VARIANCE APPLICATION ' SYRACUSE BOARD OF ZONING APPEALS

PLEASE TYPE OR PRINT (LEGIBLY)

For Office Use Only: Application Number: V- la - _ﬂMl
Tax map Section: O/ 5? ._Block: / / Lot 30 .0 Zoning District: 8 &

1. Address of subject property: | 115 GREEN STREET, SYRACUSE, NY 13203

2. Year property was purchased by current owner: 2017

3. Applicant/contact information:

a. Owner(s) (current titleholder):
Name(s). i CEDENO REAL ESTATE ENTERPRISES LLC

Mailing Address: | 115 GREEN STREET, SYRACUSE, NY

Zip: 13203 Daytime phone number: r646'342‘741 5 home phone number: {

E-mail (alternate contact for additional information request): ‘ CLARA_CEDENO@HOTMAIL.COM

b. Contract purchaser(s) [_], Lessee [, or Co-applicant [ ] (if applicable)

*note: Copy of contract to purchase must be included with application if this contract
purchaser or lessee applies.

Name(s): [
Mailing Address: [
Zip: Home phone number:‘ Day Phone:l

E-mail (alternate contact for additional information request):l

c. Representative: Attorney[ |, Architect[X]. Contractor] ], Otherm‘
(Only if involved in this application)
Niarels): | DANIEL MANNING

Mailing Address: ' 225 WILKINSON STREET, SYRACUSE, NY

Zip: |_1_3204 Telephone number: ‘ 8154240141

4. Current use of property: (i.e., 1 family, 2 family, grocery store, etc.): ‘
\ 1ST FL: RESTAURANT; 2ND FL: OFFICE

Proposed use and occupancy of property: ' RESTAURANT, 15T & 2NDFLOORS

Current number of onsite (off-street) parking spaces:

K

| 11AM-3PM: LACI'S LOT (18);

Proposed number of onsite (off-street) parking spaces: 6PM-ON: HAIRANOIA'S LOT (10)



Days and hours of operation (for any business uses): rSUN'MON: CLOSED; TUES-THURS: 11AM - SPM;

| FRI-SAT: 11AM - 12AM

Explain in detail what (if any) new additions or construction is proposed on the site: ‘ SEE ATTACHED

Reason for request:

The courts have distinguished between use variances (for uses which are not permitted) and area variance
(for excess lot coverage, additions into required yards, etc.). Be aware that the standards of proof for a use
variance are much more demanding than for an area variance and that the burden is on the applicant to
provide such proof in arguing their case. (See Standard of Proof requirements on required submittal page.)

= . | SE
Use additional sheets of paper to present proof if necessary. | SEEATTACHED

|
|
|
|
|
|
|
|
|
|
|

The following affirmation must be signed and dated by the CURRENT PROPERTY OWNER or the
owner’s LEGAL representative (attorney, power of attorney, partner in the business, etc.).

DECLARATION

I understand that false statements made herein are punishable as a Class A Misdemeanor, pursuant to
section 210.45 of the Penal Law of the State of New York. I declare that, subject to the penalties of
perjury, any statements made on this application and any attachments are the truth and to the best of my
knowledge correct.

I also understand that any false statements and/or attachments presented knowingly in connection with this
application will make consideration of this application null and void.

CURRENT PROPERTY OWNER SIGNATURE

As listed on the City of Syracuse Tax Assessment Roll. If not listed as the owner on the current rolls, please
include a proof of ownership, for example, a copy of the deed. Attomey’s signing on behalf of the owner
must include a one page letter describing the legal representative arrangement. Architects, engineers,
contractors, tenants, etc. cannot sign on behalf of the property owner. If property owner is a Corporation or
an Organization, then the person signing must provide verification they are a member of such, and can sign
on the owners’ behalf.

LU Aoy 20-JULY-2018

CURRENT PROPERTY OWNER SIGNATURE DATE

CLARA N. CEDENO - SoLE MEMPER
Please legibly PRINT SIGNATURE NAME and TITLE
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Urban Neighborhood

The Urban Neighborhood character area is comprised predominately of residential
neighborhoods, typically adjacent to former industrial and commercial employment centers.
Residential uses were densely clustered in these areas prior to widespread streetcar and automobile
access. Small-scale retail was frequently scattered throughout the neighborhood (primarily at
intersections). Other areas classified as Urban Neighborhood in this plan were developed as large
single-family residences, but have been subdivided into multi-unit residential and offices. These
areas also include row-houses, apartment blocks, and small apartment buildings (see the James
Street apartment building shown at the beginning of this chapter). These areas include a broad
variety of building forms; setbacks and lot size vary widely, but should be kept consistent with the
rest of their block. Conversion to low-impact commercial uses is acceptable, but should not exceed
1,500 sq. ft. These areas are typically found within walking distance of Neighborhood Center,
Urban Core, Adapted Mansion Corridor, and Industrial Legacy character areas.

While the list of uses found here may be comparable to those in a Neighborhood Center or Urban
Core, the neighborhood is predominately residential, building forms are residential in origin
(although some converted residences may include storefronts), and siting includes front-yard style
setbacks and dense tree-canopy.
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617.20
Appendix B
Short Environmental Assessment Form

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
CEDENO REAL ESTATE ENTERPRISES LLC

Name of Action or Project:
115 GREEN STREET

Project Location (describe, and attach a location map):

115 GREEN STREET, SYRACUSE, NY 13203, ONONDAGA COUNTY, TAX MAP ID 018.-11-30.0

Brief Description of Proposed Action:

Approve Use Variance to expand a restaurant use previously allowed for by Variance on 1st floor (not permitted by right) as Laci's Lunchbox.
Entire building, located at 115 Green Street and approximately 2,722 SF, to become/proposed as restaurant under new name (and owner) La
Patria Café. Also seeking Site Plan approval for interior modifications as follows; EXISTING KITCHEN WINDOW (UNORIGINAL) TO BE
REMOVED — 1ST FLOOR. NEW KITCHEN EXHAUST/HOOD TO BE INSTALLED BY GERHARZ EQUIPMENT — 18T FLOOR. w/ MAKE-UP
AIR UNIT IN ATTIC SPACE. INFILL EXISTING OPENING ~ 1ST FLOOR

Name of Applicant or Sponsor: Telephone: g46.342-7415
LA PATRIA CAFE LLC / CLARA CEDENO E-Mail: CLARA@LAPATR|ACAFE.COM

Address:
115 GREEN STREET

City/PO: State: Zip Code:
SYRACUSE NY 13203

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 [:I
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 governmental Agency? NO | YES
If Yes, list agency(s) name and permit or approval:
CITY OF SYRACUSE WORK PERMIT |:|
CITY OF SYRACUSE LANDMARK PRESERVATION BOARD CERTIFICATE OF APPROPRIATENESS (APPROVED)
3.a. Total acreage of the site of the proposed action? 33x132 acres
b. Total acreage to be physically disturbed? N/A_acres "WORK TO BE
c. Total acreage (project site and any contiguous properties) owned COMPLETED TO BLDG
or controlled by the applicant or project sponsor? N/A acres STRUCTURE ONLY

4. Check all land uses that occur on, adjoining and near the proposed action.
Z1Urban  [JRural (non-agriculture) []Industrial [Z]Commercial [JResidential (suburban)
CForest [JAgriculture CJAquatic  [CJOther (specify):
CJparkland
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5. Is the proposed action, NO
a. A permitted use under the zoning regulations?
b. Consistent with the adopted comprehensive plan? D

N

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

<
=
)

N

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area? YES
If Yes, identify:
8. a. Will the proposed action result in a substantial increase in traffic above present levels? YES

b. Are public transportation service(s) available at or near the site of the proposed action?

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

NI

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:
EXISTING STRUCTURE

e
=1
»n

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water:

N 5 U

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment:

YES

N

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic YES
Places? I:l

b. Is the proposed action located in an archeological sensitive area?
13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain YES

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:

RREERE O 3 O 3 § BEOORE R ECEE0

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

[ Shoreline [ Forest [ Agricultural/grasslands [JEarly mid-successional
[ Wetland Urban [J Suburban
15. Does the site of the proposed action contain any species of animal, or associated habitats, listed NO | YES
by the State or Federal government as threatened or endangered? I:l
16. Is the project site located in the 100 year flood plain? NO | YES
Il ]
17. Will the proposed action create storm water discharge, either from point or non-point sources? NO | YES

If Yes,
a. Will storm water discharges flow to adjacent properties? D NO DYES

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: I~o [CJyes
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18. Does the proposed action include construction or other activities that result in the impoundment of
water or other liquids (e.g. retention pond, waste lagoon, dam)?
If Yes, explain purpose and size:

NO | YES

M

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

If Yes, describe: D

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:

[/]|L]

L AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY

KNOWLEDGE

Applicant/sponsor name: CLARA N. CEDENO Date: 20-JULY-2018

Signature: W - SOLE MEMBER

7

Part 2 - Impact Assessment. The Lead Agency is responsible for the completion of Part 2. 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. Wil 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. Wil 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)?

O|O0O0 O 4 O aL

000000 goos
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VARIANCE APPLICATION RESPONSES: 115 GREEN STREET, SYRACUSE, NY 13203

Explain in detail what (if any) new additions or construction is proposed on the site:

Approve Use Variance to expand a restaurant use previously allowed for by Variance on 15t floor (not
permitted by right) as Laci’s Lunchbox. Entire building, located at 115 Green Street and approximately
2,722 SF, to become/proposed as restaurant under new name (and owner) La Patria Café. Also seeking
Site Plan approval for modifications as follows;

e ELIMINATION OF ONE EXISTING WINDOW (NOT ORIGINAL) AT THE KITCHEN AREA (see
attached approved SLPB COA resolution)

e CONVERT ONE EXISTING (ORIGINAL) WINDOW INTO AN EGRESS DOOR (see attached approved
SLPB COA resolution)

e EXTERIOR OF THE PROPERTY WILL BE PAINTED PER THE ATTACHED ELEVATIONS AND COLOR
SCHEME (see attached approved SLPB COA resolution)

e ADDING A NEW PAINTED WOOD RAILING AT THE EXISTING FRONT PORCH OF THE BUILDING
(see attached approved SLPB COA resolution)

e REMOVAL OF EXISTING PRESSURE TREATED STEPS (see attached approved SLPB COA
resolution)

e INSTALLATION OF NEW PRESSURE TREATED STEPS AT NEW EXIT DOOR (see attached approved
SLPB COA resolution)

e INSTALLATION OF NEW EXTERIOR GATE (see attached approved SLPB COA resolution)

e INSTALLATION OF NEW SHRUBBERY TO REPLACE EXISTING OVERGROWN SHRUBBERY; NEW
SHRUB SPECIES TO BE BOXWOOD (see attached approved SLPB COA resolution)

e PROPOSED SIGN TO BE INCORPORATED INTO THE NEW FRONT PORCH RAILING (see attached
approved SLPB COA resolution)

e EXISTING KITCHEN WINDOW (UNORIGINAL) TO BE REMOVED — 15T FLOOR.

e NEW KITCHEN EXHAUST/HOOD TO BE INSTALLED BY GERHARZ EQUIPMENT — 15T FLOOR

e w/ MAKE-UP AIR UNIT IN ATTIC SPACE

e INFILL EXISTING OPENING — 15" FLOOR

e NEW 3'X6'8" CASED OPENING — 1" FLOOR

e NEW 1-HOUR RATED 3'-0" DOOR - CLOSED ATTIC ACCES W/ SELF CLOSING MECHANISM -2NP
FLOOR



VARIANCE APPLICATION RESPONSES: 115 GREEN STREET, SYRACUSE, NY 13203

Reason for Request:

The owner and sole member of the property (Cedeno Real Estate Enterprises LLC) and future
restaurant (La Patria Café LLC) is filing this Use Variance Application seeking approval to make minor
modifications to the interior of the structure located at 115 Green Street, Syracuse, NY 13203 in order
to properly function as a full service dine-in restaurant. The first floor will require these modifications
to ensure proper kitchen installation, operation and fire exit. La Patria Café is also looking to modify
the current Use Variance on the second floor (current use offices) to allow for the restaurant to extend
seating to same floor.

Details of Proposal:

La Patria Café’s (LPC) mission is to provide the greater Syracuse community with a unique Latin dining
experience. Latin food is hugely misunderstood within the Syracuse, NY market as being cafeteria
take-out food. LPC will serve foods from across Latin Caribbean countries - Dominican Republic, Cuba,
and Puerto Rico where dishes are a blend of Taino, Spanish, and African cuisines - and Latin America
where cuisines take on varying techniques and influences from Asia and the Mediterranean — Peru and
Argentina for example. The unique dining experience will be presented through the ambiance (an
upscale-casual environment), the quality of food and presentation, and quality of service.

La Patria Café is currently planning to open during the following hours;

e Sunday: Closed
e Monday: Closed
e Tuesday: 11:00am — 9:00pm

e Wednesday: 11:00am —9:00pm
e Thursday: 11:00am —9:00pm
e Friday: 11:00am — 12:00am
e Saturday: 11:00am —12:00am

LPC expects to open approximately 10 positions (1* floor) with additional opportunities pending use
variance approval on second floor. LPC will also provide on-site and off-site catering;

Chef 1 Runner 1
Line Cook 2 Expeditor 2
Bartender 1 | Server (2" flr) — pending use variance approval 2
Hostess 1 Runner (2" flr) — pending use variance approval 1
Server 2 On-site Catering — pending use variance approval 3




The first floor can seat approximately 29 patrons at any one time. Whereas the second floor would be
utilized primarily for on-site catering, events, and regular dinner guests can accommodate
approximately 23 patrons. The regular dinner guests will be critical to accommodate during the late
fall, winter, and early spring seasons.

La Patria Café does plan on preparing and serving food items onsite. A draft menu has been provided.
Please see attached.



SAMPLE MENU OF FOOD ITEMS TO BE PREPARED AND SOLD ONSITE

APERITIVOS

ARREPITA DE YUCA 55

va Patties. Thisis one of my faverite
shredded yuca sprinkied with aniseed,
molded into a patty and lightly fried

CHORIZO CON ACEITUNAS $6
Cherizo with cives. A fragrant dish of bite sized
chunks of charizo, green olives, and green bell
peppers s3utéad in fresh garlic, thyme, and red
Wine.

EMPANADAS $3

Try these savory pastry turnovers individualiy or
asaample {$10}.

Chaice of Besf, Bzef & Chease, Chicken Curry,
shrimp, vegetabla Curry, or Spinach & Ricotta.

CEVICHE CLASICO $00

Classic Peruvian Sesfoed Dish

CEVICHE MIXTO $00

Claszic Peruvian Seafecd Dish

MEXICAN STREET CORN $6

Add description

CHICHARRON DE POLLO $10

Crispy Chunks of Frizd Chicken

ENSALADAS

ENSALADA DE CASA 57
LPC's house salad. Gariic herb couscous
arugula, and cranb stossedin 3 homemade

lemon vinzigrette dre

With Chicken or shnmp $10

ENSALADA DE AGUACATE 56
Tropical Avocado Salad

‘With Chicken or Shnmp $2

ENSALADA DE BISTEC $10

LPC's housa salad. Gariicherb couscous
arugula, and cranberries tossed in 3 homemade
lemon vinaigrette dr

SOPAS

SANCOCHO DOMIMNICANO $12
Tradtiona! Dominican Meat Stew. Served with

white rica or garlic bread

SOPA DE POLLO $10
Chicken Noodlz Soup. Served with white rice or

arkic bread.

SOPA DE PESCADO $12
seafood Scup. Served with white nce or garlic
bread.

SOPA DE FRIJOLES NEGROS $10
Elzck Bean Soup. Served with white rice or gariic
bread.

SANDWICHES

EL DOMINICANO 510
Chicken Breast Szndwich. Served with small side

zalad and your choice of fries

EL MEXICANO $11
Gorditas de Papas con Chorizo. Served with
small side salzd and your choice of frizs.

EL CUBANO $12
Cuban Sandwich. Served with smail side s3lad
and your choice of fries

EL PUERTO RIQUERNO 812

cerdo Criollo. Pork sandwich with salsa cricilz
served with srnazll side salad and your choice of
fries.

PLATOS PRINCIPALES
served with a small side s3lad and your choice

of two sides

CHULETA $13

Pork Chop

PERNIL $15

slow Roasted Fork.

POLLO AL AJILLO $13

Chicken Breastin Gariic Saute

POLLO MI CLARITA $13

LPC's Rotissarie Chicken

PESCADO DE BOCA CHICA $?

Classic Dominican-style Frizd Fish

PESCADO A LA PARRILLA $7?

Grilled Fish

MOFONGO $14

piantains with Pork Crackling

CAMARAFONGO $14

zins with Pork Crackling with Shrimp and

CHURRASCO $20

Argantinian-style Grilled Stezk

COSTILLAS $20

Beef Ribs

GUARNICIONES

PRICING IS STILL BEING DETERMINED FOR SIDES

YUQUITAS $00

Caszava Fries

BATATAS FRITAS $00

Sweet Potato Fries

PAPAS FRITAS 500

French Fries

ARROZ BLANCO $00

White Rice

ARROZ CON GUANDULES $00

Rice and Peas

TOSTONES VERDES $00

Fried Green Piantains

TOSTONES MADUROS $00

Fried Swest Plantains

BEANS OF THE DAY 50

r

Plea:z2 inguire with your g2

POSTRES

BANANA BREAD 56

A warm slice of banznz bread with a scoop of
vznilla ice cream and sprinkied with coconut
shavings.

TRES LECHES $6

Need description

BIZCOCHO DOMINICANO $5

pominican Cake

FLAN $5

Custard

HELADO $3
varying ice craam flavors and toppings. Need to
determine and list here



VARIANCE APPLICATION RESPONSES: 115 GREEN STREET, SYRACUSE, NY 13203

Standards of Proof:

a. Reasonable Return:

The tables below detail the investment already made and planned investments to render the space

useable for mixed use with restaurant on first and second floor.

INVESTMENTS MADE
Item Investment Notes
Building Purchase $50,000.00 Down Payment
Mortgage & Interest S 6,536.67 Payments made to date

Architectural Design & Planning | $11,157.50

Current and future layout;
including SLPB COA work

Property Inspection S 675.00

Certificate of Inspection

$  65.00

Walk-through to determine
what wasn’t up to Building, Fire,
and Electrical Code

Total | $68,434.17

PLANNED INVESTMENT

Miscellaneous

Item/Description One-time Budget
Other (Security Deposits, Misc, Computer S/W & Equip) $ 9,710
Computer Equipment ) 3,050
Monitor(s) S 150
Security Camera System S 400
Computers S 500
POS System S 2,000
Computer Software S 400
Quickbooks Pro 2017 S 300
Logo Design software S 50
Floorplan & landscape software S 50
Security Deposits S 700
Utilities (security deposit) S 500
Internet & Phone (security deposit) S 200
>

5,560




Landscaping/Lawn Care S 500
Building signage S 2,000
Wall art S 2,500
Business cards S 60
Staff shirts S 500
Construction, remodeling, and design costs S 79,619
Exhaust Fan/ Hood & Ansul System S 16,450
Exterior Painting S 9,400
Bar installation (interior) S 4,600
Exterior Doors S 1,600
Plumbing ) 10,450
Electrical work S 8,100
Fire & Safety ) 6,019
Stair Repair S 8,000
General Contracting S 15,000
FF&E S 109,667
Equipment & Fixtures S 100,000
Kitchen Equipment S 80,000
Bar Equipment S 15,000
Fixtures S 5,000
Furniture S 9,667
Table top S 4,944
Table base S 668
Chairs S 1,786
Freight & Tax S 1,404
Bar stools S 866
Business Licenses & Permits & Professional Fees S 18,751
Business Licenses & Permits S 6,151
Signage permit S 125
NYS Certificate of Authority for sales tax (no fee) S -
Building Permit (plan review, base filing fee, permit fee,
certificate fee) S 1,000
Liquor license (includes seasonal) S 3,968
Liquor license filing fee (includes seasonal) S 220
Certificate of Use license S 500
Health Department Food Establishment Permit S 273
Certificate of Appropriateness (no fee) S -
Certificate of Inspection S 65
Professional Services - Legal, Accounting S 12,600




Logo design (done by LPC member) S -
Architect S 8,600
Accountant S 1,000
Other Design Services S 2,000
Attorney S 1,000
Advertising/Promotion/Web Site $ 5,000
Social Media S 100
Print Ads S 2,000
Website S 500
Postage S 500
Printing S 1,900
Inventory & Supplies $ 30,000
Starting Inventory of Goods & Supplies $ 20,000
Kitchen & Waitstaff Supplies S 10,000
Total One-Time Budget $ 252,747

Investments planned for the business are currently budgeted at $252,747. Of that amount,
approximately $82,119 will be for the build-out and immediate maintenance of the building with an
additional $109,667 being invested for kitchen equipment, furniture, and fixtures. This does not include
the additional $124, 381 left to pay on the mortgage and interest.

Expected Income and expenses:

2019 projections as a restaurant show potential gross revenue of $1,382,872 with total expenses
amounting to $1,148,326. This will allow the restaurant to cover its expenses, recoup its investments,
and have a successful business in the City of Syracuse bringing jobs and income to the area. However, in
order to reach these numbers, the second floor must be permitted for mixed use with restaurant in
order to provide for that additional private dining seating. The investment for the kitchen equipment
and proposed minor layout changes will allow for the restaurant to adhere to Onondaga County
Department of Health food safety regulations. It will also allow for the proper running and functionality
of a restaurant.

The current owner would have hardship if not able to operate asa proper restaurant.

Unique Circumstances:

115 Green Street is a unique space and very different to other buildings in the very same neighborhood
in that it is a residential building previously approved and developed for commercial use of restaurant
and office space.



There are several bathrooms outfitted in the space. Neither of which have showers or tubs to allow for
what the space is zoned as for residential. There are no proper kitchens and based on the layout,
extensive work would be required to convert back to a residential building. With market rent being low
in the neighborhood, the owner would struggle to get a reasonable return on investment.

c. Essential Character of the Locality:

The proposed use of restaurant for the property at 115 Green Street, Syracuse, NY will not alter the
essential character of the existing neighborhood for the following reasons;

1. The first floor of this property had already been granted a use variance for a mixed-use with
restaurant in 2012,

2. The previous owners of this property, who were previously granted the use variance, also
own a restaurant within the neighborhood across the street from 115 Green Street.

3. The current owner is looking to open a full service, dine-in Latin American and Latin
Caribbean restaurant which fits into the fabric of existing businesses — Laci’s Tapas Bar,
Thanos Import Market, Syracuse Soapworks, and Hairanoia.

4. The restaurant will have a small 3-seat bar which indicates the owner is not looking to open
a bar/tavern which would potentially bring an unruly atmosphere to the area.

5. 115 Green Street is a locally designated historical property. Having received approval from
the Syracuse Landmark Preservation Board, the owner is showing willingness to preserve
the integrity of the historic building.

6. The current owner attended a pre-pre-development meeting with the City of Syracuse
Departments where Owen Kerney from Planning “stated that the idea of sharing parking
lots with adjacent businesses was a good one, if it was possible. Owen also mentioned that
this project is consistent with the direction of the draft of the new zoning ordinance, which
provides residential properties the opportunity to have business use. He applauded the
developer’s project for being one of those projects”. (Please see attached meeting notes.)

7. As mentioned in the immediately preceding point, the current owner has received support
and permission from neighboring businesses (Laci’s Tapas Bar and Hairanoia) to utilize their
respective parking lots as noted in the Variance Application.

8. The current owner first started meeting with the City of Syracuse in August 2017 to learn
specifics of the property PRIOR to its purchase. Since that initial meeting, communications
have continued and the owner has acquired knowledge related to the City’s expectations
and laws and has openly and continually shared plans intended for the space.

d. Not self-created:

Given explanations in Section C of this response, the building had already been granted a use variance
for restaurant and this was the primary reason the current owner purchased the building given the use
would continue. The building already had a layout that would support that use on both the first and
second floors.



The space on the first floor provides minimal seating, the owner is seeking to extend use to the second
floor for mixed use; restaurant (for private dining), offices, and storage with the layout staying as it is on
that floor.

If the City of Syracuse does not grant the Use Modification, the current owner will not be able to
support the investment already made for the following reasons;

1. The property would have to undergo extensive structural changes to support permitted use
as a residence.

2. The City of Syracuse allowed for the current floor plans to be modified by previous owners
and this could be in part due to the fact that the building sat vacant for approximately thirty
years and did not want it to further deteriorate and adversely affect the neighborhood or
safety of the public.



Action by the Syracuse Landmark Preservation Board CA-18-05
Resolution Date: May17, 2018

A RESOLUTION
APPROVING
A CERTIFICATE OF APPROPRIATENESS
115 GREEN STREET
SYRACUSE, NEW YORK 13203

We, the duly appointed members of the Landmark Preservation Board of the City of
Syracuse, do this 17t day of May, 2018, adopt the following resolution:

WHEREAS, the applicant, Clara Cedeno, requested a Certificate of Appropriateness
pursuant to Part C, Section VII of the Zoning Rules and Regulations of the City of
Syracuse, for 115 Green Street, which is a local Protected Site; and

WHEREAS, at the May 17, 2018, Landmark Preservation Board meeting, held at 8:30
a.m., in the Common Council Chambers, City Hall, Syracuse, New York, the Board
discussed the application; and

WHEREAS, the proposal was reviewed and discussed; and

WHEREAS, the subject application and all submittals have been studied by the
Landmark Preservation Board; and

WHEREAS, the Landmark Preservation Board noted in its review of the application:

I. Scope of Work: In accordance with the attached architectural drawings (Daniel

Manning-Architect PLLC, dated 5/16/18):

1) South fagade: Install new painted wood balustrade on front porch with simple,
square wood balusters. Sign for business incorporated into section of
balustrade left of front stairs, framed by top and bottom rails.

2) West fagade: Install new door with short flight of wood steps at current
window opening under second-story balcony. Remove existing doorway
(modern) along rear wing section, install clapboard siding over opening to
match existing. Install interior exhaust system with fan located on roof slope
of rear wing.

3) North fagade: Install intake louver for exhaust system in upper sash of gable-
end window.

4) New painting scheme. Main body: Behr “Ovation” (MQ9-59); trim: “No
More Drama” (P140-7); and oors and trim: “New House White” (RD-W10)

5) Landscape: Install black, metal, 4°-high fence along inside edge of sidewalk
and along eastern property line to corner of building. Install gate at front walk.
Plant boxwood hedge along sidewalk between fence and sidewalk.

WHEREAS, in review of the application in accordance with the Secretary of the
Tnterior’s Standards the Landmark Preservation Board FINDS:



Action by the Syracuse Landmark Preservation Board CA-18-05
Resolution Date: May17, 2018

1L Analysis of Proposal:
The US Secretary of the Interior Standards for Rehabilitation state the following:

Standard #2 - The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features, spaces, and spatial
relationships that characterize a property will be avoided.

WHEREAS, due consideration has been given to the appropriateness, architectural
merit, character, and necessity of the proposal; and

WHEREAS, the alterations to the property as described in the scope of work above do

not detract from the historic appearance or character of the property or surrounding
historic district.

NOW BE IT RESOLVED that we, the duly appointed members of the Landmark
Preservation Board of the City of Syracuse, do this 17" day of May, 2018, APPROVE
the application of Clara Cedeno for a Certificate of Appropriateness for 115 Green Street

pursuant to Part C, Section VII of the Zoning Rules and Regulations of the City of
Syracuse.

BE IT FURTHER RESOLVED it is unlawful to deviate from the plans including any

modification required as a condition of the issuance of this certificate unless and until all
amended certificates shall be applied for and used. '

This Certificate of Appropriateness is valid only for the specific work cited and that the
approval does not relieve the applicant from compliance with other regulatory, licensing,
or certification provisions applicable there by the properly constituted federal, state,
county, or city authorities including the issuance of a permit by the City of Syracuse
Division of Code Enforcement.

BE IT FURTHER RESOLVED, thatany determination of the Landmark
Preservation Board which either denies a Certificate of Appropriateness or which
authorizes the issuance of a Certificate of Appropriateness subject to conditions, may be

appealed within ten (10) days of the receipt of such determination by the applicant to the
City Planning Commission. '

Robert M. Hefley, Vice Chairman
Syracuse Landmark Phesefvation Board
Date of Issuance: May 17, 2018
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