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V-25-10 Staff Report – December 18th, 2025 

Application Type: Use Variance  

Project Address: 99 Macdougall Pl. (Tax Parcel ID: 069.-06-24.0) 

Summary of  

Proposed Action: 

The Applicant is seeking relief to establish an additional unit at a pre-existing apartment 

complex for a total of 14 units on the property, including three separate apartment buildings. 

The unit being proposed for this variance is located in the building known as 98 MacDougall 

Place. 

Zoning Violation  

The proposal violates SZO, Art. 3, Sec. 3.2E : Permitted Table of Allowed Uses for 

the R1 Zone District: 
 

 

Prohibited in Zoning Code Proposed by Applicant 

 “Multi-Unit Dwelling” use type in R1 

Zone district.    

Proposed land use of “Multi-Unit 

Dwelling” use type totaling 14 total 

dwelling units.   
 

Owner/Applicant 
Catamount Properties LLC (Applicant/Owner) 

Lauren Monforte (Representative) 

Existing Zone 

District: 
This property is located in the Single Unit Residential (R1) Zone District.. 

Surrounding Zone  

Districts: 

The neighboring properties to the west, east and north are within the Low Density 

Residential (R2) Zone District. The neighboring properties to the south are within the Single 

Unit Residential (R1) Zone District.  

Companion 

Application(s) 
N/A 

Scope of Work: 

The scope of work is to finish an additional dwelling unit at the structure known as 98 

MacDougall Place, located in the basement of the building for a total of 5 units in this 

structure.   

Facts of Project 

- The applicant is requesting a Use Variance to add one dwelling unit to one of the 

three buildings (98 MacDougall Place) on the parcel known as 99 MacDougall 

Place. 

- This property has a history of multi-unit dwellings beginning in 1958. 

- The buildings on this site were originally constructed in December of 1958 

according to City records. The permit approved for the construction of three 4-unit 

apartment buildings, totaling 12 units, and the exterior parking area. At the time 

this permit was issued, the Zone District of this property was Residential B, which 

permitted single, two -unit, and multi-building projects by right. 

- Records from the Polk City Directory indicate a 13th apartment was built illegally 

in 1961.  

- This property has two previous use variances on record. The first V-86-093 was 

approved in 1986 to legalize the additional 13th unit which was constructed 

without permits in 1961. The second Use Variance V-09-46 was approved in 

2010, to add two additional dwelling units located in the buildings of 97 and 98 

MacDougall Pl. for a total of 15 dwelling units on the property. 

- By the time they applied for their two Use Variances, the zone district this 
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property was located in changed to the RA-1 Zone District, which permitted only 

single-unit dwellings. 

- After the property owners received approval of the use variance in 2010, they 

applied and received approval of a permit to construct the two additional units.  

- The permit (Permit # 04028) was set to be issued in 2013 but was never picked by 

the property owners. Furthermore, the proposed interior renovation was partially 

finished for only one 1 unit, which was finished in 2025.  In June, of 2025, the 

owner attempted to continue their issued permit, but the Use Variance had expired 

over a decade earlier. Thus, the approval for the additional 2 units has become 

void, and is the reason the applicant shall obtain the approval of Use Variance for 

total units as the applicant completed renovating the additional unit of the 

basement apartment of 98 MacDougall Pl. It is currently an illegal nonconforming 

14th unit due to the expired variance. 

- While the property contains three separate buildings, 97 MacDougall Pl. 98 

MacDougall Pl, and 99 MacDougall Pl, the applicant only pertains to the 

additional dwelling unit located at 98 MacDougall Pl. However, the Use Variance 

is required to establish the use for total 14 units. If the proposed Use Variance is 

denied, the applicant shall reduce the occupancy to 13 units. In other words, the 

additional unit in 98 MacDougall Pl. will have been removed.  

- The applicant is applying for the variance to make an existing illegal 

nonconformity legal. 

- The site has sufficient parking for 14 total units as 7 parking spaces are required 

for the land use of “Multi-Unit Dwelling”. 

- The property has adequate landscape buffering with fully grown trees and 

vegetation surrounding the parcel. 

- The property is located at the end of a dead-end street and is surrounded by two-

unit and single-unit residential dwellings.  

- The parking surface is currently legal-nonconforming as the site work for the 

parking and the construction of the building were approved by the Permit issued in 

1958. 

Staff Analysis: 

Staff Analysis of Applicant’s Use Variance Criteria 

 

1. Reasonable Return 

The applicant has invested around twelve years in renovating the 14th unit. During this 

period, the property has generated moderate  profit ($48,240/year) from the other 13 units 

based on the annual revenue and cost provided by the applicant . Given this ongoing 

revenue and the extended timeline of the renovation, the addition of one more unit would 

not impede the property owners’ ability to achieve a reasonable return on the property. The 

property has also been operating since its construction in the late 1950s, consistently 

generating profits from tenants without a deficit.  

 

2. Unique Circumstances Analysis: 

The Use Variance for two additional units was approved by the BZA in 2010. Due to the 

applicant’s prolonged timeline, nearly fifteen years have been procrastinated until they 

determined to proceed and requested the final inspection for the construction of one of the 

approved units. The fourteenth apartment has now been completed, and the applicant 

intended to rent it prior to securing the required Certificate of Compliance for 14 units. The 

requirements outlined in V-09-46 require all permits to be obtained within a year of 

variance approval, which was not done. The applicant also got approval for a time 
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extension in 2012 for an additional year to finish the work in 2013. After that, no more 

time extensions were requested. 

 

3. Neighborhood Character Analysis:  

The proposed additional unit in this pre-existing multi-building apartment complex will not 

impact the overall neighborhood character as the three buildings have been there for more 

than half a century, around the same time where the nearby houses were also constructed 

according to Assessment Records. The additional unit will not affect nearby traffic or noise 

levels, and it was constructed in a pre-existing basement with no structural expansions.  

 

4. Self-Created Difficulty Analysis: 

The proposed variance is considered self-created, as the applicant took several years to 

complete the work and did not ask for further time extensions after asking for one in 

2013.No effort was made to contact the Office of Zoning Administration or Permit Office 

regarding their timeline for unit construction, leading this proposal being self-created.  

 

Staff recommend denial of the requested use variance. The proposal does not satisfy 

all statutory approval criteria, specifically failing to prove Reasonable Return, 

Unique Circumstances, and Self-Created Difficulty.  

 

Recommend conditions if approved: 

- The applicant shall comply with the general conditions for approval on Use 

Variance application. (See the attached sheet General Conditions for Variance 

Approval). 

- In addition to the General Conditions, Staff recommend the following specific 

conditions: 

1. The applicant shall make additional site improvements to screen their 

dumpster enclosure with a wall or vegetative screen which shall be a 

minimum of six feet in height and be higher than screened trash 

receptacles and 100 percent opacity in accordance with SZO Art. 4 

Sec.4.5G 

2. The parking layout must be clearly delineated onsite with striped parking 

spaces for all 15 spaces outlined on the site plan. 

3. Parking area should be updated to provide clear boundary between private 

property and MacDougall Pl ROW. 

Zoning Procedural 

History: 

99 MacDougall Place 

- V-86-093 | Maintain a 13th unit in existing three apartments| Approved 

- V-09-46 | Construction of 1 additional unit in 2 separate buildings for a total of 15 

units on the site within 3 buildings| Approved 

Summary of Zoning 

History: 

The property has a history of applying for two separate Use Variances. The first Use 

Variance approved in 2010 by the BZA permitted the property to maintain a 13th unit. In 

2010, the property was approved for  

Code Enforcement 

History: 
See attached code enforcement history. 

Summary of Changes: This is not a continued application. 

SEQR Determination: Pursuant to the 6 NYCRR §617.2(al), the proposal is an Unlisted Action. 
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Onondaga County 

Planning Board  

Referral: 

Pursuant to GML §239-l, m and n, the proposal does not meet the criteria to be referred to 

the Onondaga County Planning Board for review. 

 

 

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

• Area Variance  application 

• Proposed New Apartment 99 MacDougall Place, Syracuse New York; Sheet 1:04 & 1:01 , Drawn by Licensed 

Architect Bill Pitcher, 2009. 

• Location Survey on Part of Webster’s Mile Square. Known as 97-99 McDougall Place, City of Syracuse, County 

of Onondaga, State of New York.  

 

Attachments:    

• Use Variance Application 

• IPS Comments from City Departments 

• Code Enforcement History 

• Previous Approved Use Variance V-09-46 
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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 Map 
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Figure 2: Aerial Imagery of Subject Property 

 

 
Description: Figure 2 shows satellite imagery of the subject property. 

Image Source: Onondaga County GIS on the Web, https://spatial.vhb.com/onondaga/ 

https://spatial.vhb.com/onondaga/
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Catamount Properties LLC 

98 MacDougall Place 

Syracuse, NY, 13202 

 

 

12/3/2025 

 

Re: Application Completeness for Use Variance Application 99 MacDougall Pl.  

 

Dear Lauren and Marianne, 

 

On 12/3/2025, Amber Dillon determined the proposed project V-25-10, at 99 

MacDougall Pl. has all the required submittals for the application to be complete.  

 

Zoning Staff will follow up soon to schedule a BZA hearing for this application. 

 

Please do not hesitate to reach out during the process for any questions.   

 

mailto:zoning@syr.gov
http://www.syr.gov/




Variance Application

For Office Use Only
Zoning District:
Application Number: V- -
Date:

Office of Zoning Administration
One Park Place, 300 S State St,

Suite 700
Syracuse, NY 13202

Phone: (315) 448-8640
Email: zoning@syrgov.net

General
discuss the application with a member of our staff, please call ahead for an appointment.

t Information

Variance Application
This application may be emailed, or mailed, or delivered in person to the Syracuse Office of Zoning Administration. Do not bind
application materials. Faxed submissions will not be processed. Email submissions must be packaged together in a single
PDF with all applicable materials, please call if you want to discuss another electronic delivery method. If you wish to

Business/project name: 98 MacDougall Place
Street address (as listed in the Syracuse Department of Tax Assessment property tax records):
98 MacDougal Place
Lot numbers: 069.-06-24.0 Block number: Lot size (sq. ft.) 60x222.75
Current use of property: Apartment Complex Proposed: Apartment Comply
Current number of dwelling units (if applicable): 13 Proposed:14
Current hours of operation (if applicable):N/A Proposed: N/A
Current onsite parking (if applicable): 15 Proposed:

Zoning (base and any overlay) of property:

Companion zoning applications (if applicable, list any related zoning
N/A

applications):

Project construction (check all that apply):
Demolition (full or partial) B New construction Exterior alterations Site changes

Variance requested (check one and cite the section of the Zoning Ordinance that a variance is requested):
B Use variance Area variance
Nature and extent of variance requested (attach additional pages if necessary):
Addition of one unit to 98 MacDougal Place. This is a basement apartment. This renovation is
completed due to prior issuance of permits and included full remodeling, demolition and
construction.
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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

V-25-10

12/18/2025

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

PRINT FORM
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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 

  

   

  

  

Short Environmental Assessment Form 
Part 3 Determination of Significance

        Agency Use Only [If applicable]
Project:

Date:

✔

Board of Zoning Appeals 12/18/25

  

V-25-10

12/18/2025

PRINT FORM

Michael Cheslik_________________________________

Print or Type Name of Responsible Officer in Lead Agency

_________________________________________________

  Signature of Responsible Officer in Lead Agency

Vice-Chairperson 
______________________________________

Title of Responsible Officer

_______________________________________________

Signature of Preparer (if different from Responsible Officer)



V-86-093 | To maintain the 13th unit in an existing
apartment house. aka 97 & 98 Mac Dougall Pl

99 Macdougall Pl 10/30/86 Project Variance (Converted) Approved

V-09-46 | CONSTRUCTION OF 1 ADDITIONAL
APT IN 2 SEPARATE BUILDINGS FOR A TOTAL
OF 15 UNITS ON THE SITE WITHIN 3
BUILDINGS.

never completed, thus void - NMG

99 Macdougall Pl 01/07/10 Project Variance (Converted) Approved

09619 | REPLACEMENT OF DAMAGED
SERVICE CABLE:

ESR #1423-2309

99 Macdougall Pl 01/07/13 Permit Application Electric Issued

99 Macdougall Pl 01/07/13 Inspection Inspector Notification Pass

99 Macdougall Pl 01/07/13 Inspection Service Inspection Pass

09619 | REPLACEMENT OF DAMAGED
SERVICE CABLE:

ESR #1423-2309
 | Certificate of Completion #09619

99 Macdougall Pl 01/08/13 Completed Permit Electric Certificate Issued

04028 | chapter 13 review for change of occupancy
s-1 to r-2 apartment type vb construction as per
attached plans dated 9-21-12 and zoning approval.
12-8-11. Separate permits required for elec, hvac,
and plumbing.

99 Macdougall Pl 05/30/13 Permit Application Res. Remodel/Chg Occ Issued

04028 | chapter 13 review for change of occupancy
s-1 to r-2 apartment type vb construction as per
attached plans dated 9-21-12 and zoning approval.
12-8-11. Separate permits required for elec, hvac,
and plumbing. | Expires 11/03/2020

99 Macdougall Pl 05/30/13 Permit Res. Remodel/Chg Occ Open

99 Macdougall Pl 09/03/13 Inspection Progress Inspection No Progress

12774 | Fire Alarm99 Macdougall Pl 09/30/13 Permit Application Fire Alarm Issued

99 Macdougall Pl 11/04/13 Inspection Fire Inspector
Notification

No Work Started

99 Macdougall Pl 11/04/13 Inspection Inspector Notification In Progress

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 12/10/2025
Tax Map #: 069.-06-24.0

Owners: Catamount Properties LLC
Zoning: R1

Generated By: adillon On: 12/12/2025 At: 8:41 AM Page 1 of 8



99 Macdougall Pl 12/03/13 Inspection Progress Inspection No Progress

99 Macdougall Pl 12/10/13 Inspection Inspector Notification In Progress

99 Macdougall Pl 12/17/13 Inspection Progress Inspection N/A

99 Macdougall Pl 01/08/14 Inspection Progress Inspection N/A

99 Macdougall Pl 02/10/14 Inspection Progress Inspection N/A

99 Macdougall Pl 02/20/14 Inspection Progress Inspection No Progress

99 Macdougall Pl 03/12/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 03/27/14 Inspection Progress Inspection In Progress

14846 | Electric99 Macdougall Pl 04/18/14 Permit Application Electric Issued

99 Macdougall Pl 04/21/14 Inspection Inspector Notification In Progress

99 Macdougall Pl 04/21/14 Inspection Inspector Notification Pass

99 Macdougall Pl 04/24/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/29/14 Inspection Progress Inspection No Progress

99 Macdougall Pl 05/13/14 Inspection Progress Inspection N/A

99 Macdougall Pl 05/13/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 05/22/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 06/05/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 06/20/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 09/10/14 Inspection Fire Inspector
Notification

In Progress

99 Macdougall Pl 09/17/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 10/20/14 Inspection Fire Inspector
Notification

In Progress

99 Macdougall Pl 11/03/14 Inspection Final Inspection In Progress

99 Macdougall Pl 12/02/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/04/14 Inspection Progress Inspection In Progress

99 Macdougall Pl 01/12/15 Inspection Fire Inspector
Notification

In Progress

99 Macdougall Pl 01/29/15 Inspection Progress Inspection In Progress

99 Macdougall Pl 02/12/15 Inspection Progress Inspection In Progress

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

Generated By: adillon On: 12/12/2025 At: 8:41 AM Page 2 of 8



99 Macdougall Pl 03/20/15 Inspection Progress Inspection In Progress

99 Macdougall Pl 03/20/15 Inspection Fire Inspector
Notification

In Progress

99 Macdougall Pl 04/23/15 Inspection Progress Inspection N/A

99 Macdougall Pl 07/09/15 Inspection Progress Inspection N/A

99 Macdougall Pl 08/13/15 Inspection Progress Inspection N/A

99 Macdougall Pl 09/28/15 Inspection Progress Inspection In Progress

99 Macdougall Pl 11/18/15 Inspection Progress Inspection In Progress

99 Macdougall Pl 11/24/15 Inspection Progress Inspection N/A

99 Macdougall Pl 01/28/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 04/06/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 05/19/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 07/15/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 07/15/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 08/11/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 09/20/16 Inspection Complaint Inspection Fail

99 Macdougall Pl 09/20/16 Violation 2010 IMC - Section
304.8 - Decorative
features

Closed

99 Macdougall Pl 10/06/16 Inspection Complaint Re-Inspection No Progress

99 Macdougall Pl 10/11/16 Inspection Complaint Re-Inspection Fail

99 Macdougall Pl 10/26/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 10/26/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 10/31/16 Inspection Progress Inspection Pass

12774 | Fire Alarm | Certificate of Completion
#12774

99 Macdougall Pl 11/01/16 Completed Permit Fire Alarm Certificate Issued

99 Macdougall Pl 11/18/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 11/23/16 Inspection Complaint Re-Inspection Fail

99 Macdougall Pl 12/01/16 Inspection Progress Inspection No Progress

99 Macdougall Pl 01/03/17 Inspection Complaint Re-Inspection Fail

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description
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99 Macdougall Pl 01/20/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 01/20/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 02/07/17 Periodic Inspection C of C Invalid - failed to

99 Macdougall Pl 03/03/17 Inspection Complaint Re-Inspection Fail

2016-27391 | Roof open to entry to squirrels
(Building 97)

99 Macdougall Pl 03/06/17 Completed Complaint Property Maintenance-
Ext

Completed

99 Macdougall Pl 03/09/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 03/13/17 Inspection Complaint Re-Inspection Pass

99 Macdougall Pl 03/20/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/17/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/28/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 06/22/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 08/15/17 Inspection Progress Inspection No Progress

99 Macdougall Pl 10/17/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/07/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/20/17 Inspection Progress Inspection In Progress

99 Macdougall Pl 02/01/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 02/09/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 03/21/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/04/18 Inspection Progress Inspection N/A

99 Macdougall Pl 04/11/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 05/30/18 Inspection Progress Inspection In Progress

14846 | Electric | Completed #1484699 Macdougall Pl 06/19/18 Completed Permit Electric Completed - No

99 Macdougall Pl 07/25/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 11/12/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/20/18 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/04/19 Inspection Progress Inspection No Progress

99 Macdougall Pl 08/30/19 Inspection Progress Inspection In Progress

99 Macdougall Pl 01/30/20 Inspection Progress Inspection In Progress

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description
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99 Macdougall Pl 04/02/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 04/14/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 05/21/20 Inspection Complaint Inspection Fail

2020-07877 | A tree fell behind the apt bldg at 97
MacDougal Pl.  It is now tipped over and hanging
into the arch of another tree.  Very dangerous,
children playing on it, etc.

99 Macdougall Pl 06/19/20 Completed Complaint Property Maintenance-
Ext

Completed

99 Macdougall Pl 06/19/20 Inspection Complaint Re-Inspection Pass

99 Macdougall Pl 07/01/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 10/07/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 10/20/20 Inspection Complaint Inspection Fail

99 Macdougall Pl 10/20/20 Violation SPCC 27-43 (e)
(1)(2)(3)(4) Certification

Closed

99 Macdougall Pl 10/27/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 11/10/20 Inspection Complaint Inspection In Progress

2020-1926199 Macdougall Pl 11/17/20 Completed Complaint Smoke Alarm
Certification

Completed

99 Macdougall Pl 11/17/20 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/17/20 Inspection Progress Inspection No Progress

99 Macdougall Pl 01/18/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 01/19/21 Inspection Complaint Inspection Fail

99 Macdougall Pl 01/19/21 Violation 2020 PMCNYS - Section
107.1.3 - Structure Unfit
for Human Occupancy

Closed

99 Macdougall Pl 01/19/21 Violation 2020 PMCNYS - Section
602.3 - Heat supply

Closed

99 Macdougall Pl 02/22/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 02/26/21 Inspection Complaint Re-Inspection Pass

2021-01721 | Apt 5 - No heat, potential remnants of
a sewer back up that was never responded to by
maintenance and the tenant plunged it.

99 Macdougall Pl 03/01/21 Completed Complaint Property Maintenance-
Int

Completed

99 Macdougall Pl 05/03/21 Inspection Progress Inspection No Progress

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description
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2021-14670 | Sewer B/U--Dispatched to 5199 Macdougall Pl 05/27/21 Completed Complaint Sewer Back Up Completed

99 Macdougall Pl 06/04/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 07/14/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 08/31/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 10/18/21 Inspection Progress Inspection No Progress

99 Macdougall Pl 12/16/21 Inspection Progress Inspection In Progress

99 Macdougall Pl 12/28/21 Inspection Complaint Inspection Fail

99 Macdougall Pl 01/03/22 Violation SPCC 27-43 (e)
(1)(2)(3)(4) Certification

Closed

99 Macdougall Pl 02/14/22 Inspection Complaint Re-Inspection No Progress

99 Macdougall Pl 02/23/22 Inspection Progress Inspection In Progress

99 Macdougall Pl 03/14/22 Inspection Complaint Re-Inspection In Progress

99 Macdougall Pl 04/13/22 Inspection Progress Inspection No Progress

2021-2398399 Macdougall Pl 04/21/22 Completed Complaint Smoke Alarm
Certification

Completed

99 Macdougall Pl 07/19/22 Inspection Progress Inspection No Progress

2022-07288 | Certificate of Compliance 13 Apts99 Macdougall Pl 08/10/22 Complaint Certificate of
Compliance

x Issued

99 Macdougall Pl 08/10/22 Violation SPCC - Section 27-15
(b) Multiple dwelling

Closed

99 Macdougall Pl 09/27/22 Inspection Progress Inspection No Progress

99 Macdougall Pl 10/26/22 Inspection Complaint Inspection Fail

99 Macdougall Pl 10/31/22 Violation 2020 PMCNYS - Section
304.2 - Protective
Treatment

Closed

99 Macdougall Pl 10/31/22 Violation 2020 PMCNYS- Section
705.1 - Carbon
monoxide alarms and
detectors

Closed

99 Macdougall Pl 10/31/22 Violation 2020 PMCNYS - Section
305.3 - interior surfaces

Closed

99 Macdougall Pl 10/31/22 Violation 2020 FCNYS 705.2.4 -
Door operation

Closed

City of Syracuse

Parcel History
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99 Macdougall Pl 12/06/22 Inspection Complaint Re-Inspection In Progress

99 Macdougall Pl 12/21/22 Inspection Progress Inspection No Progress

99 Macdougall Pl 03/29/23 Inspection Progress Inspection No Progress

99 Macdougall Pl 04/04/23 Inspection Complaint Re-Inspection No Progress

99 Macdougall Pl 04/21/23 Inspection Complaint Inspection No Progress

99 Macdougall Pl 04/21/23 Violation SPCC 27-43 (e)
(1)(2)(3)(4) Certification

Closed

99 Macdougall Pl 05/09/23 Inspection Complaint Re-Inspection In Progress

99 Macdougall Pl 05/09/23 Inspection Complaint Re-Inspection In Progress

99 Macdougall Pl 06/06/23 Inspection Complaint Re-Inspection No Progress

99 Macdougall Pl 06/06/23 Inspection Complaint Re-Inspection No Progress

2023-0173699 Macdougall Pl 06/21/23 Completed Complaint Smoke Alarm
Certification

Completed

99 Macdougall Pl 06/27/23 Inspection Complaint Inspection Pass

99 Macdougall Pl 08/16/24 Inspection Complaint Inspection Fail

99 Macdougall Pl 08/16/24 Violation SPCC 27-43 (e)
(1)(2)(3)(4) Certification

Closed

99 Macdougall Pl 09/06/24 Inspection Complaint Inspection No Progress

99 Macdougall Pl 10/10/24 Inspection Tickle Date (Follow Up) In Progress

99 Macdougall Pl 11/08/24 Inspection Complaint Inspection No Progress

2024-0587099 Macdougall Pl 11/22/24 Completed Complaint Smoke Alarm
Certification

Completed

99 Macdougall Pl 06/16/25 Inspection Final Inspection In Progress

2025-05587 | C of C 13 Units99 Macdougall Pl 06/17/25 Complaint Certificate of
Compliance

Open

99 Macdougall Pl 06/17/25 Inspection Tickle Date (Follow Up) Fail

99 Macdougall Pl 06/17/25 Violation SPCC - Section 27-15
(b) Multiple dwelling

Closed

99 Macdougall Pl 06/17/25 Violation Section 105.2 Building
Permits

Open

99 Macdougall Pl 07/08/25 Inspection Tickle Date (Follow Up) In Progress
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99 Macdougall Pl 07/23/25 Inspection Final Inspection No Progress

99 Macdougall Pl 09/15/25 Inspection Final Inspection No Progress

99 Macdougall Pl 09/22/25 Inspection Complaint Inspection Fail

99 Macdougall Pl 09/22/25 Violation 2020 PMCNYS - Section
505.4 - Water heating
facilities

Closed

99 Macdougall Pl 09/22/25 Violation 2020 FCNYS- - 509.1 -
Identification

Closed

99 Macdougall Pl 09/22/25 Violation SPCC - Section 27-13
(b) - Unsanitary
conditions

Closed

99 Macdougall Pl 10/24/25 Inspection Complaint Inspection N/A

99 Macdougall Pl 11/13/25 Inspection Complaint Inspection N/A

V-25-10 | One additional unit to a pre-existing
apartment complex in R1, currenly legal for 13
units, so this variance would permit 14 total units.

99 Macdougall Pl 11/25/25 Project Variance (Use) Active

City of Syracuse
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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: Catamount Properties LLC

From: , Zoning PlannerAmber Dillon

Date: 12/12/2025 8:39:32 AM

Re: Variance (Use) V-25-10
99 Macdougall Pl, Syracuse,  13205

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
Board of Zoning Appeals Pending 11/25/2025
Zoning Planner Waiting on Board 12/12/2025 Amber Dillon awaiting BZA decision
DPW Sewers - Zoning Internal Review 

Complete
11/26/2025 Vinny Esposito all proposed plumbing must be reviewed and approved 

by WEP plumbing control division prior to construction.
Sanitary sewer laterals must be inspected to determine if 
there are any structural condition or capacity issues. 
Corrections must be made by the owner.

Eng. Mapping - Zoning Approved 12/03/2025 Ray Wills Proposed expansion should have no impact on Mapping 
Division assets in the area. Do not deviate from the 
proposed work or limits without prior written review 
and authorization from all reviewing departments. 

City Planning - Zoning Internal Review 
Complete

12/09/2025 Owen Kerney I have reviewed the variance application for 99 
MacDougall Place and offer the following comments. 
Considering the site has been occupied by multi-unit 
residential structures for over 60 years, and the 
applicant previously obtained an approval for the 
additional dwelling unit (V-09-46), I have no comments 
or objections to the additional (existing) one bedroom 
dwelling unit. I would encourage zoning staff and/or the 
Board of Zoning Appeals to work with the applicant to 
improve the safety, layout and compliance with the 
zoning ordinance in the parking lot. While the applicant 
constructed the additional dwelling unit after the 
January 2010 variance approval, the site conditions 
identified in the approval have not been met. The 
dumpster remains unscreened, and the parking layout 
must be clearly delineated onsite. Owen Kerney

DPW - Transportation Planner Conditionally 12/11/2025 Neil Milcarek- No concern with proposal.



Approved Burke Parking area should be updated to provide clear 
boundary between private property and MacDougall Pl 
ROW.
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