CITY OF SYRACUSE, MAYOR SHARON F. OWENS
300 South State Street, Suite 700 Syracuse, NY 13202

Department of Neighborhood and Business Development
Jake Dishaw, Zoning Administrator
Office of Zoning Administration — P: (315)448-8640 E: Zoning@syr.gov

MaSPR-2026-10 Staff Report — May 18, 2026
Application Type: Major Site Plan Review
Project Address: 109 Phillips Rd. (Tax Map ID: 039.-08-09.0)

The applicant intends to establish three additional bedrooms in an existing “Dwelling,
Single Unit Detached” land use type with two existing bedrooms, and to change the
land use type to “Dwelling, Single Unit Commercial Conversion”.

“Dwelling, Single Unit Commercial Conversion” land use types are permitted by right
Summary of under the regulations of the R1 Zone District. The conversion of 2 or more rooms to
Proposed Action: bedrooms requires Major Site Plan Review.

Site changes include designating 3 additional parking spaces along the existing rear
driveway.

Total site area: 0.17 Acres /7,573 SF

Joseph E. Grasso, Phins Management Inc, VP of Finance and Administration

Gz irpiars LeMoyne College (Owner)

Existing Zone

District: Single Unit Residential (R1) Zone District

Surrounding Zone The neighboring properties to the north, east, west, and south are within the R1 Zone
Districts: District.

Companion
Application(s) N/A
Exterior work:
(1) Designating 3 on-site parking spaces within the rear U shaped driveway.
Interior work:
(1) Establishing 3 existing bedrooms which were illegally added by prior owner.
Scope of Work: (2) Finishing and expanding common areas and building walls to separate
mechanical utility areas from conditioned habitable space.
(3) Installing egress windows throughout to comply with NYS Building Codes.
(4) Finishing and conditioning portions of the basement to be utilized for both
common spaces and bedrooms.

Existing Conditions
-  The existing structure is residential in character, with two legally established
bedrooms, and a large U-shaped parking area in the rear.

Nonconformities
- 1 nonconformity exists on the lot: 1) the Parking and Driveway area covers
Facts on Project: 25% (1900 sqft) of the lot where 20% is the maximum allowed in the R1 zone
district. This can be rectified in the future with a Zoning Administrative
Adjustment, up to 5%.

Dimensional Standards
- The existing lot meets all Dimensional standards of the R1 Zone District.
- The existing coverage of the lot is 14% (1065 sqft) Structural, 25% (1900
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sqft) Parking and Driveway Surface, and 4.2% (321 sqft) Other Non-Natural
Material.

Use Specific Standards

Each additional room converted to a sleeping area must be accompanied by
one new, on-site designated parking space, parking reductions do not exempt
the minimum requirements.

New parking spaces must comply with the regulations within SZO.

3 additional parking spaces are provided in the rear of the structure along the
U-shaped driveway

The provided common spaces meet the required minimum for commercial
conversions, 708 sqft is provided which exceeds the required 700 sqft per
SZO for a 5-bedroom commercial conversion.

Local Land Use and Residential Compatibility

The site is in the Single Unit Residential (R1) zone district, where the use type
“Dwelling, Single Unit Commercial Conversion” is permitted by right.
Increasing the density of the structure does increase parking requirement. For
this lot all required parking is provided along the side and rear of the structure
which complies with SZO.

Off-Street Parking and Loading
3 additional parking spaces are provided in the rear of the structure along the

U-shaped driveway.

Landscaping, Buffering, and Screening
No new landscaping, buffering or screening is proposed.

Site, Building Design, and Exterior Lighting
The existing structure is residential in character, with two legally established
bedrooms, and a large U-shaped parking area in the rear.

Signage

Any proposed signage requires separate building permits subject to review by
the Zoning Administration, Central Permit Office, and Preservation Planner if
applicable.

Historic Preservation
This property is not on the City’s Historic Properties list and does not require
review by the Landmark Preservation Board.

Additional Standards, Building Placement, and Transparency
No other additional standards apply.
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Staff Analysis:

Major Site Plan Approval Criteria

Consistency with the General Purpose and Intent of the Ordinance:
The proposed additional bedrooms in an existing Single Unit Dwelling is
consistent with SZO0, it allows for novel ways of increasing density in Residential
Zone Districts, without overburdening street parking.

Consistency with Dimensional & Design Development Standard of Zoning
Ordinance:

The project meets all applicable dimensional standards for the R1 Zone District
and increases the density of housing in this zone district.

Consistency with the Comprehensive Plan and Other Adopted City Policies
and Plans:

The proposed restoration and conversion of the building is consistent with the
Comprehensive Plan and adopted City policies by supporting investmentinto the
existing housing stock.

Staff Recommendation: Staff recommend approving this project.

Recommend conditions if
approved:

Zoning Procedural
History:

que nforcement See attached code enforcement history.
History:

NMG

1. The applicant shall comply with the general conditions for approval on the
Site Plan application. (See the attached sheet General Conditions for Site Plan
Approval)

2. All onsite parking must be kept behind the front facade of the structure,
additional parking is not permitted on the driveway between the front facade
and the City ROW.

3. All proposed work shall apply for and obtain permits from the Central Permit
Office prior to commencing any work.

4. Anyunpermitted work will require retroactive permits to be obtained from the
Central Permit Office.

5. The property owner shall ensure that the designated three (3) parking spaces
remain continuously available for residents of the property.

No zoning history exists for this property.
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, L The proposed lot has one zoning violation for illegal land use of the additional existing
Zoning Violations: o . .
bedrooms, which is the purpose of this application.
Summary of Changes: This is not a continued application.

Existing property characteristics

The subject property at 109 Phillips Rd. is a regularly shaped parcel with a lot size of
7,573 SF (0.174 Acres). The property has one street frontages with 60.1 FT of southern
Property frontage along Phillips Rd. To the west, the property line borders 107 Phillips Rd. for
Characteristics: 126 FT. To the north, the property line borders 1208-12 Salt Springs Rd. and 1216 Salt
Springs Rd. for 60.1 FT. To the east, the property line borders 115 Phillips Rd. for 126
FT; The parcel is currently occupied by a 1 story frame house with two legally
established bedrooms and a large U-shaped driveway that leads to the rear.

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

Onondaga County
Planning Board

Pursuant to GML §239-1, m and n, the proposal was reviewed by the Onondaga County
Planning Board on 4/17/2026 with no position. (See OCPB resolution)

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

o Major Site Plan Review Application

o Short Environmental Assessment Form Part 1

o Existing Conditions Lemoyne Phin’s Housing (Sheets T1.1 and A1.1) 109 Phillips Road, Syracuse, NY 13214;
Drawn by TEF of Holmes, King, and Kallquist; Dated 10/02/2025; Scale: As shown

o Lot No. 29 & part of Lot No. 30 Gifford Manor Amended — Section “B” Part of Lot No. 50 — Former Town of
Dewitt Now City of Syracuse, Onondaga County, State of New York; Prepared by lanuzi and Romans Land Surveying,
P.C.; Dated 2/6/2012; Scale: 1 =20’

Attachments:

Major Site Plan Review Application OCPB Comments

Code Enforcement History IPS Comments from City Departments
Context Maps:

Figure 1: Zone District of Subject Property

NMG
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Description: Figure 1 shows the current Zone District of the subject property.
Image Source: City of Syracuse Neighborhood and Business Development, Syracuse Zoning Map

Figure 2: Aerial Imagery of Subject Property
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Description: Figure 2 shows satellite imagery of the subject property.
Image Source: Onondaga County GIS on the Web, https://spatial.vhb.com/onondaga/
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For Office Use Only

Office of Zoning Administration
300 S State St, Suite 700
Syracuse, NY 13202

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

Zone District:
Application Number: - -

Site Plan Review 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:
Phins Management, Inc.

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

Tax Map ID#:039.-08-09.0 Lot size (sq. ft.): 7,573.00 sq ft
Current use of property: Student Housing Proposed: Stydent Housing
Current number of dwelling units (if applicable): 1 Proposed: 1

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

Current onsite parking (if applicable): 5 Proposed: 5

Zone District (base and any overlay) of property: Res 1

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

1600 Salt Springs Rd, 1474 Salt Springs Rd, 117 Phillips Rd, 117 Phillips Rd, 102 Phillips Rd, 630 Audubon Pkwy, 400 Fayette Blvd, 136 Melbourne Ave

Type of Site Plan: @ Major [J Minor

Project construction (check all that apply):
O Demolition (full or partial) M New construction O Exterior alterations [J Site changes

Detailed description of the project (required):

Phins Management seeks zoning approval for [3] additional bedrooms that were constructed prior
the organization's acquisition of this property in July of 2023. Phins Management installed code
compliant egress windows in two additional bedrooms found in the basement. Pending zoning
approval, Phins Management will seek permits for the bedrooms constructed at the property
without permits.

To reach the required 700sgft of common area, Phins Management proposes to add 242sqft of
common space to the basement.

Article 3.3A(5) i states, "Each additional room converted to a sleeping area must be accompanied
by the provision of one new, on-site, designated parking space." Sufficient on-site parking exists.




Office of Zoning Administration

Site Plan Review Application 300 S State St, Suite 700
Syracuse, NY 13202

Phone: (315) 448-8640

Email: zoning@syrgov.net

Owner/Owner’s Agent Certification

By signing this application below, I, as the owner of the property under review give my endorsement of this
application.

Print owner’s name:Joseph E. Grasso’ President

Signature: G Signature Page Date:

Mailing address: 1419 Salt Springs Rd, Syracuse, NY 13214
Phone: Email:

Print authorized agent’s name: Date:

Signature:

Mailing address:

Phone: Email:

The names, addresses, and signatures of all owners of the property are required. Please attach additional
sheets as needed. If a property owner designates an authorized agent as a legal representative to
apply on their behalf or to present the project at the City Planning Commission, please attach an
executed power of attorney. Faxed or photocopied signatures will not be accepted.

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
@ STATE ENVIRONMENTAL QUALITY REVIEW ACT (SEQR) — Short Environmental Assessment Form
(SEAF) Part One filled out to the best of your ability, dated, and signed
0 PHOTOGRAPHS (COLOR) of the PROJECT SITE — keyed to a property survey or site plan
0 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 - $0

Please submit PDFs of plans into one PDF package containing all applicable submittal requirements
detailed below. For projects with multiple sites, separate site plan review applications must be submitted
for each project site. Hard copies of plans may be submitted in person. 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:
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EXISTING CONDITIONS

LEMOYNE PHIN'S HOUSING

109 PHILLIPS ROAD, SYRACUSE, NY 13214

HKK PROJECT #24054

ARCHITECT:

HOLMES = KING = KALLQUIST
& ASSOCIATES, ARCHITECTS, LLP

575 NORTH SALINA STREET
SYRACUSE, NY 13208
PHONE: (315) 476-8371

WEBSITE: www.hkkarchitects.com

I, THE UNDERSIGNED ARCHITECT, CERTIFY

THAT TO THE BEST OF MY KNOWLEDGE,

INFORMATION AND BELIEF, THE PLANS AND
SPECIFICATIONS ARE IN ACCORDANCE WITH

APPLICABLE REQUIREMENTS OF THE

INTERNATIONAL BUILDING CODE
AS ADOPTED BY NEW YORK STATE

AND THE

INTERNATIONAL ENERGY CONSERVATION CODE

AS ADOPTED BY NEW YORK STATE

ISSUE DATE XX/XX/XXXX

BID SET No.

[REV | DATE. | DRAWN | DESCRIPTION .

No: BY :

ALL DRAWINGS AND SPECIFICATIONS ARE THE
PROPERTY OF THE ARCHITECT, AND SHALL BE USED
ONLY ON THE JOB DESIGNATED. COPYRIGHT (©)

THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS
AT THE SITE AND PROMPTLY NOTIFY THE
ARCHITECT IN WRITING OF ANY DISCREPANCIES.

JOB NO: 24054

DATE: 10/02/2025

DRAWN BY: TEF

SCALE: NONE

ABBREVIATIONS :

SYMBOLS :
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PART 69.5(b) OF THE TITLE VIl EDUCATION LAW OF NEW YORK PROHIBITS ANY AND ALL ALTERATIONS TO THIS DRAWING OR DOCUMENT BY ANY PERSON, UNLESS ACTING UNDER THE
DIRECTION OF A LICENSED ARCHITECT. ANY SUCH ALTERATIONS SHALL BE NOTED, SEALED, AND SIGNED BY THE ALTERING ARCHITECT IN ACCORDANCE WITH THE REQUIREMENTS OF PART 69.5(b).
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Le Moyne College
Facilities

1419 Salt Springs Road
Syracuse, NY 13214

FACILITIES MANAGEMENT

STATEMENT TO SUPPORT MAIJOR SITE PLAN REVIEW APPLICATION

TO: City of Syracuse Dept of Zoning and Code Enforcement

DATE: December 2, 2025

FROM: Gary Peden and John Brower

SUBJECT: Major Site Plan Review for Eight Properties owned by Phins Management

“Le Moyne College is proud to be one of the institutional “anchors” of the City of Syracuse and its Salt
Springs Neighborhood. The College plans on continuing to invest in the neighborhood and in the City. We
want to be a reliable and good partner with the City.” Linda M. LeMura, PhD, President, Le Moyne College

In June 2023, The City of Syracuse published a Housing Study that categorized every neighborhood in Syracuse
by its housing market challenges and strengths. The study defined the Salt Springs neighborhood as an “asset
cluster”, a neighborhood “where recovery and vitality are possible, but so is further decline if action is not
taken to avoid it” (Syracuse Housing Strategy, 32).

Those familiar with Salt Springs and its proud residents know that vitality already exists here. These residents,
however, are quick to note the differences between owner-occupied homes and rental properties. The
Neighborhood Plan for Salt Springs, developed as follow up to the Housing Study, warns, “rental property in
Salt Springs is generally not well maintained and if this is not turned around, this will be a major reason the
neighborhood will struggle in the future” (2025 Neighborhood Plan for Salt Springs, prepared by czbLLC for the
City of Syracuse, 27).

In July 2023 Le Moyne College acquired a portfolio of 20 rental properties within a half mile radius of campus
via its wholly owned subsidiary, Phins Management, Inc. The College has since invested over $500,000 in
capital improvements and maintenance at these properties. Phins Management also hosts regular
neighborhood meetings and social gatherings to foster an environment where students and long-term
residents can live as neighbors without major disruption to quality of life.

The previous owner added additional bedrooms in the basements of eight of these properties without prior
zoning or permitting approval. Phins Management installed egress windows as needed to bring these
bedrooms up to NYS Fire Safety Code and continued to house students in these rooms. After following
protocol to obtain rental registry inspections for each property, the Department of Zoning and Code
Enforcement cited these additional bedrooms for illegal land use, as they were added without zoning approval
or permits.



Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing

Part 1 — Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses become part of the
application for approval or funding, are subject to public review, and may be subject to further verification. Complete Part 1 based on
information currently available. If additional research or investigation would be needed to fully respond to any item, please answer as
thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the
lead agency; attach additional pages as necessary to supplement any item.

Part 1 — Project and Sponsor_Information

Name of Action or Project:

Zoning Approval for three additional bedrooms

Project Location (describe, and attach a location map):
109 Phillips Rd. Property Class: 418 - Inn/lodge. Site Property Class: 210 - 1 Family Res.

Brief Description of Proposed Action:

Phins Management seeks zoning approval for three additional bedrooms that were constructed prior the organization's acquisition of this property in
July of 2023. Phins Management installed code compliant egress windows in two additional bedrooms constructed in the basement. Pending zoning
approval, Phins Management will seek permits for the bedrooms constructed at the property without permits.

Name of Applicant or Sponsor: Telephone:
Phins Management, Inc. E-Mail:
Address:
1419 Salt Springs Rd
City/PO: State: Zip Code:
Syracuse NY 13214
1. Does the proposed action only involve the legislative adoption of a plan. local law. ordinance, NO YES
administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that D
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.
2. _Does the proposed action require a permit, approval or funding from any other government Agency? NO YES
If Yes, list agency(s) name and permit or approval: city of Syracuse building permit |:|
v
3. a. Total acreage of the site of the proposed action? 17 acres
b. Total acreage to be physically disturbed? __ oacres
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor? -58 acres

4. Check all land uses that occur on, are adjoining or near the proposed action:
[] Urban [] Rural (non-agriculture) [ Industrial Commercial Residential (suburban)
[ Forest [] Agriculture [] Aquatic [] Other(Specify):
[] Parkland

Page 1 of 3 SEAF 2019


http://www.dec.ny.gov/permits/90156.html
http://www.dec.ny.gov/permits/90178.html
http://www.dec.ny.gov/permits/90533.html
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5. Is the proposed action,

YE

wn

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

LI} 8

1] 5

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?

<
w

E

<]

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify:

<
m
2]

[]

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

b.  Are public transportation services available at or near the site of the proposed action?

c.  Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?

<
m
(2]

LI

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

s L1LI=1 B[ [x] 8] ]3|

<
m
wn

[]

10. Will the proposed action connect to an existing public/private water supply? NO | YES
If No, describe method for providing potable water:
L]
11. Will the proposed action connect to existing wastewater utilities? NO | YES
If No, describe method for providing wastewater treatment:
L]
12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district YES

which is listed on the National or State Register of Historic Places, or that has been determined by the
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the
State Register of Historic Places?

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

[<]|3

<]

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

YES

[<|[x]3
L]
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http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
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http://www.dec.ny.gov/permits/90507.html
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14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

[JShoreline [] Forest [_] Agricultural/grasslands [] Early mid-successional
[CJWetland [] Urban Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

g

16. Ts the project site located in the 100-year flood plan?

~
[

E

[]

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:

<
w

E

NNINEISIEINIE

L0

18. Does the proposed action include construction or other activities that would result in the impoundment of water NO | YES
or other liquids (e.g., retention pond, waste lagoon, dam)?

If Yes, explain the purpose and size of the impoundment:

V1L
19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste | NO | YES

management facility?

If Yes, describe:

[v]| ]
20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or NO | YES

completed) for hazardous waste?
If Yes, describe:

[]

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF

MY KNOWLEDGE

Signature:

Applicanlr’sponsor/nan-c\;fseph E. Grassg__ Date: q [q l (;20 7 S—

/ \.DE/Q&{\(C \\\M"ff Title: Phins Management, Inc. President
i -

\J
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TO:

FROM:

DATE:

RE:
RECOMMENDATION:

\ ONONDAGA COUNTY somveazsne
DEPARTMENT OF PLANNING sretraror v

Members of the City of Syracuse Zoning Administration
Troy Waffner, Director Of Planning

Friday, April 17, 2026

GML Administrative Review - 109 Phillips Road

No Position

Per General Municipal Law, §§239-m and -n, and the Onondaga County Planning Board Rules of Procedure and Referral
Policy, the Board may delegate review and recommendation on certain referral actions to the Director of the Onondaga
County Department of Planning.

These actions, determined as being generally routine in nature with minimal and/or well-understood intercommunity or
countywide concerns, are listed within the Rules of Procedure, and at this website:
http://www.ongov.net/planning/ocpbreferableactions.html. Please contact Onondaga County Department of Planning staff

with any questions.

CASE NUMBER:
REFERRING BOARD:
DATE RECEIVED:
TYPE OF ACTION:
APPLICANT:
LOCATION:

WITHIN 500" OF:

TAX ID(s):

PROPOSAL:

ADVISORY NOTE(S):

Z-26-100

City of Syracuse Zoning Administration

4/10/2026

SITE PLAN

Joseph E Grasso and Jack Bower

109 Phillips Road

The municiple boundary between the City of Syracuse and Town of DeWitt
039.-08-09.0

The applicant is proposing to establish three additional bedrooms in an existing
house, for City records, in the Salt Springs area of the City of Syracuse. The
house is located on 0.17-acre parcel in a Single Unit Residential (R1) zoning
district close to LeMoyne College. Per the application, the bedrooms were
constructed prior to the applicant’s acquisition of the property in 2023. It's noted
that to be code compliant, egress windows were installed and common-space
within the house was increased to 700 sf. Each additional bedroom requires one
designated parking space and sufficient on-site parking exists. No exterior
changes to the site are proposed.

Per GML § 239-nn, the legislative body or other authorized body having jurisdiction in a
municipality shall give notice to an adjacent municipality when a hearing is held by such body
relating to a subdivision, site plan, special use permit, or a use variance on property that is within
five hundred feet of an adjacent municipality. Such notice shall be given by mail or electronic
transmission to the clerk of the adjacent municipality at least ten days prior to any such hearing.



Agency Use Only [If applicable]

Project: |MaSPR-2026-10

Date: |5/18/2026

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 Moderate

small to large
impact impact
may 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?

NEEEEEEEEEEEE
OO0 o0o0ooO0o0oooo

PRINT FORM Page 1 of 2
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Agency Use Only [If applicable]

Project: | MaSPR-2026-10

Date: | 5/18/2026

Short Environmental Assessment Form
Part 3 Determination of Significance

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.

City of Syracuse City Planning Commission 5/18/2026
Name of Lead Agency Date

Steven Kulick Chairperson

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)

PRINT FORM
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City of Syracuse

Parcel History

01/01/1900 - 05/12/2026
Tax Map #: 039.-08-09.0

Owners: PHINS MANAGEMENT INC.

Zoning: R1
Address Date Transaction Transaction Type Status Description
109 Phillips Rd 04/29/13 Completed Complaint ~ Sewer Back Up Completed 2013-09067 | sewer b/u
109 Phillips Rd 11/12/13 Completed Complaint ~ Sewer Back Up Completed 2013-27094 | sewer b/u
109 Phillips Rd 09/12/16 Completed Complaint ~ Sewer Back Up Completed 2016-27303 | sewer back up James 416-2968
109 Phillips Rd 01/09/17 Periodic Inspection Rental Registry Invalid - failed to
109 Phillips Rd 02/27/17 Completed Complaint ~ Sewer Back Up Completed 2017-04939 | sewer backup- lilam 518-423-0860
109 Phillips Rd 06/07/17 Completed Complaint  Illegal Trash Set Out Completed 2017-13858 | code violation
109 Phillips Rd 10/28/17 Completed Complaint ~ Sewer Back Up Completed 2017-31953 | sewer backup nick 585-643-0880
109 Phillips Rd 10/31/17 Completed Complaint  Jet Lateral/Main Completed 2017-31738 | basement flush for tues
109 Phillips Rd 11/12/17 Completed Complaint ~ Sewer Back Up Completed 2017-32800 | bu
109 Phillips Rd 01/25/18 Completed Complaint ~ Sewer Back Up Completed 2018-02589 | sewer backup- john 372-1332
109 Phillips Rd 02/21/19 Completed Complaint  Illegal Trash Set Out Completed 2019-03555 | code violation (heavy can)
109 Phillips Rd 07/26/19 Inspection Complaint Inspection Pass
109 Phillips Rd 08/13/19 Inspection Complaint Inspection In Progress
109 Phillips Rd 08/28/19 Completed Complaint ~ Building W/O Permit Completed 2019-20704 | Potential construction reported. A lot
of debris in the back yard and contruction noise.
Please determine if it's potentially permit related
109 Phillips Rd 08/28/19 Inspection Complaint Inspection Pass
109 Phillips Rd 10/28/19 Periodic Inspection Rental Registry RR - Valid/Cert
109 Phillips Rd 02/10/20 Completed Complaint ~ Sewer Back Up Completed 2021-02690 | b/u
109 Phillips Rd 05/18/20 Completed Complaint ~ Bulk Household Items ~ Completed 2020-07880 | couch
109 Phillips Rd 02/06/21 Completed Complaint ~ Sewer Back Up Completed 2021-04018 | SEWER B/U
109 Phillips Rd 10/21/22 Complaint Rental Registry Open 2022-09356 | Rental Registry
109 Phillips Rd 10/21/22 Violation SPCC-Sec. 27-133 Closed
Registration
109 Phillips Rd 01/12/23 Inspection Complaint Inspection N/A
109 Phillips Rd 01/13/23 Inspection Complaint Re-Inspection N/A
109 Phillips Rd 06/21/23 Periodic Inspection Rental Registry Invalid - Cannot
109 Phillips Rd 07/25/24 Inspection Complaint Re-Inspection No Progress

Generated By: ngarcia On: 05/15/2026 At: 9:04 AM
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City of Syracuse

Parcel History

Address Date Transaction Transaction Type Status Description
109 Phillips Rd 08/29/24 Inspection Complaint Re-Inspection In Progress
109 Phillips Rd 09/19/24 Complaint Property Maintenance-  Open 2024-07332 | Apply for and obtain proper permits

Int
109 Phillips Rd 09/19/24 Inspection Complaint Inspection Fail
109 Phillips Rd 09/19/24 Violation SZC - RAAllegal Land Open

Use
109 Phillips Rd 09/25/24 Inspection Complaint Re-Inspection In Progress
109 Phillips Rd 10/11/24 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 10/11/24 Periodic Inspection Rental Registry RR - Application
109 Phillips Rd 10/11/24 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 11/13/24 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 11/13/24 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 01/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 01/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 03/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 03/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 05/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 05/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 06/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 06/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 08/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 08/13/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 09/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 09/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 10/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 10/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 12/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 12/15/25 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 01/15/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 01/15/26 Inspection Tickle Date (Follow Up) In Progress

Generated By: ngarcia On: 05/15/2026 At: 9:04 AM Page 2 of 3



City of Syracuse

Parcel History
Address Date Transaction Transaction Type Status Description
109 Phillips Rd 01/15/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 02/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 02/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 03/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 03/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 03/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 04/17/26 Inspection Tickle Date (Follow Up) In Progress
109 Phillips Rd 04/17/26 Inspection Tickle Date (Follow Up) In Progress

Generated By: ngarcia On: 05/15/2026 At: 9:04 AM

Page 3 of 3



OFFICE OF ZONING ADMINISTRATION

Sharon F. Owens, Mayor

MaSPR-2026-10

Approval Status Reviewer Comments
Zoning Planner Waiting on Noah Garcia No concerns, see Staff Report
Board
Planning In Review
Commission
DPW Traftic Approved Charles
Control Gafrancessco
DPW Conditionally Neil Burke No major concern with
Transportation Approved interior work as proposed.

Revised plans are needed: the
property frontage requires
remediation to comply with
City requirements. 5' ADA
compliant sidewalk is
required across the entire
frontage, including through
driveways. The existing walk
is in hazardous condition and
has multiple areas of non-
compliant material/asphalt.

e Applicant can satisfy
this requirement by
obtaining the necessary
permit/s and showing
the remedial work on the
site plan, which can be
notated and does not




require new plan set/s.

Eng. Mapping-

Approved

Ray Wills

Work should have no impact

Zoning on Mapping Division assets.
Work inside of the ROW
would require seperate review
and permitting prior to any
work commencing.
Engineering
Design and

Construction




Engineering-

SWPPP
DPW Sanitation Conditionally Vinny Must meet zoning
and Sewers Approved Esposito requirements for lot coverage.

Driveway must drain to the
owners property and can not
adversely impact the adjoining
properties or the City ROW.

Parks and Forestry
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	Zone District: 
	Application Number: 
	undefined: 
	undefined_2: 
	Date: 
	Businessproject name: Phins Management, Inc. 
	Street address as listed in the Syracuse Department of Tax Assessment property tax records: 109 Phillips Rd
	Tax Map ID: 039.-08-09.0
	Lot size sq ft: 7,573.00 sq ft
	Current use of property: Student Housing
	Proposed: Student Housing
	Current number of dwelling units if applicable: 1
	Proposed_2: 1
	Current number of affordable dwelling units if applicable: 0
	Proposed_3: 0
	Current onsite parking if applicable: 5
	Proposed_4: 5
	Zone District base and any overlay of property: Res 1
	Companion zoning applications if applicable list any related zoning applications: 1600 Salt Springs Rd, 1474 Salt Springs Rd, 117 Phillips Rd, 117 Phillips Rd, 102 Phillips Rd, 630 Audubon Pkwy, 400 Fayette Blvd, 136 Melbourne Ave
	undefined_3: On
	undefined_4: Off
	Demolition full or partial: Off
	New construction: On
	Exterior alterations: Off
	Site changes: Off
	Detailed description of the project required: Phins Management seeks zoning approval for [3] additional bedrooms that were constructed prior the organization's acquisition of this property in July of 2023. Phins Management installed code compliant egress windows in two additional bedrooms found in the basement. Pending zoning approval, Phins Management will seek permits for the bedrooms constructed at the property without permits. 

To reach the required 700sqft of common area, Phins Management proposes to add 242sqft of common space to the basement. 

Article 3.3A(5) i states, "Each additional room converted to a sleeping area must be accompanied by the provision of one new, on-site, designated parking space." Sufficient on-site parking exists. 
	Print owners name: Joseph E. Grasso, President
	Signature: See Signature Page
	Date_2: 
	Mailing address: 1419 Salt Springs Rd, Syracuse, NY 13214
	Print authorized agents name: 
	Date_3: 
	Signature_2: 
	Mailing address_2: 
	Phone_2: 
	Email_2: 
	APPLICATION  filled out completely dated and signed by property owner as instructed: On
	STATE ENVIRONMENTAL QUALITY REVIEW ACT SEQR  Short Environmental Assessment Form: On
	PHOTOGRAPHS COLOR of the PROJECT SITE  keyed to a property survey or site plan: Off
	PHOTOGRAPHS COLOR of the STREETSCAPE  including properties adjacent to and across the street: Off
	APPLICATION FEE  0: On
	AS BUILT PROPERTY SURVEYS of all involved properties illustrating boundaries and current: On
	SITE PLANS illustrating site alterations and post project conditions that arewill be different from the: On
	Part1SS1: 
	Part1SS2: Zoning Approval for three additional bedrooms
	Part1SS3: 109 Phillips Rd. Property Class: 418 - Inn/lodge. Site Property Class: 210 - 1 Family Res.
	Part1SS4: Phins Management seeks zoning approval for three additional bedrooms that were constructed prior the organization's acquisition of this property in July of 2023. Phins Management installed code compliant egress windows in two additional bedrooms constructed in the basement. Pending zoning approval, Phins Management will seek permits for the bedrooms constructed at the property without permits. 
	Part1SS5: Phins Management, Inc.
	Part1SS8: 1419 Salt Springs Rd
	Part1SS9: Syracuse
	Part1SS10: NY
	Part1SS11: 13214
	Part11: Yes
	Part 1: 
	2: 
	SS1: City of Syracuse building permit


	Part12: No
	Part13a: .17
	Part13b: 0
	Part13c: .58
	Specify: 
	Part15a: Yes
	Part15b: Yes
	Part16: Yes
	Part17: No
	Part18a: No
	Part18b: Yes
	Part17SS1: 
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