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Only survey maps with the Land Surveyor's embossed seal are genuine true and correct copies of
the surveyor's original work and opinion.
Unauthorized alteration or addition to a survey map bearing a licensed land surveyor's seal is a
violation of section 7209, sub-division 2, of the New York State Education Law.
Certifications indicated hereon shall apply only to the persons for whom this survey was performed
and on their behalf to the title insurance company governing agency and lending institution and to
the assignees of the lending institution and/or subsequent owners.
This map may not be used in connection with a “Survey Affidavit” or similar document, statement
or mechanism to obtain insurance for any subsequent or future grantees.
Survey prepared without the benefit of an abstract.
Location surveys do not include the staking of the property corners except as shown.
No building construction and/or improvements can be performed until the correct applications
have been submitted for approval.

No additional field work was performed after October 27, 2021.

OPUS AT SYRACUSE
SUBDIVISION

PRELIMINARY PLAN

Zoned - OB - Office District, Class B

Permitted Uses:
Apartment Houses, Hotels and Motels

Minimum Yard Requirements:
Front Yard - 20 feet
Side Yard - 4 feet
Rear Yard - 5 feet

Maximum Lot Coverage - 40 percent

Maximum Parking Surface Coverage - 80 percent

Residential Density Requirement - 425 square feet per dwelling unit

Floor Area Ratio - 1.5

Minimum Open Space Requirement - 15 percent

Off-Street Parking Requirement:
Motels and Hotels: 1 space for each guest room
Apartment House: 1 space for each dwelling unit

Zoning information from syrgov.net/Zoning_Ordinaces.aspx and is subject to interpretation and
all zoning information should be verified by the City of Syracuse before use.
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February 03, 2023 
 
City of Syracuse 
Office of Zoning Administration 
201 E. Washington Street  
Room 101 
Syracuse, NY 13202 
 
RE:   Opus at Syracuse 
 Project Site Review PR-22-24 
 1030-60 Genesee St E & University  
 Syracuse, NY 13210 
 
Dear Lisa: 
 
Below please see our written response to the Opus at Syracuse review dated 02/02/23. We have duplicated the original 

review comments and followed with our response in italic bold type.  

 

ZONING OFFICE REVIEW: 
 
DPW – Transportation Planner 
 
2/1/23 Revised plans do not address previous comments. Drive isle along Genesee St is to be located at the facade, 

outside the ROW to the maximum extent possible. Additional comments and markup provided to Zoning to assist 

applicant with necessary redesign. 

 
1/12/22 (23?) Additional Comments 
 
The major concern with the proposed site plan is the reorganization of the Genesee Streetscape to produce a large 

access lane between the building and the curb line, the lane would also encroach significantly into the ROW, which is 

atypical for this block and not a preferred design. Two options listed below should be reviewed and evaluated by the 

applicant: 

1. If the lane is required due to limits imposed by overhead utilities, undergrounding the utilities should be evaluated. 

Typical emergency access “Fire” lanes are found along the curbside, within the parking or travel lanes of the “street” 

(curb to curb.) If other/ additional limitations exist, mitigations should be evaluated that allow for a typical curbside 

emergency access lane. If determined not feasible, a narrative and related information is to be provided. 

Response: The project team has evaluated converting the overhead utilities to underground. Our study 
determined that this solution is not feasible due to the following factors. 
 

• The electrical three phase primary distribution lines appear to be in tension in front of the project 
site.  Removing these poles to underground the primary distribution would likely require re-tensioning the 
overhead conductors in this circuit at both ends.  It is not feasible due to lack of area for guying without 
undergrounding further back, thereby affecting many more poles in either direction. 

• The existing eastern portion of the existing overhead primary line traverses over University Ave.  This 
east/west section of overhead line is electrically connected to the overhead lines traveling north/south along 
University Ave.  The connection point of these lines is in the middle of University Ave.  It is not feasible to 
underground at the eastern portion of the property as there is no way to support that overhead section on 
University Avenue.  Further, this connection point provides an interconnection with National Grid’s network 
allowing power to be distributed in multiple directions 
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• There is currently a cobra head streetlight on one of the existing poles that would be removed as part of an 
undergrounding scenario. New lighting would need to be provided in its absence. 

• There are no less than eight (8), separate, multi conductor/fiber optic communication lines that are served by 
these existing utility poles. It is cost prohibitive and would have extensive impacts to a tremendous amount 
of residents and business on these lines for any kind of relocation process. 

• A significant number of underground vaults would be required to facilitate relocation of these overhead 
facilities and there is concern that adequate space underground for these vaults does not exist and would 
result in impacts to other existing underground utilities (water, sewer, storm, natural gas, etc.). 

• The coordination process with National Grid, Verizon, and others would be extensive and time 
consuming.  There is no guarantee that National Grid would even permit the undergrounding of these lines 
even if the factors above could be overcome.   

• Due to zoning setbacks and existing curb line, the project would not conform to FCNYS Section D105.3. 
Proximity to building states: One or more of the required access routes meeting this condition shall be 
located not less than 15 feet and not greater than 30 feet from the building and shall be positioned parallel to 
one entire side of the building. The distance from the curb line to the 20-foot setback is greater than 48 feet.  
 

2. If constructing a new access lane is necessary it should be located adjacent to the façade, and in a manner that 

keeps the need to encroach into the ROW to an absolute minimum. This approach should include reorienting the 

proposed foundation plantings to provide a planted buffer between the lane and the sidewalk. Significant deterrents 

would be required to allow access only by Fire Dept vehicles through gated entry points with knoxbox or similar at 

both ends. 

 
Response: The proposed fire lane design has been moved south and out of the ROW to the greatest extent 
possible. FCNYS, Section D105.3 Proximity to building states: One or more of the required access routes 
meeting this condition shall be located not less than 15 feet and not greater than 30 feet from the building 
and shall be positioned parallel to one entire side of the building. A planted buffer has been provided 
between the fire lane and the sidewalk. A gated controlled by the fire department via a knoxbox will be 
installed and both ends of the fire lane (See Sheet C-101 & PP0.3) 

 
12/22/22  

- Fire Access lane proposed along Genesee Street produces incongruous streetscape and requires revision.  

- Fire Access lane to be accommodated on site, outside of ROW, and include access controls to prevent errant 
parking/loading etc, signage is not sufficient. If Fire Access lane cannot be accommodated on site the proposed 
building layout is to be changed. Fire Access lane cannot make use of ADA corner curb ramps. 

Response: Building wing facing Genesse Street has been modified to create a separate and dedicate 

sidewalk and fire lane. The fire lane has been moved south to the greatest extent possible. These two 

areas are separated by a planting area that runs the length of Genesee Street. The fire lane includes a 

gate at each end, controlled by a knoxbox to prevent errant parking/loading. The fire access point will be 

accessed by a mountable curb at the east end of Genesse Street. The fire lane will not make use of the 

existing ADA corner curb ramp. (See Sheet C-101 & PP0.3.) 

- Genesee St curb-cut/driveway to be dimensioned on revised plans. 26' is max width permissible for this Fire 
Access point. 

Response: Our design utilizes the existing curbcut along Genesee Street. The fire lane itself will maintain 

a 26ft wide dimension. (See Sheet C-101) 

- Driveway to be signed No Stopping Anytime, both sides, North of median/retention area 

Response: Driveway will be signed “No Stopping Anytime”, both sides, north of median/retention area. 

- ADA compliant leadwalks required on both sides of drop off loop. 6'+ wide (to accommodate snow storage) 
around loop area with raised curb or bollard to prevent errant parking/overhang/obstruction of lead walks, 
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continuing directly to the Genesee St sidewalk on both sides of opening. 

Response: An ADA compliant 6ft wide leadwalk with raised curb extends around the drop off loop. A 

leadwalk has been provided on the east side of the driveway for the proposed project extending from 

Genesee Street to the building entrance. This leadwalk has been increased to 6ft wide.  An existing 

leadwalk currently serves the Mayflower from the Genesee Street sidewalk. (See Sheet C-101 & PP0.3) 

- Leadwalks to provide continuous loop around drop off area, including additional crosswalk(s) at garage 
opening(s) 

Response: A continuous leadwalk loop has been provided around the drop off area and a crosswalk has 

been provided at the garage opening. (See Sheet C-101 & PP0.3) 

- Single direction opening to garage along Madison St to be 12' max width. Opening to conform to NYSDOT Type 3 
entrance spec, no radial curb, driveway to be curbed. 

Response: The vehicle entrance along Madison supports two-way traffic. The minimum width drive of 22’ 

has been provided. Opening to conform to NYSDOT Type 3 entrance spec. As an added note, this design 

removes and existing curbcut along Madison, improving pedestrian safety. (See Sheet C-101 & PP0.3) 

- Any planting bed near/in ROW must contain hard edging and be shown on plans, no landscape stone is 
permissible in the ROW. 

Response: Planting beds near/in ROW are retained by the adjacent concrete areas. (See Sheet C-101 & C-

103) 

- Madison St to construct continuous trench with soil decompaction to 3' depth at direction of City Arborist for street 

tree installation. 

Response: Will comply 

- Any commercial space must have exterior bike parking provided using 3 staple-style (no-wave style) racks in a 
conspicuous and well-lit area near the main customer entrance. 

Response: There is no commercial space on this project. 

 

 Fire Prevention – Zoning 
 
Construction, alteration, or demolition shall adhere to applicable sections of the 2020 FCNYS and the 2020 BCNYS, 
Chapter 33 of the 2020 FCNYS and other provisions as necessary to secure the intent of the chapter. 
 
Response: Will Comply 
 
2/2/22 (23?) – comments based on 1/20/23 submission Site Plan sheet # PP0.3 
 
Proposed Aerial Fire Apparatus Access Road along E Genesee Street does not meet Section D105.2 of the 20209 Fire 
Code of NYS. The 26’ width requirement should be continuous and unobstructed in the immediate vicinity of that portion 
of the building. The width is reduced to less than 26’ in one area. Plans do not document the setback distance form the 
face of the building to the proposed access lane for its entirety. 
 
Response: Plans have been modified to create a continuous 26’ wide fire access lane. Dimensions have been 
added to the plan to confirm that the 15’ minimum distance from building to fire access lane and 26’ fire access 
lane is consistent for the entire length of the lane. Per direction from DPW – Transportation, a gate has been 
added to each end of the fire lane. The gate will be controlled by a knoxbox. (See Sheet C-101 & PP0-3) 
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If you have any questions or should you require further clarification to these responses or drawings, please feel free to 

contact me directly at (952) 656-4610. 

Sincerely, 

 
Opus AE Group, L.L.C.  
 

 

By:  Dean S Newins, AIA  
Its:  President 
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EXISTING SIDEWALK TO BE REMOVED AND
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EXISTING HYDRANT TO REMAIN AND BE
PROTECTED DURING CONSTRUCTION
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OF EXISTING FENCING

REMOVE AND DISPOSE OF EXISTING
LANDSCAPE AREAS, TREES, AND LIGHT
FIXTURES (NOT ON SURVEY)

EXISTING BUILDING COURTYARD TO
BE REMOVED DISPOSED OF WITH
BUILDING DEMOLITION

EXISTING HYDRANT TO REMAIN AND BE
PROTECTED DURING CONSTRUCTION
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PROPOSED LANDSCAPED AREA,
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"
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PROPOSED BIORETENTION AREA,
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-0

"
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(TYP.)
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PROPOSED SEGMENTAL
BLOCK WALL (TYP.)

6'
-0

"

5'-0"

PROPOSED ASPHALT
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NYSDOT TYPE 3

LEGEND:

        PROPOSED ASPHALT DRIVEWAY

   PROPOSED CONCRETE SIDEWALK

  PROPOSED RETAINING WALL

 PROPOSED FIRE ACCESS LANE

 PROPOSED PAVERS

 LIMITS OF DISTURBANCE

PROPOSED STAIRS, SEE
ARCHITECTURAL DWGS (TYP.)

INSTALL 26 LF OF
MOUNTABLE CURB

INSTALL 26 LF OF
MOUNTABLE CURB

PROPOSED FLUSH CURB

PROPOSED FLUSH
CURB

PROPOSED
CONCRETE
SIDEWALK

PROPOSED FIRE ACCESS
LANE, HEAVY-DUTY
REINFORCED CONCRETE -
FINISH TBD

R=8'
(TYP.)

PROPOSED CONCRETE
WALKWAY

PROPOSED LANDSCAPED
AREA, SEE LANDSCAPE PLAN

PROPOSED LANDSCAPED
AREA, SEE LANDSCAPE PLAN
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PROPOSED SEGMENTAL
BLOCK WALL (TYP.)

PROPOSED RAILING (TYP.)

EXTERIOR PATIO, SEE
ARCHITECTURAL DWGS.

PROPOSED LANDSCAPED AREA,
SEE LANDSCAPE PLAN
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PARKING SPACE
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11
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(CONTROLLED BY KNOXBOX)

FIRE ACCESS LANE GATE
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3'-4" & VARIES
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PROPOSED CONNECTION TO
COMBINED SEWER SYSTEM

PROPOSED 12" SICPP
STORM PIPE

PROPOSED STORMWATER VAULT,
FOOTPRINT AND DEPTH TBD

PROPOSED STORMWATER VAULT,
FOOTPRINT AND DEPTH TBD

PROPOSED TRENCH DRAIN,
RIM = 429.95

FFE 430.00

FFE 435.00

FFE 440.00

FFE 440.00 TC = 439.69
BC = 439.19

TC = 439.69
BC = 439.19

1.
50

%

6.00% MAX

8.52%

6.12%

431.40

432.00

1.33%

PROPOSED 4'X4' CATCH BASIN,
(TYP.)

432.08

431.48

434.95

434.60

PROPOSED CONNECTION TO
COMBINED SEWER SYSTEM

FLUSH CURB

2.70%

431.78
431.47

431.50

MEET LINE AND GRADE
OF EXISTING WALK

MEET LINE AND GRADE
OF EXISTING WALK

MEET LINE AND GRADE
OF EXISTING WALK

MEET LINE AND GRADE
OF EXISTING WALK

EX. FFE 433.80

T/STAIRS
440.00±

B/STAIRS
434.00±

EX. FFE 439.30±

BC 437.77
TC 438.27

BC 437.61
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T/WALL
439.00±

1.
50

%

1.
50

%

2.00%
(TYP.)

1.50% SIDEWALK CROSS SLOPE

PROPOSED HYDRODYNAMIC SEPARATOR
FOR WATER QUALITY TREATMENT

PROPOSED 4'X4' CATCH BASIN,
(TYP.)

PROPOSED 12" SICPP
STORM PIPE

PROPOSED HYDRODYNAMIC SEPARATOR
FOR WATER QUALITY TREATMENT

PROPOSED HYDRODYNAMIC SEPARATOR
FOR WATER QUALITY TREATMENT

PROPOSED CONNECTION
TO COMBINED SEWER SYSTEM

APPROX. LOCATION OF
EXISTING 48" COMBINED
SANITARY SEWER

T/STAIRS
433.50±

B/STAIRS
430.00±

2.
0%

±1.
25

%

436.25

TC = 438.01
BC = 438.01

TC = 438.01
BC = 438.01

2.80%

FFE 440.00

BC 432.60
TC 432.93

BC 433.25
TC 433.58

5.
00

%
 M

AX

439.70

439.70

2.00%
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LAWN (TYP.)

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWING

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.

LAWN (TYP.)

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWING

PROPOSED STREET TREE (TYP.)
- PRINCETON ELM (OR SIMILAR)
- 3 QTY.

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWINGORNAMENTAL TREE

- NATIVE, URBAN TOLERANT
- 30'-35' HT. COLUMNAR
- 1 QTY.

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 2'-3' HT.

ORNAMENTAL TREE (TYP.)
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STONE

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWING

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.

ORNAMENTAL TREE (TYP.)
- NATIVE, URBAN TOLERANT
- 15'-20' HT.
- 3 QTY.

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWING

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.
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ORNAMENTAL TREE (TYP.)
- NATIVE, URBAN TOLERANT
- 15'-20' HT.
- 2 QTY.

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.

PROPOSED SCULPTURE

EXISTING MATURE LANDSCAPING
AND OUTDOOR SEATING AREA

PROPOSED PAVERS

PROPOSED PAVERS

LAWN (TYP.)

GROUNDCOVER (TYP.)
- NATIVE, URBAN TOLERANT
- LOW GROWING

PROPOSED DECIDUOUS SHRUB (TYP.)
- NATIVE, SHADE TOLERANT
- 4'-5' HT.
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