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Agenda 

• Overview of ReZone Syracuse Project 

• Overview of Module 3:  Administration and 
Procedures 

• Questions and Discussion 
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PROJECT OVERVIEW 
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Project Overview 

• Project Initiation 
• Research and Analysis 
• Technical Review and 

Assessment Report  
• Annotated Outline 
• Content Drafting 
• Final Review and Adoption of 

Ordinance/Map 

Fall 2015    
- Spring 

2016 

May 
2016 

Early 
2018 

2016/2017 

June 
2016 

Public input 

Public input 

Public input 

Public input 
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Drafting the New Ordinance 

3 

2 

1 
Module 1: Zoning Districts and 
Use Regulations 
• What can I do on my property? 
• Where can I do it? 
• How much / how big? 

Module 2: Development Standards  
• What level of quality is required? 
• What about redevelopment? 

Module 3: Administration and 
Procedures 
• How do I get a project approved? 
• Are there exceptions? 
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Drafting the New Ordinance 

3 

2 

1 • Staff Draft 
• Public Draft 

• Staff Draft 
• Public Draft 

• Staff Draft 
• Public Draft 

Adoption Draft 
Staff Review 

Additional Public 
Meetings 
Adoption 

Final Ordinance 

Consolidated 
Draft 

Late 2017   
 

Early 2018   
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Assessment Report 

1. Create a User-Friendly 
Ordinance 

2. Update the Zoning Districts 
to Implement the LUDP 

3. Modernize the Land Uses 
4. Streamline the Development 

Review Procedures 
5. Introduce Uniform Standards 

to Improve the Quality of 
Development 
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Assessment Report 
• Important procedural steps are 

not clear 
• All development proposals (big or 

small) subject to essentially the 
same procedures 

• Heavy reliance on Project Site 
Review and Special Use Permits  
– To address quality 
– Lack of predictability and consistency 

• General inflexibility results in 
many variance, waivers, or 
exceptions 
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Assessment Report 
Recommendations: Streamline Procedures 

• Clarify responsibilities and standardize procedures 
• Incorporate existing procedures that work well 
• Introduce new review procedures that include: 

– Major v minor project thresholds 
– Expanded administrative approvals 
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ReZone Syracuse – Outline 
Article 1 – General Provisions 

Article 2 – Zoning Districts 

Article 3 – Use Regulations 

Article 4 – Development Standards 

Article 5 – Administration/ Procedures 

Article 6 – Definitions 

 

3 
2 
1 
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GENERAL PROVISIONS 
Article 1 

11 
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Article 1: General Provisions 

1.1  Title/Effective Date 
1.2  Purpose 
1.3  Authority 
1.4  Applicability and  
  Jurisdiction 
1.5  Nonconformities 
1.6  Enforcement 
1.7  Severability 
1.8  Transition from Prior     
  Regulations 
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Nonconformities?  
(Uses, structures, lots, signs) 

• Traditional/stricter approaches: 
Nonconformities may remain, but no substantial 
modifications without full code compliance 
– Faster implementation of new plans/policies 
– Greater uniformity and easier administration 

 
• More liberal approaches:  

A wider range of modifications will be considered 
– High standards can discourage infill and redevelopment, especially 

on challenging sites 
– Nonconformities often provide unique character  
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Nonconformities 

Proposed Syracuse 
approach for uses, 
structures, lots: 
• Nonconformities can 

continue, but no major 
expansions 
 

Policy Question: 
• To what extent do we 

require redevelopment 
projects to upgrade to 
meet new standards? 
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Nonconforming Site Features 
Parking 
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Nonconforming Site Features 
Loading Area Screening 
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Nonconforming Site Features 
Buffering and Screening 
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Nonconforming Site Features Proposed 
Approach 

Establishes triggers for when site features are required to 
be brought into compliance with new ordinance 

 
• Off-Street Parking 

– Increase in building area by ≥50% over 2-yr period 
– Remodeling ≥ 50% of assessed value over 2-yr period 

• Buffers, Landscaping, Screening, Lighting 
– Increase in vehicular use area 
– Increase in building area by 500 square feet or 20% 
– Building elevation changes by 50 percent 
– Increase in outdoor storage areas 

• Generally: a balance between compliance with new 
standards, but not discouraging reinvestment 
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ADMINISTRATION AND 
PROCEDURES 

Article 5 

19 
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Article 5: Administration & Procedures 
5.1  Purpose and Organization 
5.2  Summary Table of   
    Procedures 
5.3  Common Review     
    Procedures 
5.4  Development Permits   
 Procedures 
5.5  Flexibility and Relief   
  Procedures 
5.6  Ordinance Amendment   
 Procedures 
5.7  Review & Decision-Making    
  Bodies 
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Summary Table of Review Procedures 
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Common Review Procedures 

• Apply to multiple specific 
application types. 

• Prevent repetition (and 
potential inconsistency) 
within specific application 
procedures. 

• Specific application 
procedures refer back to 
common review procedures. 

Pre-Application Conference (5.3.B) 1 

Staff Review and Action (5.3.D) 3 

Scheduling and Notice of Public  
Hearings (5.3.E) 4 

Application Submittal and  
Processing (5.3.C) 2 

Review and Decision (5.3.F) 5 

Post-Decision Actions and  
Limitations (5.3.G) 6 

Submittal 
and Internal 

Review 

Hearings 
and  

Decision-
Making 
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5.4: Development Permit Procedures 

• Site Plan Review[new] 
• Special Use Permit 
• Sign Review 
• Temporary Use Permit [new] 
• Certificate of 

Appropriateness 
• Construction Plans [new] 

Administrative Manual 
 

• Not part of Zoning 
Ordinance 

• Can be physical 
manual or online 
content 

• includes application 
submittal 
requirements, review 
time periods, fees, 
and other technical 
information 
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5.4: Development Permits 
Site Plan Review (5.4A) 

• Replaces Project Site Review with new site plan 
review (minor and major) 

• Site plan review is common in NY and across the 
country 
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5.4: Development Permits 
Site Plan Review (5.4A) 

• Ensures compliance with design & development standards 
• Applicability 

– New construction 
– Alteration, repairs, additions that increase GFA ≥25% 
– Exterior renovations facing street 
– Demolitions 
– Projects affecting landmarks and eligible properties 

• Exemptions 
– Change in use, conversion up to three dwelling units, small alterations, etc. 

• Site plan approval required prior to submitting construction plans  
– (unless applicant opts to submit concurrently) 

• Referral: Administrator may refer minor site plans to PC 
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5.4: Development Permits 
Special Use Permits (5.4B) 

• Requires a public hearing to evaluate special 
or unique uses  

• Clarifies Planning Commission as decision-
maker 

• Optional concurrent submission with site 
plan (to expedite overall process) 
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5.4: Development Permits 
Sign Review (5.4C) 

• Simplifies text and process 
• Distinguishes  

– Sign permits  (Building Official decision) 
– Additional sign review for certain sign types 

• Generally Zoning Administrator 
• Sometimes Planning Commission (off-premises advertising, 

historic areas) 
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5.4: Development Permits 
Construction Plans (5.4F) 

• Proposed new process for reviewing 
engineering and other detailed materials  

• Ensures compliance with site plan 
• Responds to concerns about too much detail 

required upfront 
• Lets applicants postpone $ commitment until 

getting zoning/site plan approval 
• Could be administered by ZA, or outside zoning  



29 

5.5: Flexibility and Relief 

• Variance 
• Administrative Adjustment 

[new] 
• Appeal of Administrative 

Decision 
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5.5 Flexibility and Relief 
Administrative Adjustments (5.5B) 

• Allows modifications/deviations from 
dimensional and numeric standards in the 
Ordinance, without a formal rezoning or 
variance. 

• Does NOT allow: 
– Increases in density 
– Change in uses 
– Deviation from floodplain regulations 
– Modification of requirements for public improvements 
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5.5 Flexibility and Relief 
Administrative Adjustments (5.5B) 
Would allow the following adjustments by the Zoning Administrator: 
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5.6 Ordinance Amendments 

• Rezoning [new] 
• Rezoning to Planned Development 

(PDD/PID) [new] 
• Ordinance Amendment (text) [new] 
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5.7 Review and Decision-Making Bodies 

• Common Council 

• Planning Commission 

• Board of Zoning Appeals 

• Landmark Preservation Board 

• Zoning Administrator 

• Other City Officials 
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SAMPLE SCENARIOS 
Draft New Procedures 

34 
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SCENARIO 1: Mixed-Use Downtown 

• Infill on prominent downtown 
corner (MX-5) 

• Less than 10,000 square feet 
nonresidential (example, 
restaurant and/or retail) uses on 
ground floor  

• Three dwelling units proposed on 
second floor 
 

• => Minor site plan 
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SCENARIO 1: Mixed-Use Downtown 

• OPTION 1:  
Administrator Decision 
– Administrator reviews and approves or denies 

application for minor site plan 

 
• OPTION 2: Administrator Refers to 

Planning Commission 
– Administrator prefers public review due to 

prominent location downtown 
– Refers site plan to Planning Commission 
– Planning Commission reviews and decides 

application at a public hearing 
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SCENARIO 2: Auto Dealership 

• Use/location requires a special use 
permit (CM district)  

• Proposed two-story building with 
18,000 square feet (major site 
plan) 

• Applicant wants to exceed 
ordinance limits on rear setbacks 
and building height 
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SCENARIO 2: Auto Dealership 

• Special use permit 
– Planning Commission reviews and decides 

application for special use permit 
• Major site plan 

– Applicant elects to submit SUP and major 
site plan application concurrently 

– Planning Commission hearing and approval 
• Administrative adjustment 

– Decided by Planning Commission as part of 
review  

• Construction plans  
– Applicant submits following approval of SUP 

and major site plan 
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Next Steps 

• Zoning Ordinance 
– Next:  Full consolidated ordinance(!) later this year 

• Zoning Map 
– Draft 2 has been posted online 
– Watch for notice of upcoming mapping meetings 

• Adoption Process (late 2017/early 2018) 
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Feedback and Discussion 

Please provide feedback on Module 3 by: 
Friday, August 25, 2017 
 
Ways to provide feedback: 
 

• Project email:  ReZoneSyracuse@syrgov.net 

• Project website: http://www.syrgov.net/ReZoneSyracuse.aspx 

• Email: Owen Kerney Okerney@syrgov.net 

        Heather Lamendola Hlamendola@syrgov.net 

  

mailto:ReZoneSyracuse@syracuse.net
http://www.syrgov.net/ReZoneSyracuse.aspx
mailto:Okerney@syrgove.net
mailto:Hlamendola@syrgov.net
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syrgov.net 



Module 3: 

ADMINISTRATION & 
PROCEDURES 

THANK YOU! 
 

Matt Goebel 
Tareq Wafaie 

Clarion Associates 
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