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Area Variance Documents 
This report: Special Permit Summary 

Letter – Wavier Requests 
Site photographs 

Special Permit Application form 
Environmental Short form 
Proposed Menu 
Onondaga County, Tax Report 
Syracuse, current Zoning Map:  Residential, RA 
Syracuse, proposed Rezone Syracuse map, Mixed Use, MX-1 
Rezone Syracuse, code requirements, MX-1 

AREA    VARIANCE   APPLICATION 
The applicant is proposing to convert an apartment to a hot-food take-out store.  The change of occupancy 
will have a small waiting/service area for customers, food preparation area, and a storage room. The 
property is in a Business-B zone, and commercial uses are by-right. 

The neighborhood has many immigrants from northern Africa, but lacks any store that provides 
traditional ethnic foods.  Proposed operation would be 7 days per week from 9:00 a.m. to 11:00 p.m., with 
two full-time staff. 

The property was constructed in the late 1800’s as a residential house.  In the past the entire building had 
been a bar.  It was then converted to three apartments (two on the first floor and one on the second floor).   
It is proposed to convert the first floor front apartment back into the new hot-food take-out. 

Proposed exterior renovations are (see drawings L-2, A-3 & A-4): 

 Conversion of driveway into non-vehicle alley, with new fence 

 New sidewalk and pavers 

 New wall signage on the building  

The proposed interior renovation is to convert the front first-floor apartment into one commercial space.  
This new space will become the hot-food take-out business.   The first-floor rear and second-floor 
apartment will remain unchanged.  After the change of occupancy, the building will have two apartments 
and one commercial space.    Per recommendation of DPW planning, the driveway is being abandoned, so 
there will be no off-street parking spaces.  The applicant asks for a waiver of this requirement. 

The property, a Business-A, shares a rear property line with a Residential-RA property.  A new fence 
screening is proposed along rear property line that abuts the neighboring residential property line, and will 
continue along the side property line to the neighboring building on a Business-A lot. 
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315.474.1219 
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March 31, 2021 
Zoning Administration 
Via Email 
 
Subject: Area Variance Application,  1011 Park Street, Syracuse, NY  
 
To Whom It May Concern: 
 
It should be noted that there was a Special Permit for a bar on this property.  When the bar 
closed, the building was converted to 3 apartments on a Business-A lot.  This request for a 
modified Special Permit will convert the front first floor apartment to a “hot food take-out” 
business, leaving two remaining apartment in the building. 
 
Following are the responses to the City Department and Zoning Administration comments. 
 
1. A Special Permit is being sought for a “hot food take-out” business.  The existing Zoning Code 
states the requirements of “sit-down, table services restaurants” where patrons will be parking 
vehicles and spending 45 minutes or more for service.  Hence, the various requirements for lot 
sizes, off-street parking, street frontage and screening.    

 However, patrons of this establishment may only be in the building 5 minutes,  parking 
demand is reduced.   

 Further, it is anticipated the ethnic menu will draw neighborhood residents, many of 
whom do not have vehicles. 

 
2.  Off-street parking.  
Zoning: one space is required for the each apartment, and one space is required for the hot-
food take-out space.  We REQUEST  WAIVER OF ALL OFF-STREET PARKING SPACES.   
 
The applicant mailed letters to the three nearby property owner, inquiring about renting the 
required off-street parking spaces.  None of the owners responded to the inquiries.  
 
DPW Traffic Planner:   

 We agree with his recommendation to eliminate the driveway, thus eliminating the one 
possible parking space, because it provides space for locating the kitchen equipment. 

o Further the NYS Building Code will require a clear 3-foot wide exit pathway to 
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the street.  Any vehicle parking would block that exit pathway, due to the 
narrowness of the driveway.  Therefore, the currently enforce Building Code 
prevents continued use of the driveway. 

o As shown on the site plan, sheet L-2, there isn’t sufficient turn-around radius 
without the neighbor also giving up one of his tenant parking spaces. 

 
 Regarding the suggestion of securing an easement across the neighboring property, we 

have not pursued those options because: 
o Because of the lack of responses to our letters, 
o “Shared driveways” are expensive to create (the neighbor will want some 

payment to sell the easement rights, plus legal fees),  
o Easements are expensive to maintain (the neighbor will probably want shared 

maintenance and repair expenses),  
o Such an easement would reduce the neighbor’s lot development size by 

prohibiting any construction within the easement,  
o Easements dependent the good will the neighboring property owner and 

neighboring tenants to maintain access to this property,   
 
3.  Visual fencing at lot lines:  There is an existing wood fence to the northwest property line 
and facing an adjacent Business A property.  Proposed is a new 6-foot high wood stockade 
fence along the rear property line with a Residential property on Division Street, and the fence 
will continue along the southeast property line with an adjacent Business A building. We 
propose to stop this fence at the building because the neighboring building lacks any active 
windows on the first floor 
WE REQUEST A WAIVER FOR THIS PORTION OF THE FENCE. 
 
4.  Landscape planting beds: The required 8 foot wide landscape planting bed along the 
sidewalk is not physically possible, the building is only setback two feet six inches from the 
right-of-way line. We do propose new plants within that space.  
WE REQUEST WAIVER OF EIGHT-FOOT WIDTH FOR PLANTING BEDS.  We believe that the  
 
 
 
Sincerely yours,  
 

 
 
William J. Pitcher, R.A. 
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Park street runs southeast to north west. 
 
These are the property lines: 
FRONT, north east line 
RIGHT SIDE, north west line 
REAR LINE, south west line 
LEFT SIDE, south east line 

 
1. Across street from 1011, looking down Park Street to 
southeast.  Division street is at the far end of the 
apartment building. 

 
2.  1011, house to left.   
 

 
3.  To right: diagonally across Park Street 

 
4.  Looking down Park Street to northwest, to Mary St 
intersection. 
 

 
5. Cross street, standing in front of 1011, looking 
northwest down Park Street to Mary Street 
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6. Turning right, houses across the street. 

 
7. Turning right, Park St to southeast, towards Division 
Street. 

 
8. On Division Street, looking northwest towards 1011 
garage: two property’s parking lots abutting rear lot lines 
of 1011 Park St.  Small addition at white door is 1011’s 
garage. 

 
9. The big tree is on 1011 Park Street lot.  Parking lots of 
the RA property (left) and B property (right) are not 
screened from rear yard of 1011.   1011 driveway stops 
before garage.  Big tree prevents parking at rear of lot. 

 
10. Neighboring residential property: from rear yard 
looking to neighboring parking lot. 

 
11. Driveway width: can’t accommodate required 3-foot 
wide exit pathway and the car. 
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12. Neighborhing Business A property, first floor facing 
existing driveway (proposed new pedestrian alley) has 
boarded over windows. 

 
13. Proposed alley from rear yard: will remove chain link 
and debris. New stockade fence will stop at the 
neighboring building (right side). 

 
















