even if sidewalks requested by various departments were installed, they would terminate either in 
woods and steep slopes to the southwest, or broken asphalt of adjacent properties to the northeast.    

 Slopes of site:  The rear of the site is a steep hillside. By A.D.A. Requirements,  
o slopes of 0 to 1:20 are walkways (no railing),  
o slopes between 1:20 to 1:12 ADA ramps with railing,  
o slopes greater than 1:12 are prohibited, and must built as stairs with railings, and therefore, are not ADA 

accessible.  Regrading of the existing street, beginning at Fayette, and ending at the proposed new driveway 
might become accessible walkways and ramps. 

 Drawing L-3 shows a very steep slope at the southwest corner that would require stairs.  In all likelihood, such  
walkways along the pavement edge would require Encroachment Approval.      

 
Curbs:  During my ten years attending TNT meetings, whenever the TNT sector asked for curbs on unimproved streets in the 
next year’s DPW Capital Budget, they were told “We don’t put curbs on unimproved streets.”  An unimproved street is a 
couple of inches of asphalt on dirt, or layers of tar and stone over dirt.   The unimproved pavement does not have a constant 
slope from Fayette to Erie.   It is highly likely that any curbs installed on the unimproved street would be removed when the 
slopes were re-graded.   
 
 
Sincerely yours,  

 
William J. Pitcher, R.A. 
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Westcott left side, property top, adjacent                                                   Tax map. Vacant lot.  
apartments, at lower right 

 
[1] at E Fayette going to Erie Blvd East. 
 
 
 
                                                                                            [2] At green house on left. 

       
[3] At Lombard instersection.                                         [4] Beyond Lombard towards Westcott intersection 
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[5]  On left, Westcott towards Eire Blvd                          [6]      At Westcott & Lombard intersection 

     
[7]  Westcott at Erie Blvd.                                             

 
[8] Existing deteriorated curbs and walks.  Vestibule shown, no longer exists.  Right-of-way line about 2 
feet in front of building face, 5-foot wide sidewalk to about existing curb line. No place for snow (another 
five feet into pavement, would push roadway off existing pavement into island.  
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[9]  At east property line, neighbor’s asphalt, then no sidewalk along NYS DOT’s curb line. 
 

 
[10] Lombard Street, looking at south property line (behind stop sign) 
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[11] Hill side cut at end of Lombard and south property line. 
 
 
































