
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-2026-50 Staff Report – August 31, 2026 

Application Type: Special Use Permit  

Project Address: 2671-73 James St. (Tax Map ID: 024.-03-14.0) 

Summary of  

Proposed Action: 

The applicant intends to establish a “Smoking Establishment” land use type on the first 

floor of the existing structure.  

 

“Smoking Establishment” land use types are permitted by Special Use Permit under 

the regulations of the MX-2 Zone District. 

 

Only interior work is proposed to build out the first floor for use as a Cannabis 

Dispensary. This will be a retail location only, no onsite consumption is proposed.  

 

Hours operation: 9AM – 8PM M-Th, 9AM – 9PM F, 10AM – 6PM S-Su 

 

Total site area: 0.26 Acres / 11,363 SF 

Owner/Applicant 

Jan F. Nastri  (Owner) 

CannaPlanet (Applicant) 

Louis DiCostanzo (Representative) 

Existing Zone 

District: 
Neighborhood Center (MX-2) Zone District 

Surrounding Zone  

Districts: 

The neighboring properties to the east, west, and south are within the Neighborhood 

Center MX-2 Zone District. To the north the properties are within the Single-Unit 

Residential R1 Zone District.  

Companion 

Application(s) 

MiSPR-2026-91 | Minor Site Plan Review to establish “Smoking Establishment” land 

use type and perform minor interior work for the proposed use. | In Review 

Scope of Work: 

Exterior work:  

(1) None proposed. 

Interior work:  

(1) Building out 1st floor for “Smoking Establishment” Cannabis Dispensary land 

use type.  

(2) Establishing “Smoking Establish” land use type within the existing structure.  

 

Facts on Project: 

Existing Conditions 

- The existing structure is a one-story commercial structure with a large parking 

area in the front with 12 parking spaces.  

 

Nonconformities 

- 2 nonconformities exist on the site, 1) the building is only 1 story where 2 

stories is the minimum required in the MX-2 zone district, and 2) the parking 

area is within the front setback, however this was permitted under the Zoning 

Rules and Regulations pursuant to SP-71-12. No changes are proposed to the 

structure or exterior, so both nonconformities may continue, but may not be 

enlarged.  

 

Dimensional Standards 

- The existing lot meets all Dimensional standards of the MX-2 Zone District. 
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- The existing coverage of the lot is 80%, which is below the maximum 

allowable coverage of 85%. 20% of the lot is green space.  

 

Use Specific Standards 

- No use specific standards apply.  

 

Local Land Use and Residential Compatibility 

- The site is within the Neighborhood Center (MX-2) Zone District, where 

commercial use types including “Smoking Establishment” are permitted by 

Special Use Permit, which diversifies the land uses along this commercial 

corridor in the heart of Eastwood. Nearby land uses include Restaurants, 

Personal Services, Office, Bar, Retail General, Beverage Café, Automobile 

Repair, Light, Financial Institution, and Business Services and Supply. The 

proposed land use type is moderate in comparison to existing businesses. 

 

Off-Street Parking and Loading  

- No snow storage area is proposed on the site plan, but at least 1 parking space 

must be designated and utilized for this purpose to prevent snow plowing into 

the Public ROW.  

- The proposed parking lot design will provide all required parking, 5 spots are 

required whereas 12 are provided.  

- No bicycle parking is required or provided.  

 

Landscaping, Buffering, and Screening 

- Some screening is required at the rear of the property to screen the 

commercial use and parking area from the nearby Residentially Zoned District 

to the north.  

- No dumpster is present on the site plan, but any dumpster must be enclosed by 

a 6 ft tall opaque fence and screened from the street and nearby properties.  

 

Site, Building Design, and Exterior Lighting 

- The current front setback contains a large parking area, which is considered 

existing nonconforming. The parking area is in good repair and can be 

maintained as existing, but not expanded without prior permits and zoning 

approvals.  

 

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 

by the Landmark Preservation Board.  

 

Additional Standards, Building Placement, and Transparency 

- The building is set far back from the front property line because of the 

location of the parking area, but it is in good repair and does not present a 

danger.  
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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 zone district and will 

reoccupy a vacant structure along this portion of James St.   

Compliance with applicable Standards of the Zoning Ordinance and other 

municipal departments’ standards  

Permits shall be obtained prior to conducting interior renovations, and the applicant 

has been coordinating with reviewing municipal departments.  

Compatibility with the Surrounding Area 

The surrounding street character is largely commercial in nature with small 

restaurants, office, beverage cafés, bars, etc. which are all of similar impact along 

this commercial corridor.  

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, and no alterations are proposed that would 

alter or impact the character of the neighborhood.  

Impacts on pedestrian and vehicular traffic  

The Zoning Administrator has determined that parking for this “Smoking 

Establishment” land use type can be accommodated by the existing off-street 

parking.  

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. No excessive demand is expected of these services more than a typicl 

neighborhood commercial establishment.  

 

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 on the 

Special Use Permit application. (See the attached sheet General Conditions for 

Site Plan Approval and Special Use Permits) 

2. A Certificate of Use shall be maintained for the duration of the business.  

3. An Office of Cannabis Management License shall be maintained for the 

duration of the business.  

4. Snow storage shall be maintained on-site in the designated area and shall not 

encroach into the public right-of-way or adjacent properties. 

5. Permits shall be obtained to screen the rear of the property from nearby 

residential uses prior to occupying the structure with the proposed business.  

6. A Crime Prevention Through Environmental Design review shall be 

conducted and complied with prior to the proposed use occupying the 

structure.  

Zoning Procedural 

History: 
SP-71-12 | Special Use Permit to establish a Restaurant Dunkin Donuts | Approved 

Summary of Zoning 

History: 

In 1971 a Special Use Permit was approved to establish a Dunkin Donuts restaurant, 

with the current nonconforming parking lot in between the front of the building and 

the city ROW. Since then, no other zoning approvals have been issued for this site.  

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 2671-73 James St. is an irregularly shaped parcel with a lot size 

of 11,363 SF (0.26 Acres). The property has one street frontages with 80.45 FT of 

southern frontage along James St. To the west, the property line borders 2649 James St. 

for 168 FT. To the north, the property line borders 117 and 121-23 Ashdale Ave. for 

120.45 FT. To the east, the property line borders 2689 James St & Ashdale Ave. for 128 

FT; The parcel is currently occupied by a one story commercial building and a parking 

area in front of it. To the rear is a small grass yard.  

SEQR Determination: Pursuant to the 6 NYCRR §617.5(c), the proposal is a Type II Action.  

Onondaga County 

Planning Board  

Pursuant to GML §239-l, m and n, the proposal does not require review by the 

Onondaga County Planning Board.  
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Referral: 

 

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

• Special Use Permit Application 

• Short Environmental Assessment Form Part 1   

• Site Plan Package Commercial Building, 2671-2673 James Street, Syracuse,  New York;  Drawn by Robert C. 

Abbott Jr., Dated 12/1/20; Scale: 1” = 20’  

• Canna Planet  (Sheet C-1) New Tenant Fit Out. 2673 James Streetm Syracuse, N.Y.; Drawn by Michael E. North, 

Licensed Engineer of North Engineers and Design Associates; Dated 6/16/2026; Scale: 1” = 10’ 

 

 

Attachments:    

Special Use Permit Application 

Code Enforcement History 

Camino 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/ 

 

https://spatial.vhb.com/onondaga/
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Jan F. Natri     CC:  Louis Dicostanza 

2501 James St. Ste. 110    Yerba Gardens LLC 

Syracuse, NY, 13206     590 Route 211 

       E Middleton, NY 10941 

8/14/2026      

 

Re: Application Completeness for City Planning Commission for 2671 James St.  

 

Dear Jan, 

 

On 8/14/2026, Noah Garcia determined the proposed project SP-2026-50 at 2671 

James 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.   

  

 

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


















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

Suite 700
Syracuse, NY 13202

Phone: (315) 448-8640
Email: zoning@syr.gov

Owner/Owner’s Agent Certification

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

Print owner’s name:

Signature: Date:

Mailing address:

Phone: Email:

Print applicant’s name:

Signature: Date:

Mailing address:

Phone: Email:

Print authorized representative’s name (if applicable):

Signature: Date:

Mailing address:

Phone: Email:

The names, addresses, and signatures of all owners of the property are required. Please attach additional
sheets as needed. Faxed or photocopied signatures will not be accepted.
PLEASE NOTE:

- If the property owner is a corporation, the person who signed on behalf of the corporation
shall print his/her name as well and provide the Articles of Organization.

- If a property owner designates an authorized agent as a legal representative to provide
signature(s) on required submittals on his/her behalf, or apply for the application on his/her
behalf, or to present the project at the City Planning Commission on his/her behalf, please
provide the executed power of attorney form(s) for each representative.

- Incomplete forms or missing supplementary documentation are unacceptable and will result
in the application being deemed incomplete. Incomplete applications will not be reviewed by
the Office of Zoning Administration until all required materials are submitted.

07/07/2026See Attached

See Attached

2501 James St Suite 110 Syracuse, NY 13206

315-437-1037

590 Route 211 E Middletown, NY 10941

845-866-3348

Jan F Nastri

Yerba Gardens LLC

louis dicostanzo

See Attached 07/07/2026

590 Route 211 E Middletown, NY 10941

845-866-3348

07/07/2026
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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

SP-2026-50

8/31/2026

PRINT FORM
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 
particular element of the proposed action may or will not result in a significant adverse environmental impact, please 
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 
have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 
probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-
term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 
environmental impact statement is required. 
Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________ _______________________________________________ 
Name of Lead Agency Date 

_________________________________________________ _______________________________________________ 
 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

SP-2026-50

8/31/2026



SP-71-12 | Restaurant (Dunkin Donuts)2671-73 James St 11/18/71 Project SP - Restaurant Approved

2015-06917 | B/U2671-73 James St 04/06/15 Completed Complaint Sewer Back Up Completed

2671-73 James St 05/04/22 Inspection Complaint Inspection In Progress

2671-73 James St 05/09/22 Inspection Complaint Inspection In Progress

2671-73 James St 05/25/22 Inspection Complaint Inspection No Progress

2671-73 James St 06/02/22 Inspection Complaint Inspection In Progress

2671-73 James St 06/16/22 Inspection Complaint Inspection In Progress

2022-03626 | sign on building advertising a 
massage/spa.

2671-73 James St 07/20/22 Completed Complaint Building W/O Permit Closed - Risk 

2671-73 James St 07/20/22 Inspection Complaint Inspection In Progress

City of Syracuse

Parcel History

Address StatusDate Transaction Transaction Type Description

01/01/1900 - 08/25/2026
Tax Map #: 024.-03-14.0

Owners: Jan F Nastri
Zoning: MX-2

Generated By: ngarcia On: 08/27/2026 At: 2:24 PM Page 1 of 1



OFFICE OF ZONING ADMINISTRATION 

Sharon F. Owens, Mayor 

SP-2026-50 

Approval Status Reviewer Comments 

Zoning Planner Waiting on 

Board 

Noah Garcia 

 

See Staff Report 

Planning 

Commission 

In Review   

DPW Traffic Control Not 

Applicable 

Charles 

Galfrancesco 
 

DPW Transportation Conditionally 

Approved 

Mason 

Molesso 
Conditions of Approval:  

• Applicants shall restore 

leadwalk located along 

western side of parking as 

conditions of DPW 

Transportation approval. 

Leadwalk shall be 5' wide or 

greater, meet ADA 

compliance as well as city 

specs, and be physically 

separated from the parking 

area. Leadwalk shall be 

curbed (or similar durable 

fixed barrier) shall be 

provided as separation 

between parking and 

leadwalk. 

 

Engineering- SWPPP Not 

Applicable 

Mirza 

Malkoc 

- Applicant is not proposing to 
do any site work 

Parks and Forestry Approved Jeff Romano  

Engineering - 

Mapping Review 

Approved Ray Willis Work should have no impact on 
Mapping Division assets in the area. 
The proposed work appears to be 
contained to private property. Any 
work inside of the ROW would 
require specialized reviews and 
permits. Do not deviate from the 
proposed work without prior written 
review and authorization from all 
reviewing departments. 

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. 

DPW Sanitation and 

Sewers 

Conditionally 

Approved 

Vinny 

Esposito 
Any plumbing work will require 

permits through WEP Plumbing 

Control Div. 

Landmark Preservation Not Required Kate 

Auwaerter 

Not NR Listed 
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