
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 

RB 

R-2026-10 Staff Report –July 20, 2026 

Application Type: Resubdivision 

Project Address: 
971 Spencer Street (115.-01-02.0) &  

901 Hiawatha Boulevard West (115.-01-01.0)  

Summary of  

Proposed Action: 

The applicant intends to convey 3548 SF of property from 901 Hiawatha Boulevard West 

to 971 Spencer Street. This action will unencumber 971 Spencer St. from a structural 

encroachment along the western boundary by moving the property line 12.5 ft towards the 

east.  

No physical work is proposed beyond moving the property line. 

 

Total square footage of New Lot 1A: 0.896 Acres (39028 SF) 

Total square footage of New Lot 2A: 4.069 Acres (177267 SF) 

Owner/Applicant 
RSVP CP Syracuse NY LLC (Owner/Applicant 901 of Hiawatha Boulevard West) 

Angelo LaFace of Angelo LaFace Irrv. Trust (Owner of 971 Spencer Street) 

Existing Zone 

District: 

The two parcels involved in the resubdivsion are located in the Commercial (CM) Zone 

District. 

Surrounding Zone  

Districts: 

The neighboring properties to the east and west are located in the Commercial (CM) Zone 

District. The neighboring property to the north, which is kitty-corner, is located in the Light 

Industry and Employment (LI) Zone District. The neighboring properties to the south, 

which are on the opposite side of I-690, are located in the Light Industry and Employment 

(LI) Zone District. 

Companion 

Application(s) 
N/A 

Scope of Work: 

The applicant would like to convey 3548 SF of property from 901 Hiawatha Boulevard 

West to 971 Spencer Street by moving a shared property line 12.5 ft towards the east. This 

action will unencumber 971 Spencer St. from a structural encroachment along the western 

boundary by moving the property line 12.5 ft towards the east.  

 

Facts on Project &  

Staff Analysis: 

Dimensional Standards 

- The proposed resubdivided lots both meet the Dimensional Standards of the 

Commercial (CM) Zone District pursuant to the Syracuse Zoning Ordinance Art. 2 

Sec.2.12 B for land use types approved in accordance with the SZO. 

- There are no lot area requirements for the Commercial (CM) Zone District. 

- There are no lot width minimums for the Commercial (CM) Zone District  

 

Facts on Project 

- The land use of “Mini-storage” is currently permitted by Special Use Permit in the 

Commercial (CM) Zone District. 901 Hiawatha Boulevard West, which contains a 

mini-storage facility, was established by right when the parcel was zoned 

“Industrial District, Class A”.  

- According to the Onondaga County Planning Agency’s confirmation letter, the 

new 9-1-1 street address for lot 1A will be 971 Spencer St. & lot 2A will be 901 

Hiawatha Blvd West. 

Staff Recommendation: Staff recommend approving this project  

Recommended  

Conditions if Approved: 

1. The applicant shall successfully file the resubdivision map of R-2026-10 in the 

Onondaga County Clerk's office within 62 days of resubdivision approval. 

Zoning Procedural 971 Spencer St.:  
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History: - SP-71-20 Approved, Truckomat: Truck wash with Gas Pumps. 

901 Hiawatha Blvd W.: 

- SR-13-03 Approved, Ground Sign 

- AS-92-18 Approved, Roof Sign 

- AS-89-007 Approved, Off-Premise Advertising (Park) 

- R-86-10 Approved, Realign two lots into two new lots.  

Summary of Zoning 

History: 

971 Spencer St. was first developed by Special Use Permit as a Truck wash with Gas 

Pumps and they were granted a waiver of sidewalks, curbing & curb cut. The property 

was resubdivided in 1986 to enlarge the neighboring parcel 901 Hiawatha Blvd W. by 

65787 SF (1.510 Acres). 901 Hiawatha Blvd W. contains a mini-storage facility. 

Code Enforcement 

History: 
See attached Code Enforcement history. 

Zoning Violations: The proposed lot has no zoning violations. 

Summary of Changes: This is not a continued application. 

Property 

Characteristics: 

Existing Lots 

 

971 Spencer St.  

The subject property at 971 Spencer St. is an irregularly shaped parcel with a lot size of 

42,576 SF (0.977 Acres). The property has one street frontage with 150 FT of frontage along 

Spencer St. which is located on the northern property line. The western property line borders 

901 Hiawatha Blvd W for 290 FT. The eastern property line boarders 971 Spencer St. for 

290 FT and the southern property line borders 901 Hiawatha Blvd W. for 150 FT. The 

property is currently uninhabited with a commercial building on site. 

 

901 Hiawatha Blvd W. 

The subject property at 901 Hiawatha Blvd W. is an irregularly shaped parcel measuring 

173,719 SF (3.988 Acres). The property has three street frontages: with 427.96 FT of 

frontage along Spencer St. which is located on the northern property line, 294 FT of 

frontage along Hiawatha Blvd W. which is located on the western property line, and 591.83 

FT of frontage along I-690 which is located on the southern property line. The eastern 

property line has borders 971 Spencer St. for 290 FT & 955 Spencer St for 118.92 FT. An 

additional 150 FT along the northern property is shared with 971 Spencer St. The property 

contains a “Mini-Storage” land use type business.   

 

Proposed Lot 

 

Lot 1A  

The subject property at 971 Spencer St. is an irregularly shaped parcel with a lot size of 

42576 SF (0.977 Acres). The property has one street frontage with 137.5 FT of frontage 

along Spencer St. which is located on the northern property line. The western property line 

borders 901 Hiawatha Blvd W for 290 FT. The eastern property line boarders 971 Spencer 

St. for 290 FT and the southern property line borders 901 Hiawatha Blvd W. for 137.5 FT. 

The property is currently uninhabited with a commercial building on site. 

 

Lot 2A  

The subject property at 901 Hiawatha Blvd W. is an irregularly shaped parcel measuring 

173719 SF (3.988 Acres). The property has three street frontages: with 440.46 FT of frontage 

along Spencer St. which is located on the northern property line, 294 FT of frontage along 
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Hiawatha Blvd W. which is located on the western property line, and 591.83 FT of 

frontage along I-690 which is located on the southern property line. The eastern property 

line has borders 971 Spencer St. for 290 FT & 955 Spencer St for 118.92 FT. An additional 

137.5 FT along the northern property is shared with 971 Spencer St.  

SEQR Determination: Pursuant to the 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 criteria for Onondaga 

County’s review  

 

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

• Resubdivision application 

• Short Environmental Assessment Form Part 1  

• “Resubdivsion on Part of Farm Lots 319, 320 & 321 of the Onondaga Salt Springs Reservation, Also Being 

Lot 1 & Lot 2 of the Syracuse Plywood Tract, Filed July 18, 1986 as Map No. 6458. Lot 1 into New Lot “1A” 

and Lot 2 into New Lot “2A”, City of Syracuse. Known as No. 901 Hiawatha Boulevard West & 971 Spencer 

St., City of Syracuse, County of Onondaga, State of New York” Drawn by G.C.H. Stamped by Douglas R. 

Lehr. of Lehr Land Surveyors D.P.C. Dated 04/07/26. Scale 1” = 30’ 

 

 

Attachments:    

• Resubdivision Application 

• Short Environmental Assessment Form Part 1 

• Camino Comments from City Departments 
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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, Syracuse Zoning Map 

 

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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To: Michael Murabito Esq. 

333 West Washington Street 

Suite 200  

Syracuse, NY 13202 

 

 

6/10/2026 

 

Re: Application Completeness for Lot Alteration R-2026-10, 971 SPENCER ST 

 

Dear Mr. Murabito, 

 

On 6/10/2026, Rebeca Baker determined the proposed project R-2026-10, at 971 

SPENCER ST has all the required submittals for the application to be complete.  

 

Once all reviewers from City Departments complete their review and all concerns have 

been addressed, the proposed project will be scheduled for the next available City 

Planning Commission (CPC) meeting for a public hearing. No evidence, except items 

specifically required by the Board or offered for a reconsideration or modification, 

shall be accepted after a hearing is closed for public comment or testimony. 

 

All landowners and applicants shall appear in person at the hearing, or by a properly 

authorized representative or agent. An authorized agent who is thoroughly familiar 

with all aspects of the appeal and who is able to testify as to all issues may appear if he 

or she holds a properly signed and executed document showing that they have 

authority to proceed on behalf of the landowner or applicant. Proof of signed and 

executed documents must be submitted to Rebeca Baker at least six (6) business days 

before the public hearing and must be notarized. Failure to have representation appear 

before the City Planning Commission two consecutive meetings will result in your 

project proposal to be denied. Any updates to deliverables (such as site plan, changes 

in proposed work etc.) must be submitted to Rebeca Baker at least six (6) business days 

before the date of the hearing.  

 

If the proposed project is held open for another public hearing and/or meeting to 

resolve any outstanding concerns, updated plans or any other requested documents 

shall be submitted to Zoning Administration staff NO FEWER than six (6) days prior 

to the hearing. Failure to submit by this deadline shall cause the item to be removed 

from the next meeting agenda.   

 

 

 

 































OFFICE OF ZONING ADMINISTRATION 

Sharon F. Owens, Mayor 

Resubdivsion R-2026-10 

Approval Status Reviewer Comments 

Zoning Planner Waiting on 

Board 

Rebeca Baker No concerns, see Staff Report 

Planning 

Commission 

7/20/2026  

CPC Meeting 

  

Eng. Mapping- 

Zoning 

Conditionally 

Approved 

Ray Wills -The bearings Hiawatha and Spencer 

Sts can be confirmed and AGREE 

with the Official City Plats for the 

area. The portion that can not be 

confirmed via plats has been verified 

by other means.  -The Office of the 

City Engineer only verifies ROW 

bearings, not interior angles, 

bearings abutting neighboring 

properties or private easements. 

City Plat# 559 

Engineering 

Design and 

Construction 

Conditionally 

Approved 

Nyezee Goe 

 

-No objection to re-subdivision. 

Storm and Sanitary sewer available 

-Any future 

construction/development will be 

subject to the City plan review, 

approval and permitting process as 

applicable. 

Engineering- 

SWPPP 

Conditionally 

Approved 

Nyezee Goe 

 

-Stormwater Pollution Prevention 

Plan (SWPPP) is required for 

review if the total soil disturbance 

is greater than 10,000sf for any 

future project 

-Future projects shall be graded to 

prevent stormwater sheet flow to 

adjoining properties & to the City 

R.O.W. 

-Construction may be subject to 

Onondaga Countys 1:1 sewer offset 

to be determined/administered by 

the City. 

Engineering 

Sewer 

Conditionally 

Approved 

Nyezee Goe 

 

-No impact to sewers 

All installation & restoration work to 

be done to City of Syracuse 

specifications & details. 

-Construction may be subject to 

Onondaga Countys 1:1 sewer offset 

to be determined/administered by the 

City.  



Landmark 

Preservation 

N/A   

 




