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V-25-02 Staff Report – February 6th, 2025 

Application Type: Area Variance 

Project Address: 2564-70 East Erie Boulevard (Tax Map ID: 035.02-57.0) 

Summary of  

Proposed Action: 

The applicant requests an Area Variance seeking relief from the requirement in ReZone, 

Art. 2, Sec. 2.9B(C), that requires 60% of the building footprint to be two stories. The 

applicant is proposing to establish an “Automobile Repair, Light” Land Use Type. 

Owner/Applicant 
Ray Bartolai (Owner/Applicant)  

Paul Deeley (Applicant) 

Zoning Violations 

The proposed project seeks violate ReZone, Art. 2, Sec. 2.9B(C), which requires 60% of 

the building footprint to be two stories for properties within the MX-3: Mixed-Use 

Transition Zone District. 

 

Prohibited in Zoning Code Proposed by Applicant 

Less than 60% of the building footprint 

to be below two stories  

Proposed development consists of a one-

story, 2,400 square foot addition at the 

rear of the existing one-story building. 

Zero percent of the building footprint 

will meet the two-story minimum height 

requirement for the MX-3 District. 
 

Existing Zone 

District: 
Mixed-Use Transition (MX-3) Zone District  

Surrounding Zone  

Districts: 

The neighboring properties to the west and east are also within the MX-3 Zone District. 

The neighboring properties to the south are within the R1: Single-Unit Residential Zone 

District and the neighboring properties to the north are located within the CM: 

Commercial Zone District. 

Companion 

Application(s) 

SUP-24-27: Special Use Permit Application to establish a “Light Automobile Repair” 

Use Type.  

MiSPR-24-88: Minor Site Plan Application for site improvements, exterior renovations 

and the change of use from “vacant” to “light automobile repair”. 

Scope of Work: There is no scope of work associated with this Area Variance. 

Staff Analysis: 

Factors: 

- The subject property, located at 2564-70 Erie Blvd. E is 38,300 SF, improved by 

a single-story block building totaling 4,000 square feet in size, and has 7,000 

square feet of asphalt. The current building conforms to all the dimensional 

standards other than the minimum story requirement. See property characteristics 

for compliance with dimensional standards.  

 

Staff Analysis of Applicant’s Area Variance Criteria 

The structure is nonconforming.  The applicant is requesting to expand a nonconforming 

structure, which is prohibited by ReZone Art. 1, Sec. 1.5 D.(1). An area variance cannot 

be used as a vehicle to overcome the prohibition on expanding nonconforming structures. 

 

1.   Recommended conditions if approved: 

1. This Area Variance shall adhere to the general area variance conditions. 

2. This Area Variance is contingent of the companion special use permit, SP-24-

27, being approved by the City Planning Commission and MiSPR-24-88, 
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approved by the Zoning Administration. 

Zoning Procedural 

History: 

AS-79-06 | Sign Waiver to Erect Two Signs, One Ground Sign and One Wall Sign | 

Approved 

R-70-02 | Resubdivision to combine 15 parcels into 11 new lots | Approved  

Summary of Zoning 

History: 

In March 1979, the Zoning Administrator approved a sign waiver to erect one wall sign 

and one ground sign being approximately 123 square feet in size located on the subject 

property. The wall sign was approximately 3’ x 5’ in size and the ground sign was 8’9” 

x 12’ square foot, double-faced and located in the front façade of the building.   

 

In April 1970, the City Planning Commission approved the Resubdivsion R-70-02 to 

combine 15 lots into 11 new lots. The parcels are located along the commercial corridor 

of Erie Blvd. E, and move east towards 125 Seeley Rd. and 201-207 Seeley Rd.  

Code Enforcement 

History: 
See Attached Code Enforcement History.   

Summary of Changes: This is not a continued application. 

Property 

Characteristics: 

Existing property characteristics: 

The subject lot for 2564-70 Erie Blvd. E is an irregularly shaped parcel totaling 38, 768 

square feet (0.89 Acres).  The property has one primary street frontage with 98.97 feet of 

along Erie Blvd. E. The eastern property line borders 391.4 feet along 2572-74 Erie Blvd. 

E, the western property line borders 382.53 feet along 2540-50 Erie Blvd. E and the 

southern property line borders 99.39 feet along 201 Seeley Rd. The property is improved 

by a 4,000 square foot one-story masonry building, 20,050 square feet of asphalt and 

gravel surfaces, and the remaining 14,718 square feet of land is permeable surface.  

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

Onondaga County 

Planning Board  

Referral: 

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

Onondaga County Planning Board.  

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

• Area Variance application 

• Short Environmental Assessment Form Part 1  

• Site, Floor and Elevations Plans of “Big E-Tire & Auto Service, 2564-70 Erie Boulevard East, Syracuse New 

York ” (Sheets: A2-1, A901, A101, A003. C-1, C-2, C-3, C-4, C-5, C-6) Drawn by Licensed Architect Daniel Griffiths 

of Griffiths Engineering & Architecture, PPLC. Scale: As Noted. 

• “Topographic Survey of Lot No. 252-B, Resubdivsion of Lots 245, 246,247,248,249,250,251,252 & 253 and Part 

of Lots 244,254,255, 256, 257 & 258, Montclair Annex, City of Syracuse Onondaga County New York.” Drawn by 

Licensed New York Surveyor Timothy Coyer of Ianuzi & Romans Land Surveying P.C. Scale; As Noted 

Attachments:    

• Area Variance Application 

• Short Environmental Assessment Form Part 2 & 

Part 3  

• Photographs of Site     

• IPS Comments from City Departments 

• Proposed and Existing Site and Floor Plans 
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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 Planning™, Eagle View Technology Corporation 
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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 Planning™, Eagle View Technology Corporation 
 

 

 



Variance Application 

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

 Suite 700 
Syracuse, NY 13202 

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

Summary of Variance Procedure 
The variance procedure is summarized below. For complete details, see Sections 7.3 and 7.5.A of the Zoning Ordinance. 

1. Pre-Application Conference
• Opportunity for the applicant to meet with Zoning staff to review applicable submittal requirements,

identify applicable procedures, and identify any issues associated with the proposed development
2. Application Submittal and Processing

• Submit to Office of Zoning Administration along with applicable fees
3. Staff Review and Action

• Applications are not considered complete until all required submittals are received
• Includes evaluation of the application under the State Environmental Quality Review Act (SEQR)

4. Scheduling and Notice of Public Hearings
• Once an application is determined ready for a public hearing, it will be scheduled for the next available

hearing date with the Board of Zoning Appeals
• Notice of hearing mailed to applicant (and representative, if any), approximately 10 days prior to hearing
• Unless otherwise notified, all public hearings are held at 1:00 p.m. in Common Council Chambers on the

third floor of City Hall
5. Review and Decision

• Decision shall be based only on the record of the public hearing and reduced to writing
• Decision is not final until a written resolution is adopted by the Board of Zoning Appeals and filed with

the secretary to the Board
6. Post-Decision Actions and Limitations

• Variance expires if the authorized use or construction has not obtained all necessary building permits
within one year of approval or an extension is granted

• All conditions of the variance approval must be met within 18 months

Pre-Application Conference 1 

Staff Review and Action 3 
Scheduling and Notice of Public Hearings 4 

Application Submittal and Processing 2 

Review and Decision 5 
Post-Decision Actions and Limitations   6 

Submittal and 
Internal Review 

Hearings and 
Decision-
Making 

Submit to Office of Zoning Administration 

Review by Office of Zoning Administration 

Public hearing required for Board of Zoning 
Appeals 

Variance expires after one year (unless 
extension granted) 

Review and decision by Board of Zoning 
Appeals 

Required 



Variance Application 

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

 Suite 700 
Syracuse, NY 13202 

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

Summary of Variance Procedure (cont.) 

What is a variance and when is a variance needed for my project? If your project is not expressly 
allowed under the current zoning ordinance you may seek a variance from the City of Syracuse Board of 
Zoning Appeals. A zoning variance is an exception to a zoning ordinance that may be granted by the Board 
of Zoning Appeals on a case-by-case basis. Depending on the nature of the proposed project an applicant 
will be required to apply for either a use or an Area Variance. The evidence burden for the approval of a 
variance is on the applicant. Therefore the applicant should provide any evidence that may support their 
claim. Evidence may include financial records and estimates and detailed explanations, supported by 
evidence, of the nature of the project and its potential effect on the community. 

A Use Variance is required to permit a use of land that is 
otherwise prohibited by the local zoning ordinance. Here, 
the applicant must seek permission from the Board of 
Zoning appeals to use the property in a manner that is not 
permitted in their zoning district.  

Use Variance Approval Criteria 

In making its determination the Board of Zoning Appeals 
must find that the applicant meets all of the criteria to 
demonstrate an unnecessary hardship on the property. A Use 
Variance cannot be granted without a showing by the 
applicant that applicable requirements of this Ordinance have 
caused unnecessary hardship. In order to prove unnecessary 
hardship, the applicant meet the requirements of New York 
General City Law, which requires the applicant to 
demonstrate that, for each and every allowed use under the 
zone district in which the property is located: (if the use 
variance is granted) 

• The applicant must prove that the property is unable
to achieve a reasonable return for any use allowed in
that zone district;

• The applicant must prove that unique circumstances
apply to the property for which the variance is
requested;

• The applicant must prove that the hardship is not self-
created; and

• The applicant must prove that the essential character
of the neighborhood will not be altered.

Generally, the necessity for a Use Variance is more difficult 
to prove than the necessity for an Area Variance because all 
the above criteria must be proven in order to permit the Board 
to approve an application. 

An Area Variance is required for a use of land in a manner 
that is allowable under the local zoning ordinance, but which is 
not allowed by the dimensional or physical requirements of the 
applicable zoning regulations. One seeks an area variance to 
seek relief from hardship created by the strict application of the 
zoning code. 

Area Variance Approval Criteria 

In making its determination, the Board of Zoning Appeals will 
take into consideration the benefit to the applicant if 
the variance is granted, as weighed against the detriment to the 
health, safety, and welfare of the neighborhood or community by 
such grant. In making such determination the board shall also 
consider: 

• whether an undesirable change will be produced in the
character of the neighborhood or a detriment to nearby
properties will be created by the granting of the Area
Variance;

• whether the benefit sought by the applicant can be achieved
by some method feasible for the applicant to pursue, other
than an Area Variance;

• whether the requested Area Variance is substantial;
• whether the proposed variance will have an adverse effect or

impact on the physical or environmental conditions in the
neighborhood or district; and

• Whether the alleged difficulty was self-created, which
consideration shall be relevant to the decision of the Board
of Zoning Appeals and shall not necessarily preclude the
granting of the Area Variance.

The board of appeals, in the granting of Area Variances, shall 
grant the minimum variance that it shall deem necessary and 
adequate and at the same time preserve and protect the character 
of the neighborhood and the health, safety and welfare of the 
community. 



Variance Application 

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

 Suite 700 
Syracuse, NY 13202 

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

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 

discuss the application with a member of our staff, please call ahead for an appointment.
General Project Information
Business/project name: 

Street address (as listed in the Syracuse Department of Tax Assessment property tax records): 

Lot numbers: Block number: Lot size (sq. ft.) 

Current use of property: Proposed: 

Current number of dwelling units (if applicable): Proposed: 

Current hours of operation (if applicable): Proposed: 

Current onsite parking (if applicable): Proposed: 

Zoning (base and any overlay) of property: 

Companion zoning applications (if applicable, list any related zoning applications): 

Project construction (check all that apply): 
☐ Demolition (full or partial) ☐ New construction ☐ Exterior alterations ☐ Site changes
Variance requested (check one and cite the section of the Zoning Ordinance that a variance is requested): 
☐ Use variance ☐ Area variance
Nature and extent of variance requested (attach additional pages if necessary): 

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

Big E Tire and Auto Service Center

2564 Erie Boulevard East

 252-B

Vehicle & Equipment/ Automobile Repair- Heavy

 N/A

 N/A

10 (no designated spaces currently)

Mixed Use Transitional (MX-3)

 N/A

The zoning requirements for the type of building in this location require a two-story structure on
the building lot located at 2564 Erie Boulevard East, Syracuse NY. The existing building at this
address is a single-story building; however, the repair facility is taller than the most single-story
buildings as it contains vehicle repair bays that require a substantial increase in height. The
existing structure fits the neighborhood well and is the standard neighborhood’s character. The
existing building is a professional looking business and a well-proportioned structure that could be
considered an anchor for the neighborhood, as it is a stand-alone building with its own parking lot
that makes it a destination on the boulevard.

The proposed building addition will match the existing building’s height and it will appear taller due
to the additions roof style, but will still be, technically, a single-story building. As the addition sets
further back on the lot, its impact from the street is less than if it was closer to the right-of-way.
The taller roof height of the addition will have the appearance of a second-story building, as it also
is a vehicle service bay facility.

 035.02-57.0  39,10 sf

Auto Repair - Light

 N/A

 8 am - 6 pm

 15 (total spaces)





Variance Application 

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

 Suite 700 
Syracuse, NY 13202 

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

Area Variance Test 
An Area Variance is permission to build in a portion of the property that is otherwise restricted by the Zoning Rules and 

Regulations, as amended. New York State law requires applicants to prove that the potential benefit of an Area Variance will 
outweigh any burden to community health, safety, and welfare through a five-part balancing test (see 

https://www.dos.ny.gov/lg/publications/Zoning_Board_of_Appeals.pdf for more information).  
Briefly describe below how an Area Variance would affect the community using the following five tests and attach all supporting 

materials. 

1. Neighborhood Character
Describe whether an undesirable change will be produced in the character of the neighborhood, or a detriment to 
nearby properties will be created by the granting of the area variance. 

2. Feasibility of Alternatives
Describe whether the benefit sought by the applicant can be achieved by some other method that will be feasible for 
the applicant to pursue, other than an area variance. 

3. Substantiality
Describe whether the requested area variance is substantial. 

4. Adverse Effect
Describe whether the proposed area variance will have an adverse effect or impact on the physical or environmental 
conditions in the neighborhood or district. 

5. Self-Created Difficulty
Describe whether an alleged difficulty was self-created, which consideration shall be relevant to the decision of the 
board of appeals, but shall not necessarily preclude the granting of the area variance.  

The variance would reinforce the existing character of the neighborhood as the status quo would
be in effect. The string of businesses along the boulevard are well established, and the building's
addition, located to the rear of the property, matches the height and width of the existing building.

A feasible alternative to building a second story to the proposed building addition would be to make the
addition look like a two story building. To what end this would it serve; to window-dress a building. Honesty in
form and function should be justly employed. The building's roof is higher than a single story and is already
producing the desired effect of a two-story structure while it is doing so by being true to its function.

Substantially is very subjective. The established codification of two stories for all new construction in the district
(area) has been in effect for over a year. As the proposed single-story building is 27' to the peak of its roof, an
additional story would push this height to 37'. The complexity of constructing an additional story would be
substantial.

The granting of the area variance would not have an adverse affect or impact on the physical or
environmental conditions in the neighborhood. As described in the 'Neighborhood Character'
question above, the character of the area will remain the same.

The difficulty is largely self-created; however, the intent was not to change the character of the neighborhood
or to adversely effect any of the surrounding businesses of the boulevard. Quite to the contrary, the
building's addition is taller that the existing building and has all the qualities that the regulations are intended
to achieve, with the exception of the building being only a single story.



Variance Application 

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

 Suite 700 
Syracuse, NY 13202 

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

Required Submittal Sheet 
INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 

Please submit one copy of each of the following: 
☐ APPLICATION – filled out completely, dated, and signed by property owner as instructed.
☐ DENIAL OF PERMIT – provided by the City of Syracuse Central Permit Office at 315-448-
8600.
☐ STATE ENVIRONMENTAL QUALITY REVIEW ACT (SEQR) – Short Environmental
Assessment Form (SEAF) Part One filled out to the best of your ability, dated, and signed.
☐ PHOTOGRAPHS (COLOR) of the PROJECT SITE – keyed to a property survey or site plan.
☐ PHOTOGRAPHS (COLOR) of the STREETSCAPE – including properties adjacent to and
across the street from the project site, labeled with addresses and keyed to a property survey or
site plan.
☐ APPLICATION FEE – $25 for Area Variance and Use Variance issued to the Commissioner of
Finance.

Please submit three full sized and one no larger than 11x17” of all of the plans listed below (all
plans must include a title block with author, date, scale, and the Property Tax Assessment address, 
and must be an accurate graphic representation of all pertinent information that can be correctly 
interpreted by any person without additional explanation.

☐ AS BUILT PROPERTY SURVEY(S) of all involved properties illustrating boundaries and
current conditions including structures, fencing, parking surface, and retaining walls (signed and
stamped by a licensed surveyor)
☐ SITE PLAN(S) illustrating site alterations and post project conditions that are/will be different
from the as built property survey including:

• Zoning (density, setbacks, bldg. and parking surface coverage, screening) and onsite parking requirements
• Demolitions and post demolition conditions
• Structures
• Parking areas including surface type, dimensioned spaces, number of spaces, traffic patterns, and coverage
• Loading dock and delivery areas
• Dumpsters and/or trash receptacles
• Landscaping including type, height, and number of plantings
• Screening including parking, dumpsters, and site
• Fencing including type and height
• Lighting including structure heights and luminaries wattage
• Ground signs
• Street rights-of-way conditions, existing and proposed, including curb cuts, driveways, sidewalks, and

plantings
• Encroachments, existing or proposed, into the City rights-of-way including stairs, signs, and awning

☐ FLOOR PLANS for new construction, additions, and change of zoning use/building
occupancies with square footages and all applicable layouts (e.g., customer areas, kitchens,
bathrooms, bedrooms, etc.) clearly labeled for land uses.
☐ EXTERIOR BUILDING ELEVATIONS with all dimensions, materials, and colors clearly
illustrated and noted. (Schematics or color renderings can be submitted in addition to elevation
drawings, if available.)









1.

2.

3.
4.

5.

6.
7.

8.

9.

10.

11.

12.

13.

14.

THE GENERAL CONTRACTOR SHALL VERIFY ALL CONDITIONS IN THE FIELD AND REPORT ANY DISCREPANCIES IN THE 
DRAWINGS TO THE OWNER OR ARCHITECT FOR CLARIFICATION PRIOR TO COMMENCING THE WORK.
THE CONTRACTOR AND/OR SUBCONTRACTORS SHALL OBTAIN ALL NECESSARY PERMITS, APPROVALS, CERTIFICATES OF 
OCCUPANCY, AND ANY OTHER AUTHORIZATIONS REQUIRED BY LOCAL MUNICIPAL AGENCIES HAVING JURISDICTION FOR THE 
PROJECT; UNLESS OTHERWISE DIRECTED BY THE OWNER.
ALL WORK INDICATED ON THESE DRAWINGS SHALL BE PERFORMED BY THE CONTRACTOR, UNLESS NOTED OTHERWISE.
ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE LATEST NEW YORK STATE INTERNATIONAL RESIDENTIAL 
CODE (NYSIRC) AND ALL APPLICABLE MUNICIPAL CODES AND ORDINANCES.
THE CONTRACTOR SHALL PROVIDE TO THE OWNER PROOF OF COMPENSATION INSURANCE, LIABILITY INSURANCE, AND ANY 
OTHER INSURANCES AS REQUIRED BY THE NEW YORK STATE LAW.
ALL WORK SHALL BE PERFORMED IN A WORKMANLIKE MANNER WITH QUALIFIED MECHANICS IN THEIR TRADE.
EACH TRADE SHALL PROMPTLY REPORT TO THE OWNER, THROUGH THE CONTRACTOR, ANY AND ALL CONDITIONS WHICH 
MIGHT INTERFERE WITH, OR OTHERWISE AFFECT OR PREVENT, THE PROPER INSTALLATION, EXECUTION, AND/OR 
COMPLETION OF THEIR WORK, AND SHALL NOT COMMENCE ANY WORK UNTIL SUCH CONDITIONS HAVE BEEN CORRECTED. 
ANY AND ALL DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER PRIOR TO THE START OF 
CONSTRUCTION.
INCIDENTAL WORK MAY BE NECESSARY IN AREAS NOT SHOWN ON THE DRAWINGS DUE TO CHANGES AFFECTING 
MECHANICAL, ELECTRICAL, PLUMBING, OR OTHER SYSTEMS. SUCH INCIDENTAL WORK IS ALSO PART OF THIS CONTRACT. 
INSPECT THOSE AREAS, AND ASCERTAIN WORK NEEDED AND PERFORM THAT WORK AT NO ADDITIONAL COST.
ALL MATERIALS AND EQUIPMENT, INCORPORATED INTO THE WORK, SHALL BE NEW AND BEAR THE MANUFACTURER'S 
LABELING AND OTHER MARKINGS.
THE GENERAL CONTRACTOR SHALL COORDINATE WITH ALL SUBCONTRACTORS FOR RESPECTIVE UTILITY PENETRATIONS 
OR SLEEVES AT THE WALL, FLOOR AND ROOF AREAS. THE GENERAL CONTRACTOR SHALL  CAULK AND SEAL ALL UTILITY 
SLEEVES WITH SEALANTS COMPATIBLE TO THE MATERIALS AND RESPECTIVE FIRE RATINGS.
THE GENERAL CONTRACTOR AND SUBCONTRACTOR(S) SHALL OBTAIN THE OWNER'S APPROVAL FOR LOCATION AND 
DELIVERY OF ALL STORED MATERIALS ON THE SITE. ITEMS IMPROPERLY STORED SHALL BE RELOCATED TO ACCEPTABLE 
AREAS AS DIRECTED BY THE OWNER OR HIS REPRESENTATIVE. THE CONTRACTOR(S) SHALL PROTECT ALL STORED 
MATERIALS FROM DAMAGE. WEATHERED AND/OR DAMAGED MATERIALS SHALL NOT BE USED AS ACCEPTABLE MATERIALS 
FOR THE PROJECT.
THE GENERAL CONTRACTOR SHALL CLEAN THE SITE DAILY DURING DEMOLITION AND CONSTRUCTION,  PROVIDE 
ACCEPTABLE REFUSE CONTAINERS DURING THE WORK, AND DISPOSE OFF THE OWNER PREMISES.  ALL FEES FOR 
DISPOSAL AT LEGAL LANDFILL SITES ARE THE RESPONSIBILITY OF THE CONTRACTOR(S).
THE CONTRACTOR SHALL PROTECT ALL WALLS, FLOORS, DOORS, WINDOWS AND RELATED BUILDING COMPONENTS TO 
REMAIN DURING THE CONSTRUCTION. THE BUILDING SHALL BE PROTECTED FROM THE ELEMENTS DURING CONSTRUCTION. 
DAMAGE TO THE WORK SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE.
IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO REPAIR ALL DAMAGED PROPERTY AT DISTURBED AREAS OF THE SITE 
AND ADJACENT AREAS DURING THE CONSTRUCTION OF THE PROJECT. ALL LAWN, LANDSCAPING, AND/OR HARD-SCAPED 
AREAS DISTURBED DUE TO EQUIPMENT ACCESS OR DELIVERIES DURING THE CONSTRUCTION SHALL BE REPAIRED TO 
THEIR ORIGINAL CONDITION.

GENERAL CONSTRUCTION NOTES

ABBREVIATIONS

POWER PANEL
POLISHED
PLYWOOD
PLASTIC LAMINATE
PLASTER
PERFORATED
PORCELAIN ENAMEL
PLUMBING CONTRACTOR
PARTITION
OPPOSITE
OPENING
OUTSIDE DIAMETER
ON CENTER
OBSCURE
OUTSIDE AIR INTAKE
OVERALL
NOT TO SCALE
NUMBER
NOT IN CONTRACT
MOUNTED
MARBLE THRESHOLD
MASONRY OPENING
METAL LATH & PLASTER
MISCELLANEOUS

P.P.
POL.
PLYWD.
P.L.
PL.
PERF.
P.E.
P.C.
PART'N.
OPP.
OPN'G.
O.D.
O.C.
OBS.
O.A.I.
OA.
N.T.S.
NO.
N.I.C.
MTD.
M.T.
M.O.
M.L. & P.
MISC.

MINIMUM
MANHOLE
MANUFACTURER
METAL
MECHANICAL CONTRACTOR
MAXIMUM
LIVING ROOM
LIGHT PANEL
LONG LEG VERTICAL
LONG LEG HORIZONTAL
LINEAL FOOT
LIVE LOAD
LAVATORY
LAMINATE
KITCHEN
JOINT
INSULATION
INSIDE DIAMETER

MIN.
MH.
MFR.
MET.
M.C.
MAX.
L.R.
L.P.
L.L.V.
L.L.H.
L.F.
L.L.
LAV.
LAM.
KIT.
JT.
INSUL.
I.D.

WELDED WIRE FABRIC
WEIGHT
WIRE GLASS
WITH
WOOD
WINDOW DIMENSION
WAINSCOT
VINYL FABRIC
VESTIBULE
VINYL COMPOSITION TILE
VINYL ASBESTOS TILE
VENT
UNLESS NOTED OTHERWISE
UNDERWRITERS LABORATORY
UNDERCUT
TYPICAL
TEMPERED PLATE
TOP OF STEEL
TOILET PAPER HOLDER
TOILET
TELEPHONE
TONGUE & GROOVE

W.W.F.
WT.
W.GL.
W/
WD.
W.D.
WAINS.
V.F.
VEST.
V.C.T.
V.A.T.
V.
U.N.O.
U.L.
UC.
TYP.
T.PL.
T.O.S.
T.P.H.
TOIL.
TEL.
T & G

FINISH
FIRE HOSE CABINET
FIRE EXTINGUISHER CABINET
FLOOR DRAIN
FLAT BAR
FRESH AIR INTAKE
EXTERIOR
EXPANSION
EXISTING
EXHAUST

FIN.
F.H.C.
F.E.C.
F.D.
F.B.
F.A.I.
EXT.
EXP.
EXIST.
EXH.

ELECTRIC WATER COOLER
EACH WAY
EQUIPMENT
EQUAL
ELEVATION
ELECTRICIAN
EXPANSION JOINT
EACH FACE
ELECTRICAL CONTRACTOR
EACH
DRAWING
DOOR
DITTO
DOWN
DEAD LOAD
DIMENSION
DRINKING FOUNTAIN
CUSTODIAN
CERAMIC TILE
CARPET STRIP
COURSES
CLASS ROOM

E.W.C.
E.W.
EQPT.
EQ.
EL./ELEV.
ELEC.
E.J.
E.F.
E.C.
EA. 
DWG.
DR.
DO.
DN.
D.L.
DIM.
D.F.
CUST.
C.T.
C.S.
CRS.
C.R.

CONTRACTOR
CONTINUOUS
CONFERENCE
CONCRETE
COLUMN
CONCRETE MASONRY UNIT
CLOSET
CONTRACT LIMIT LINE
CEILING
CONTROL JOINT
CORNER GUARD
CUBIC FOOT
CHALK BOARD
CABINET
COURSE
BUILT-UP ROOFING
BASEMENT

CONTR.
CONT.
CONF.
CONC.
COL.
C.M.U.
CLO.
C.L.L.
CLG.
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TOP OF FOOTING
TOP OF CONCRETE
TACK BOARD
TOWEL BAR
TREAD
STEEL
STORAGE
STRUCTURAL
STANDARD
STAILESS STEEL
SUSPENDED
SPECIFICATION
SANITARY NAPKIN DISPENSER
SKYLIGHT
SIMILAR
SHOWER
SQUARE FOOT
SQUARE
SECTION
SOAP DISPENSER
RUN OF BANK
ROUGH OPENING
ROOM
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ROOF LEADER
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REINFORCING
REFRIGERATOR
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RETURN AIR
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HEATING, VENTILATING
HEIGHT
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HOLLOW METAL
HANDICAP
HEATING CONTRACTOR
GYPSUM BOARD
GLAZED STRUCTURAL TILE
GLASS
GENERAL
GENERAL CONTRACTOR
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GAGE, GAUGE
FOOT
FIRE RATED
FACE OF STUDS
FACE OF MASONRY
FACE OF FINISH
FACE OF CONCRETE
FACTORY MUTUAL
FLOOR

H.V.
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HR.
H.M.
HDCP.
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GYP. BD.
G.S.T.
GL.
GEN.
G.C.
GALV.
GA.
FT.
F.R.
F.O.S.
F.O.M.
F.O.F.
F.O.C.
F.M.
FL.

BRICK
BEDROOM
BULLNOSE
BLOCK
BUILDING
BOTTOM OF FOOTING
ARCHITECT
ACCESS PANEL
ALUMINUM
AIR HANDLING UNIT
ABOVE FINISH FLOOR
ADJUSTABLE
AIR CONDITIONING
ACOUSTIC

BRK.
BR.
BN.
BLK.
BLDG.
B.F.
ARCH.
A.P.
ALUM.
A.H.U.
A.F.F.
ADJ.
A.C.
AC.
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A201
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A203 DRAWING NO. A203

BUILDING SECTION NO. 1

A601 AC

B
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DRAWING NO. A601
INTERIOR ELEVATION A - D

SAFETY DURING CONSTRUCTION
1.

2.

3.

DURING CONSTRUCTION, AT LEAST ONE EXTINGUISHER SHALL BE PROVIDED ON EACH FLOOR LEVEL 
AT EACH STAIRWAY, IN ALL STORAGE AND CONSTRUCTION SHEDS, IN LOCATIONS WHERE 
FLAMMABLE OR COMBUSTIBLE LIQUIDS ARE STORED OR USED, AND WHERE OTHER SPECIAL 
HAZARDS ARE PRESENT PER CFC SECTIO N 3315.1.

BUILDINGS UNDERGOING CONSTRUCTION, ALTERATION, OR DEMOLITION SHALL CONFORM TO CFC 
CHAPTER 33. WELDING, CUTTING, AND OTHER HOT WORK SHALL BE IN CONFORMANCE WITH CFC 
CHAPTER 35

THE PERSON MAKING OR CAUSING AN EXCAVATION TO BE MADE SHALL PROVIDE WRITTEN NOTICE 
TO THE OWNERS OF ADJOINING BUILDINGS ADVISING THEM THAT THE EXCAVATION IS TO BE MADE 
AND THAT THE ADJOINING BUILDINGS SHOULDBE PROTECTED, DELIVERED NOT LESS THAN 10 DAYS 
PRIOR TO THE SCHEDULED EXCAVATION STARTING DATE. (CBC 3307.1)

CODE REFERENCES

•
•
•
•
•
•
•
•
•
•
•

THIS PROJECT SHALL COMPLY WITH THE 2020 BUILDING CODE OF NEW YORK STATE, WHICH ADOPTS THE 2018 
IBC, 2018 IMC, 2018 IPC, 2018 IEC AND THE 2017 NEC.

ALL WORK AND MATERIALS SAHLL BE IN FULL ACCORDANCE WITH THE REQUIREMENTS OF THESE CODES AND 
ALL APPLICAABLE LOCAL ORDINANCES. THE GOVERNING CODES ARE:

2020 NEW YORK BUILDING CODE WHICH ADOPTS THE 2018 INTERNATIONAL BUILDING CODE
2020 NEW YORK MECHANICAL CODE WHICH ADOPTS THE 2018 INTERNATIONAL MECHANICAL CODE
2020 NEW YORK PLUMBING CODE WHICH ADOPTS THE 2018 INTERNATIONAL PLUMBING CODE
2020 NEW YORK ELECTRICAL CODE WHICH ADOPTS THE 2018 INTERNATIONAL ELECTRICAL CODE
2020 NEW YORK FUEL GAS CODE WHICH ADOPTS THE 2018 INTERNATIONAL FUEL GAS CODE
2020 NEW YORK ENERGY CODE WHICH ADOPTS 2018 INTERNATIONAL ENERGY CONSERVATION CODE
2020 NEW YORK FIRE CODE WHICH ADOPTS 2018 INTERNATIONAL FIRE CODE
2020 NEW YORK RESIDENTIAL CODE WHICH ADOPTS THE 2018 INTERNATIONAL RESIDENTIAL CODE
NFPA 13, STANDARD FOR INSTALLATION OF SPRINKLER SYSTEMS AS AMENDED, 2018 EDITION
NFPA 14, STANDARD FOR THE INSTALLATION OF STANDPIPE AND HOSE SYSTEMS, 2018 EDITION 
NFPA 24, STANDARD FOR THE INSTALLATION OF PRIVATE FIRE SERVICE MAINS AND THEIR 
APPURTENANCES

DESIGN INFORMATION
OWNER:
---

DESIGNER:
---

CONTRACTOR:
TBD

STRUCTURAL:
---
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REF.

A2013

A201

A201

A201

4

2

1

2
A301

2
A301

1 2

A

B

A401
1

E02

03

E01

E05

EOH2EOH1 EOH3 EOH4 EOH5 EOH6

UTILITY
4

LOBBY/
COUNTER

1

OFFICE
6

SERVICE
AREA 2

12

TOILET -1
2

1
A301

1
A301

A

A

BREAK ROOM
5

04

02

01

SERVICE
AREA 1

8

1
2
' -

 0
"

8' - 1 1/4"

3
' -

 2
 1

/1
6
"

7' - 7 1/8"

-

-

1 2

A

B

UTILITY
4

LOBBY/
COUNTER

1

OFFICE
6

SERVICE
AREA 2

12

TOILET -1
2

S

S

S

Co

S

H

H

H H

H

EXIT EX
IT

12' - 0"
2x4 ACT

8' - 0"
2x4 ACT

8' - 10"
2x4 ACT

SERVICE
AREA 1

8

BREAK ROOM
5

TOILET-2
3

FLOOR PLAN KEYNOTES

P/I MTL FRAME WALL CONST @ 16" O.C. PER DETAIL1

P/I KITCHEN FIXTURES. MODELS TBD BY OWNER PRIOR TO
CONSTRUCTION.

5

FLOOR PLAN LEGEND

NEW 2x MTL WALL CONST PER DETAIL

WALL TAG PER SHEET A-6011

WINDOW TAG PER SHEET A-601A

DIMS TO FACE OF STUD (UNO)�

DIMS TO CENTERLINE�

DOOR TAG PER SHEET A-601000

P/I = PROVIDE / INSTALL

NEW TOILET ROOM FIXTURES; TYPES & STYLE TO BE
SELECTED BY OWNER PRIOR TO PURCHASING / ROUGH-IN
CONSTRUCTION. ADA COMPLIANT FIXTURES TO BE SELECTED
U.N.O.

7

NEW CASEWORK / CABINETRY TYPES & STYLE TO BE
SELECTED BY OWNER PRIOR TO PURCHASING / ROUGH-IN
CONSTRUCTION. CONTRACTOR TO COORDINATE SELECTED
CABINETRY WITH PLUMBING / ELECTRIC AS REQUIRED TO
COMPLETE INSTALLATION.

6

P/I NEW DOOR & FRAME PER SCHEDULE.2

P/I NEW STOREFRONT ENTRY PER SCHEDULE.4

EXISTING WALL CONST

P/I NEW INTERIOR WINDOW & FRAME. FINAL SIZE AND
LOCATION TBD BY OWNER PRIOR TO ORDERING UNIT.

3

RCP LEGEND

DECORATIVE PUCK LIGHT

NEW GYP. BD. CEILING CONSTRUTION

X CEILING HEIGHT SPOT 
ELEVATION

NEW 2x2 ACOUSTIC CEILING TILE CONSTRUTION

NEW CEILING MOUNTED HARD WIRED 
SMOKE DETECTOR W/ BATTERY BACKUPS

D

EX
IT NEW CEILING MOUNTED HARD WIRED 

LED EXIT SIGNAGE W/ BATTERY BACKUP

NEW CEILING MOUNTED HARD WIRED 
VISUAL HORN & STROBE

2x2 LAY-IN LIGHT FIXTURE

TRACK LIGHTING PER OWNER

4' LINEAR SURFACE MOUNTED LIGHT
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11

DEMOLITION PLANDEMOLITION PLAN

ROOM SCHEDULE

Number Name Area Perimeter Occupancy

1 LOBBY/ COUNTER 538 SF 99' - 10 1/8"
2 TOILET -1 59 SF 30' - 8"
3 UTILITY 101 SF 41' - 6"
5 OFFICE 136 SF 49' - 0"
6 TOILET -2 42 SF 25' - 10 3/4"
7 EQUIP. 35 SF 24' - 11 3/4"
10 SERVICE AREA 1 2562 SF 229' - 4 9/32"
12 SERVICE AREA 2 2192 SF 191' - 10"
11 STORE ROOM 229 SF 60' - 6 13/16"
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R-70-02 | COMBINE 15 PARCELS INTO 11 NEW
LOTS. MAP #5056 FILED 4/10/70 101-207
SEELEY ROAD ALSO PART OF THIS CASE

2564-70 Erie Blvd E 04/10/70 Project Resubdivision Approved

AS-79-006 | Waiver of area. aka 2564-70 Erie Blvd.
E.(Aamco)

2564-70 Erie Blvd E 03/08/79 Project Sign Waiver Approved with

2013-07156 | sewer bu it is a automotive
transmission garage will open 8am

2564-70 Erie Blvd E 04/10/13 Completed Complaint Sewer Back Up Completed

2013-09506 | bu will be there 8-5 on thursday2564-70 Erie Blvd E 05/02/13 Completed Complaint Sewer Back Up Completed

23806 | Remove 1000 gal transmission fluid tank2564-70 Erie Blvd E 05/04/16 Permit Application FPB Tank - Removal Issued

2564-70 Erie Blvd E 05/19/16 Inspection Inspector Notification In Progress

23806 | Remove 1000 gal transmission fluid tank |
Certificate of Completion #23806

2564-70 Erie Blvd E 05/26/16 Completed Permit FPB Tank - Removal Certificate Issued

2564-70 Erie Blvd E 05/30/16 Inspection Progress Inspection Pass

SP-24-27 | SUP application for change of use from
vacant to light automobile repair in MX-3 District
along with exterior site additions and changes.

2564-70 Erie Blvd E 11/13/24 Project SP - Light Duty MVR On Hold

MiSPR-24-88 | Change of Use and exterior
alterations, companion application to SP-24-27.

2564-70 Erie Blvd E 11/13/24 Project Minor Site Plan Review On Hold

V-25-02 | Applicant seeks relief from the violation of
not meeting the minimum two-story building
addition on a proposed "Light Auto, Repair" use
type facility in (MX-3) Zone District.
The total lot size of the subject parcel is 38,300 SF
and the adition will contain 2,400 SF as structurall
coverage.

2564-70 Erie Blvd E 01/14/25 Project Variance (Area) Active

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 01/30/2025
Tax Map #: 035.-02-57.0

Owners: ETK JR Realty, LP, JERRY TROMBINO
Zoning: MX-3

Generated By: adillon On: 01/31/2025 At: 4:27 PM Page 1 of 1



Jake Dishaw
Zoning Administrator

300 South State St, Suite 700
Syracuse, NY 13202

OFFICE OF ZONING ADMINISTRATION
Ben Walsh, Mayor

To: Erwin  Kost,Jr

From: , Zoning PlannerAmber Dillon

Date: 1/31/2025 4:28:55 PM

Re: Variance (Area) V-25-02
2564-70 Erie Blvd E, Syracuse,  13224

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 01/14/2025
Zoning Planner Waiting on Board 01/27/2025 Amber Dillon On 2/6 BZA Meeting
Zoning Administrator Pending 01/14/2025
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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-25-02

2/6/2025

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

PRINT FORM



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:

City of Syracuse Board of Zoning Appeals 2/6/2025

V-25-02

2/6/2025

PRINT FORM


	V-25-02 Staff Report
	V-25-02 Agenda Item
	V-25-02 Staff Report
	V-25-02 Agenda Item
	Binder1
	V-25-02 SR - Copy MH edits
	V-25-02 Application
	Area Variance Approval Criteria
	Use Variance Approval Criteria
	SP-24-27 Revised Plans.pdf
	SP-24-26
	Signed permit application & enviro form
	2564 Erie Boulevard _Elevation
	2564 Erie Boulevard_Perspective Views
	2564 Erie Boulevard_Plan
	2564 Erie Boulevard_SITE- LIGHTING PLAN - EXTERIOR
	2564 Erie Boulevard_SITE PLAN
	Boundry Survey - LOT 252B
	Sheets and Views
	LOT 252B MONTCLAIR_TS-TC-KIP 24 X 36



	2024-12-20 Syracuse Big E Tire revised plans
	Sheets and Views
	Syracuse Big E Tire-C1
	Syracuse Big E Tire-C2
	Syracuse Big E Tire-C3
	Syracuse Big E Tire-C4
	Syracuse Big E Tire-C5
	Syracuse Big E Tire-C6





	Final Plans Big E
	Sheets and Views
	Syracuse Big E Tire-C1
	Syracuse Big E Tire-C2
	Syracuse Big E Tire-C3
	Syracuse Big E Tire-C4
	Syracuse Big E Tire-C5
	Syracuse Big E Tire-C6



	PH
	City Comments
	Short EAF Form Part 2 - V-25-01

	2564 Erie Boulevard_V24_1-3-25  details - A101
	2564 Erie Boulevard_V24_1-3-25  details - A102
	2564 Erie Boulevard_V24_1-3-25  details - A504
	2564 Erie Boulevard_V24_1-3-25  details - G001


