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V-23-12    Staff Report – September 14, 2023 

 

 

Application Type:   Area Variance 

 

Summary:    Applicant is requesting an area variance to encroach four 

(4’) feet into the four (4’) foot side setback requirement to 

allow for the construction of a garage. The applicant resub-

divided the lot at 125 Wood Avenue, adding approximately 

one thousand four hundred and fifty five (1,455 sq ft) square 

feet of space to their lot, with the intention of constructing a 

four hundred and seventy-six (476 sq ft) square foot garage. 

The current plans for the garage would encroach four (4’) 

feet into the four (4’) foot side setback and run up against the 

property line of 127 Wood Avenue. 

 

Project Address:   123 Wood Avenue, Syracuse, NY 13205 

 

Owner/Applicant:   Patrona M. Jones 

 

Existing Zoning:    The property lies within a Small Lot Residential, zone R3. 

 

Surrounding Zoning:  Lots to the immediate North, South, East, and West are also 

zoned Small Lot Residential, R3. There are also R2 and Mx-

2 lots located on the block. 

 

Context: 
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Image Source: Street Smart by Cyclomedia 

 
Image Source: Syracuse ReZone Map 

 

Proposed Action:   The applicant is requesting to encroach 4’ into the 4’ side 

setback to construct a new garage at 123 Wood Avenue 

(previously 125 Wood Avenue,) pursuant to, Article 2.4(B) 

of Syracuse ReZone, as adopted July 1st, 2023. 

 

Scope of Work:   The scope of work includes the removal of an existing 

driveway on the eastern side of the house, the addition of a 

new asphalt driveway on the Western side of the house, and 

the construction of a 14’ x 34’ x 8’ garage also on the 

Western side of the house.  

 

Zoning History:    R-22-13: Combine three lots at 123, 125, and 127 Wood 

Avenue into two. Approved on 05/19/2022. 

      

Code Enforcement History:  See attached. 

 

Staff Analysis:   The current size and layout of the parcel would allow for the 

construction of a garage without encroaching onto setbacks 

and without the granting of this variance.  

     The proposed plans would deviate from the rest of the 

neighborhood as most parcels on the block do not have 

garages. 
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Zoning Violations:   The proposal deviates from Articles 2.3(B), and 3.4 (C)(2)(c) 

of Syracuse ReZone, as adopted, in that the garage would be 

situated in the required 4’ side setback.  

 

Variances:    The proposal necessitates an Area Variance from article 

2.3(B) and article 3.4 (C)(2)(c), of Syracuse ReZone, as 

adopted, to allow accessory structures to encroach upon 

the side setback.   

 

Summary of Changes:  New submittals only for continued hearings. 

 

Property Characteristics:  The subject property is regular in shape with approximately  

      66 feet of frontage on Wood Avenue and a lot depth of  

      approximately 96 feet. 

 

 

SEQR Determination:  Pursuant to the New York State Environmental Quality 

Review Regulations, Article 617.5 (c)(9) the proposal is a 

Type II Action. 

 

Onondaga County 

Planning Board Referral:  The proposal was not reviewed by the Onondaga  

      County Planning Board pursuant to GML §239-l, m and n. 

 

Land Use:    Land use in the area consists primarily of single and two-unit 

residential uses along the north and south sides of the block 

at Wood Avenue, and multi-unit along the eastern corner of 

Wood Avenue where it meets South Salina Street. The  

      “Syracuse Land Use and Development Plan” designates the  

      character of this site, which lies within the Southside  

      neighborhood, Traditional Residential. 

 

These neighborhoods developed earlier in the streetcar era and 

include a mix of single- and two-family detached residences.  

The majority of housing in these areas was developed 

between the late-1800s and the 1920s.  These typically have 

smaller setbacks, narrower lots, and more lot coverage than 

the “suburban” models that followed.  Like the Streetcar 

Residential areas, garages are typically not attached and do 

not figure prominently on the primary elevation of the house.  

Building massing and windows are typically vertically 

oriented. 
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The two-story porch, so common throughout Syracuse, is a 

significant element throughout these neighborhoods.  The 

most common are typically from the early 1900s and are built 

in a wide variety of styles including Colonial and Classical 

Revivals.  Victorian-era neighborhoods, developed a few 

decades earlier, have different residential forms, although 

many of these include one-over-one, “flat-style” duplexes, as 

well.  Many homes from this era were built as two-family 

homes, but larger Victorians have often been subdivided into 

multiple units.   

 

These areas are typically tightly clustered around 

neighborhood commercial areas, which often form the spine 

of the neighborhood. 

 

Application Plans:   The application included the following plans: 

 

• Site Plan. Site Address: 123-25 Wood Avenue; Prepared by Hillary Donohue, Licensed 

Professional Architect; dated: 05/13/23; scaled: as shown. 

 

• Property Survey. Property Addresses; 123 and 127 Wood Avenue; Surveyed by Michael J 

McCully, Licensed Land Surveyor; dated 11/18/21; scaled as shown. 

 

Attachments:    Area Variance Application 

     Site Plan 

     Property Survey 

     Garage Renderings 

SEQR 

Other Department Comments 

Parcel History 
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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

http://www.dec.ny.gov/permits/90161.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91103.html
http://www.dec.ny.gov/permits/91399.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91424.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91444.html


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) 

Short Environmental Assessment Form 
Part 3 Determination of Significance

        Agency Use Only [If applicable]
Project:

Date:

http://www.dec.ny.gov/permits/90166.html
http://www.dec.ny.gov/permits/91450.html
http://www.dec.ny.gov/permits/91450.html
http://www.dec.ny.gov/permits/91455.html
http://www.dec.ny.gov/permits/91455.html
http://www.dec.ny.gov/permits/91460.html
http://www.dec.ny.gov/permits/91450.html
http://www.dec.ny.gov/permits/91450.html
http://www.dec.ny.gov/permits/91460.html




2012-02526 | more boxes than usual..all broken
down

123 Wood Ave 02/01/12 Completed Complaint Complaint Reqst -
General

Completed

2013-15336 | quad 3 c/d wood123 Wood Ave 06/27/13 Completed Complaint Const/Demo Debris: Req
PU

Completed

2016-00132 | extra trash123 Wood Ave 01/19/16 Completed Complaint Bulk Household Items Completed

123 Wood Ave 01/22/18 Inspection Complaint Inspection Fail

123 Wood Ave 01/24/18 Violation SPCC - Section 27-72 (e)
-Trash & Debris

Closed

123 Wood Ave 01/24/18 Inspection Complaint Inspection Fail

2018-01823123 Wood Ave 01/30/18 Completed Complaint Trash/Debris-Private,
Occ

Completed

123 Wood Ave 01/30/18 Inspection Complaint Re-Inspection Pass

2020-06423 | trash skip123 Wood Ave 04/24/20 Completed Complaint Trash Skip Completed

2020-22783 | 3 TIRES FOR PICK UP123 Wood Ave 11/10/20 Complaint Tire Pickup (4/yr) Needs Review

R-22-13 | Combine three lots situated at 123, 125,
and 127 Wood Ave into two new lots.
Map Filed:9/15/22
Map #: 13368

123 Wood Ave 03/01/22 Project Lot Alteration Approved

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 09/11/2023
Tax Map #: 084.-24-14.0

Owners: Patrona M Jones
Zoning: RAA

Generated By: pvoorheis On: 09/11/2023 At: 11:38 AM Page 1 of 1



48826 | Erect a 14' x 34' garage on the west side of
the property and relocate driveway.

123 Wood Ave 05/18/23 Permit Application Misc.(deck, fence,ramp) Holding For

V-23-12 | 123 / 125 Wood Ave
Install a 14' X 34' X 8'  garage on side property line.

123 Wood Ave 08/10/23 Project Variance (Area) Active

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 09/11/2023
Tax Map #: 084.-24-14.1

Owners: Patrona M Jones
Zoning:

Generated By: pvoorheis On: 09/11/2023 At: 10:48 AM Page 1 of 1
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