
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 

NMG 

SP-2026-10 Staff Report – August 31, 2026 
Application Type: Special Use Permit   
Project Address: 745 N Salina St. to Lock Aly (Tax Map ID: 008.-07-04.0);  

Summary of  
Proposed Action: 

The applicant intends to conduct interior renovations in an existing 1,462 sq ft tenant 
and establish a “Smoking Establishment” land use type within an existing 3-story 
mixed-use structure, proposing to sell Hookah devices and non-tobacco Shisha 
products for off-site consumption. No onsite consumption is proposed.  
 
“Smoking Establishment” land use types are permitted by Special Use Permit under 
the regulations of the MX-4 Zone District. 
 
No exterior work or site changes are proposed. 
 
Proposed hours of operation: 12PM – 10PM M-Sun 
 
Total site area: 0.086 Acres / 3,720 sq ft 

Owner/Applicant Nhu Nguyen  (Owner) 
Shabeema Smith (Applicant & Representative) 

Existing Zone 
District: Urban Core (MX-4) Zone District 

Surrounding Zone  
Districts: 

The neighboring properties to the north, south, and east are within the Urban Core MX-4 
Zone District; the neighboring properties to the south are within the Mixed-Use 
Transition, MX-3 Zone District.  

Companion 
Application(s) No companion applications.  

Scope of Work: 

Exterior work:  
(1) None proposed 

Interior work:  
(1) Building out 1st floor for retail sales of tobaccoless hookah products for off-

site consumption 1,462 sqft. 
 

Facts on Project: 

Existing Conditions 
- The existing site is a 3 story mixed use structure with the a storage area in the 

basement, the subject commercial space on the first floor, a vacant 
commercial space on the second floor, and a dwelling unit on the third floor. 
The rear of the property is covered by crushed gravel aggregate and is utilized 
as parking, though none is required for the site.  

 
Nonconformities 

- No nonconformities exist or are proposed.  
 
Dimensional Standards 

- The existing lot meets all Dimensional standards of the MX-4 Zone District. 
- The existing coverage of three current individual lots is 100%, which exceed 

the maximum allowable coverage of 95% is below 95%, thus conforming. 
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Use Specific Standards 
- A Certificate of Use must be obtained prior to operating the new business. 

 
Local Land Use and Residential Compatibility 

- The site is Urban Core Zone District (MX-4), where the commercial use type 
“Smoking Establishment” is permitted by Special Use Permit. This use would 
continue to diversify the land uses along this section of N Salina St. Nearby 
land uses include “Office”, “Dwelling, Multi-Units”, “Beverage Café”, 
“Assembly”, “Personal Services”, and “Retail, General” land use types and 
another “Smoking Establishment” land use type for a cannabis dispensary 
further north along N Salina St. 
 
Off-Street Parking and Loading  

- The lot is exempt from minimum parking requirements due to the small size 
of the lot, 3,720 sq ft whereas 5,000 and below are exempt from parking 
requirements.  
 
Landscaping, Buffering, and Screening 

- No buffering, landscaping, or screening is required or proposed as all 
neighboring properties are also within the MX-4 Zone District.  
 
Site, Building Design, and Exterior Lighting 

- The current front setback and façade of the structure is well maintained, the 
sidewalk is in good repair. In the rear of the structure is an unpaved gravel 
parking lot that connects to Lock Alley, no changes are proposed.  
 
Signage 

- No signage has been proposed at this time.  
- 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 on the City’s Historic Properties list and has been reviewed 
by the Historic Preservation Planner.  
 
Additional Standards, Building Placement, and Transparency 

- The existing building has adequate window transparency, any signage within 
windows must maintain at least 40% transparency on the 1st floor.  
 

Staff Analysis: 

Special Use Permit Approval Criteria 
 
Consistency with the Intent of the Zoning Ordinance & Comprehensive Plan and 
Other City Policies 
The proposed use is permitted by Special Use Permit in the MX-4 zone district and 
will reoccupy a vacant commercial tenant space on the first floor along N Salina St.  

Compliance with applicable Standards of the Zoning Ordinance and other 
municipal departments’ standards  
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All interior work shall obtain applicable permits prior to construction from the 
Central Permit Office.   

Compatibility with the Surrounding Area 
The surrounding street character is largely commercial in nature with small 
restaurants, assembly uses, retail sales smoking establishments, and general retail 
land use types up and down this section of N Salina St.  

Compatible with the development of the general neighborhood and existing land 
uses 
Neighboring and nearby land use types are largely consistent with the proposed 
“Smoking Establishment” land use type, all operations are proposed within the 
existing structure and a CPTED review is recommended as a Condition of 
Approval.  

Impacts on pedestrian and vehicular traffic  
No parking is required due to the small size of the lot which is under the minimum 
5,000 sq ft to necessitate onsite parking. On-street parking is available up and down 
N Salina St.  

Minimization of Adverse Impact on Health, Safety, and Welfare 
The project proposes no exterior alterations that would create hazardous conditions 
or encourage them, and no consumption of products sold on site shall be permitted 
without the prior establishment of a lounge.  

Impacts on development of the subject property and the use of adjacent land and 
buildings 
The project proposes no exterior alterations as there will be no physical impact to 
the nearby properties.  

Adequate Supporting Service 
Any fire or life safety alterations will require review and inspection by the City of 
Syracuse Code Enforcement prior to the issuance of the Certificate of Occupancy or 
Use. 
 

Staff Recommendation: Staff recommend approving this project. 
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Recommend conditions if 
approved: 

1. The applicant shall comply with the general conditions for approval of a 
Special Use Permit. (See the attached sheet General Conditions for Special 
Use Permit) 

2. A Certificate of Use must be maintained and renewed every two years while 
the business is in operation.  

3. A Crime Prevention Through Environmental Design shall be conducted and 
the recommendations implemented during the permitting process. 
No onsite consumption shall be permitted without the prior establishment of
a Lounge. 

Zoning Procedural 
History: SP-02-13 | Restaurant known as White Dove Tea Room | Approved 

Summary of Zoning 
History: 

In 2002 the subject tenant space was approved for a “Restaurant” land use type for 
White Dove Tea Room.  

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 property characteristics 
The subject property at 745 N Salina St. to Lock Alley is a rectangular shaped parcel 
with a lot size of 3,720 sq ft (0.085Acres). The property has two street frontages with 
27.9 FT of eastern frontage along N Salina St., and 28 FT of western frontage along 
Lock Alley. To the north the property line borders 753 N Salina St. to Lock Alley for 
132 FT to the north. To the south, the property line borders 741 N Salina St. for 132 FT. 
To the west, the parcel contains a gravel parking lot and to the east is the subject 3 story 
mixed-use building.   
 

SEQR Determination: Pursuant to the 6 NYCRR §617.5(c), the proposal is a Type II Action.  
Onondaga County Pursuant to GML §239-l, m and n, the proposal qualifies for referral by the Onondaga 

4.
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Planning Board  
Referral: 

County Planning Board, however is exempted by an intermunicipal agreement between 
the City of Syracuse and OCPB.  

 
Application Submittals: The application submitted the following in support of the proposed project: 
• Special Use Permit Application 
• Short Environmental Assessment Form Part 1 OR Full Environmental Assessment Form  
• Site Plan Package ( Sheet C101, C-003, C-001, C-003,C-004, C-401,C-501 ) Proposed Commercial Development, 
1201-1207 W Genesee ST, Specialty Properties, LLC 1200 State Fair Blvd. Onondaga County, City of Syracuse,  New 
York;  Drawn by CHA Consulting LLC ,Dated 10/30/2025, ; Scale: As shown  
• Property Survey Known as No. 745 North Salina Street, City of Syracuse, County of Onondaga, State of New York; 
 Drawn by Michael J. McCully of Michael J. McCully Land Surveying PLLC; Dated 08/22/2025; Scale: 1” = 20’  
 

 
Attachments:    
Special Use Permit Application 
Code Enforcement History 

Comments from City Departments 

 
 
   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 
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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/ 
 





Office of Zoning Administration 
              CITY OF SYRACUSE, MAYOR SHARON F. OWENS  

 
  

GROWTH. DIVERSITY. OPPORTUNITY FOR ALL. 
  Office of Zoning Administration 300 South State Street, Suite 700 Syracuse, NY 13202 

          Office 315 448 8640 zoning@syr.gov  www.syr.gov  
 

Jacob R. Dishaw 
Zoning Administrator 
 
Noah Garcia 
Director of Zoning 
 
Haohui Pan 
Assistant Director of 
Zoning 
 
Conor Rourke 
Land Use & Zoning 
Attorney 
 
Masihullah Omary 
Zoning Planner II  
 
Rebeca Baker  
Zoning Planner I 
 
Samuel Prescott 
Zoning Planner I 
 
Hillary Suzuki 
Zoning Administrative 
Specialist 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Nhu Nguyen 
745 N salina St. 
Syracuse, NY 13208 
7/15/2026 
 
Re: Application Completeness for City Planning Commission for 745 N Salina St.  
 
Dear Nhu, 
 
On 7/14/2026, Noah Garcia determined the proposed project SP-2026-41 at 745 N 
Salina St. to be complete. 
 
The proposed project will be sent to all involved agencies for review.  
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 document must be submitted to Noah Garcia 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 Noah Garcia 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.   
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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
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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) 

City of Syracuse City Planning Commission 8/31/2026

Steven Kulick Chairperson

PRINT FORM
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OFFICE OF ZONING ADMINISTRATION 

Sharon F. Owens, Mayor 

SP-2026-10 

Approval Status Reviewer Comments 
Zoning Planner Waiting on 

Board 
Noah Garcia No concerns, see Staff Report 

Planning 
Commission 

In Review   

DPW Traffic 
Control 

Conditionally 
Approved 

Charles 
Gafrancessco 

Conditionally Approved  
No on street parking is 
available on Lock Ally. 

Window sign shall not portray 
any type of parking or traffic 
related language that may be 

considered official by the 
public. 

Parking lot on Lock Ally in 
rear of building will need 

Transportation Planner review 
for compliance if required. 

DPW 
Transportation 

In Review Kevan Busa  



Eng. Mapping- 
Zoning 

Conditionally 
Approved 

Ray Wills As long as you aren’t doing 
anything out front, installing 

anything or excavating. As for 
signage as long as it doesn’t 
stick out into the ROW like a 

hanging sign, I have no 
concerns. Thanks for the fast 

response. 

Engineering 
Design and 

Construction 

Conditionally 
Approved 

Mirza 
Malkoc 

• The Project is subject to 
Onondaga County’s 1:1 offset. 
The City requires an offset plan 
& details for review. Applicant 
shall submit sanitary flow data 
to the Engineering Department, 
the determined offset plan then 

most likely will require 
Common Council Approval. 

• Onondaga County Plumbing 
Control shall review and 

approve the plans as well. 
• Applicant shall receive the 

sewer capacity assurance letter 
from Onondaga County WEP 

Department before applying for 
the building permit. 

Engineering- 
SWPPP 

Not 
Applicable 

Mirza 
Malkoc 

It appears that the applicant is 
not proposing any site work 

DPW Sanitation 
and Sewers 

Conditionally 
Approved 

Vinny 
Esposito 

Any plumbing changes will 
require permits through WEP, 

Plumbing Control Div. 
Any grading or paving work 

will require a separate permit. 



Landmark 
Preservation 

Approved Kate 
Auwaerter 

No preservation concerns on 
the proposed interior 

remodeling of the building, 
which is located in the North 
Salina Street Historic District. 

Any exterior alterations 
including signage, shopfront 

modifications, new doors, 
exterior lighting, etc., must be 

submitted for preservation 
review. 

Parks and Forestry  
Approved 

Jeff Romano  
 

 


