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MEMORANDUM 
CITY OF WATERTOWN, NEW YORK 

PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 
245 WASHINGTON STREET, ROOM 305, WATERTOWN, NY 13601 

PHONE: 315-785-7741 – FAX: 315-782-9014 
 

 

TO:   Planning Commission Members 

 

FROM:      Michael A. Lumbis, Planning and Community Development Director 

 

PRIMARY REVIEWER: Geoffrey T. Urda 

 

SUBJECT:   Sketch Plan Approval – 419 Glenn Avenue 

 

DATE:   September 28, 2023 

 

Request: Sketch Plan Approval to construct a 240 square-foot (SF) shade structure 

(pavilion) at 419 Glenn Avenue, Parcel Number 8-18-322.000 

 

Applicant: The Arc of Jefferson – St. Lawrence 

   

Proposed Use:    Amusement, Recreation or Entertainment (Outdoor)  

 

Property Owners:  WGS Housing Arsenal Associates, LLC 

 

 

Submitted:  

Project Description:  Yes Area Map: Yes 

Site Plan:  Yes Site Topography Map:  Yes 

 

SEQRA: Type 2 Jefferson County 239-m Review: No 

 

Zoning Information:  

District: Planned Campus Maximum Lot Coverage: 70 percent 

Setback Requirements: F: Average, S: 5’, R: 10’ Buffer Zones Required:  Yes 

 

Project Overview:  The applicant proposes to construct a 12’ x 20’ (240 SF) shade structure (pavilion) on 

the subject parcel at 419 Glenn Avenue for use by faculty and students from the adjacent Arc of Jefferson 

– St. Lawrence campus.  The Arc currently uses the subject parcel for parking for their adjacent campus 

and the proposed pavilion would be the first structure on the site.  The existing parking lot would remain 

unchanged. 
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Existing Conditions:  The subject parcel (8-18-322.000) is a 0.54-acre lot that abuts the primary Arc of 

Jefferson – St. Lawrence parcel to the east and south.  While 419 Glenn Avenue practically functions as 

part of the overall Arc campus, it is a distinct parcel under separate ownership.  WGS Housing Arsenal 

Associates, LLC, which owns the Parkstead at Watertown City Center apartment complex which backs 

up to the opposite side of Glenn Avenue, owns the subject parcel.   

 

Another vacant parcel abuts the subject parcel to the north, and there are several more vacant parcels 

directly across Glenn Avenue to the east, with the large apartment parcel behind those. 

 

Vehicular and Pedestrian Circulation:  There are two vehicular entrances from Glenn Avenue.  The site 

is also accessible by vehicle from Gaffney Drive, as an internal drive aisle crosses the primary Arc parcel 

at 420 Gaffney drive and connects to the parking lot on the subject parcel. 

 

Parking: There are 44 parking spaces on the subject parcel, none of which are ADA-accessible spaces.  

However, the Arc fulfills its ADA parking obligations under the Americans with Disabilities Act by 

providing sufficient ADA-accessible parking on the primary Arc parcel at 420 Gaffney Drive.  

 

Zoning:  The proposed use as an Amusement, Recreation or Entertainment (Outdoor) facility is an 

allowed use by Site Plan Approval in the Planned Campus District.  The existing off-street parking lot is 

an allowed use by Department Review in the Planned Campus District. 

 

The Planned Campus District carries a required minimum 10-foot rear-yard building setback for primary 

structures.  While there is no setback requirement for accessory structures, since the proposed pavilion 

would be the first structure on the site, the primary structure setback must apply. 

 

There is approximately 22.5 feet from the internal sidewalk abutting the existing parking lot and the 

property line at the widest point.  This distance begins to narrow 24 feet south of the sidewalk confluence 

and continues to narrow as the line moves south.  However, if the applicant places the pavilion at the 

corner of the two internal sidewalks (as the submitted drawing depicts is the applicant’s intention), then it 

will meet the setback requirement.   

 

Engineering:  The City Engineering Department notes that there is an existing underground 6-inch ductile 

iron pipe leading to the primary Arc building.  While it appears based on the drawings that the proposed 

pavilion will be several feet away from this line, the applicant shall still work with the City Water 

department to verify the location of this line in the field prior to the issuance of a Building Permit.  This is 

necessary to accommodate any potential future repairs to this pipe. 
 

Lighting:  The applicant did not submit a photometric plan.  However, there are existing light packs 

mounted on the wall of the primary Arc building on 420 Gaffney Drive that illuminate the grassed area 

where the applicant proposes to place the pavilion . 

 

Landscaping: The applicant did not submit a landscaping plan.  However, The Arc installed extensive 

landscaping as part a previous Site Plan for their entire campus that they received approval for in 2020. 

 

While the parcel does not fully conform to the 8-foot landscaped strip requirement for the exterior of 

parking lots, the nonconforming sections are pre-existing, and it would be impractical to require widening 

the existing grassed strip along Glenn Avenue as a condition of Sketch Plan Approval. 
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SEQR:  This project is considered a Type 2 Action under the State Environmental Quality Review Act 

(SEQRA) and requires no further environmental review. 

 

Permits:  The applicant must obtain the following permits and other documentation, minimally, prior to 

construction:  Building Permit and a Zoning Compliance Certificate.  The applicant has submitted a ZCC 

application concurrently with this application. 

 

Miscellaneous:  Since The Arc does not own the subject parcel, the property owner (WGS Housing 

Arsenal Associates, LLC) must supply written permission authorizing The Arc to apply for Site Plan 

Approval on the property owner’s behalf.  This can take the form of a simple signed letter. 

 

----------------------------------------------------------------------------------------------------------------------------- 

 

Sketch Plan Approval (review and recommendation):  The City’s newly adopted Zoning Ordinance 

contains a provision in Section 310-106: Site Plan Review Submission Procedures that enables the 

Planning Commission to grant Site Plan Approval based on a Sketch Plan, and without the full 

requirements of Site Plan Approval. Specifically Section 310-106 (B)(2) of the Zoning Ordinance states: 

 

“After staff review, upon referral to the Planning Commission, the Commission may determine that the 

information provided is sufficient to grant approval and may waive further Site Plan review and approve 

the Sketch Plan as agreed to by the applicant and the Planning and Community Development Department 

if the Commission determines that such approval is in the interest of the public health, safety, and welfare.” 

 

Following Planning Staff’s review of the proposed pavilion reconstruction, Staff recommends that the 

Planning Commission grant approval based on the Sketch Plan.   

 

This recommendation represents the Planning and Community Development Department’s agreement to 

the submitted Sketch Plan contingent on the Summary Items contained in this memorandum.  It does not 

necessarily represent the final position of the Planning Commission, which must reach its own 

determination pursuant to the quoted Zoning clause above. 

 

----------------------------------------------------------------------------------------------------------------------------- 

 

Summary: The following should be included in the motion to recommend approval: 

 

1. The applicant must locate the structure as proposed in the submitted drawing; specifically, such 

that the support beam at the structure’s northeast corner is situated within six inches of both 

existing internal sidewalks, at the point at which the sidewalks converge, to ensure adherence to 

the 10-foot rear setback requirement of the Planned Campus District. 
 

2. The applicant must verify the location of the existing underground 6-inch ductile iron pipe with 

the City Water Department prior to the issuance of a Building Permit to ensure that the proposed 

pavilion will not be built over the top of the water line. 

 

3. The applicant must submit written authorization from the property owner (WGS Housing Arsenal 

Associates, LLC) authorizing The Arc to apply for Site Plan Approval on the property owner’s behalf. 
 

4. The applicant must obtain, minimally, the following permits prior to construction: Building Permit 

and a Zoning Compliance Certificate. 
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cc:  City Council Members 

  Meredith Griffin, Civil Engineer II 

Bret Robbins, Superintendent of Properties, The Arc of Jefferson – St. Lawrence, 420 Gaffney Dr 

 Watertown, NY 13601 

 

 
Above:  A satellite view of the subject parcel as it relates to the adjacent parcel owned by The Arc of 

Jefferson – St. Lawrence. 
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Site Photos 

 

 
Above:  A view of the proposed pavilion location, looking south, with The Arc’s building on the right and 

the sidewalk confluence in the foreground. 

Below:  A reverse shot of the proposed pavilion location, looking north, with The Arc’s building on the left. 
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STANDARD NOTES:

1.  Unauthorized alteration or addition to a survey map bearing a licensed land

surveyor's seal is a violation of section 7209, sub-division 2, of the New York State

Education Law.

2.  Only boundary survey maps with the surveyor's embossed seal or red ink seal are

genuine true and correct copies of the surveyor's original work and opinion.

3.  Certifications on this boundary survey map signify that the map was prepared in

accordance with the current existing Code of Practice for Land Surveys adopted by

the New York State Association of Professional Land Surveyors, Inc. The certification

is limited to persons for whom the boundary survey map is prepared, to the title

company, to the governmental agency, and to the lending institution listed on this

boundary survey map.

4.  The certifications hereon are not transferable.

5.  The location of underground improvements or encroachments are not always

known and often must be estimated.  If any underground improvements or

encroachments exist or are shown, the improvements or encroachments are not

covered by this certificate.

GENERAL NOTES:

1.  The subject parcels are City of Watertown Real Property Tax Parcel Nos. 8-18-303,

8-18-322, 8-19-206.100, 8-19-207, 8-40-101.003, 8-40-101.005, and 8-40-108

2.  All adjoiners are per the City of Watertown Real Property Office.

3.  Adjoining property lines should be considered approximate and are shown for

reference only.

4.  This survey was prepared without the benefit of an abstract of title and is subject to

any modifications which may occur as a result of a complete title search.

5.  The underground utilities and features shown hereon have been located from above

ground visible features and other available records and therefore their location should

be considered approximate only.  Other underground utilities and features may exist,

either in service or abandoned, that are not indicated on this survey.  Dig Safely New

York (UFPO) should be contacted prior to performing any excavation activities.

6.  The field survey was performed from October 29, 2019 through November 25, 2019.

7.  Gaffney Drive is a public road of varying width.  Glenn Avenue is a public road with

a reputed width of 50 feet.

8.  The Horizontal Datum for this survey is based on NYS Central Zone NAD83(2011)

(North American Datum 1983/2011).

9. The Vertical Datum for this survey is based on the North American Vertical Datum of

1988 (NAVD88).

Betty G. Corbett

to

Shi & Gan Properties, LLC

Instrument No. 2011-00013945

Recorded September 23, 2011

Tax Map Parcel No. 8-40-101.008

DEED REFERENCE:

Frank L. Battista and

Debra J. Battista

to

Jefferson Community Mental Retardation

Services Company, Inc.

Instrument No. 2008-00015626

Recorded September 22, 2008

Tax Map Parcel No. 8-18-303

Arsenal Housing Associates, L.P.

to

WGS Arsenal Housing Associates, LLC

Instrument No. 2008-00011939

Recorded July 17, 2008

Tax Map Parcel No. 8-20-101.100

Arsenal Housing Associates, L.P.

to

WGS Arsenal Housing Associates, LLC

Instrument No. 2008-00011939

Recorded July 17, 2008

Tax Map Parcel No. 8-18-322

DEED REFERENCE:

Rachel Jones

to

Jefferson Hostels, Inc.

Instrument No. 2019-00015825

Recorded September 27, 2019

Tax Map Parcel No. 8-19-207

DEED REFERENCE:

Eric T. Swartz

to

Jefferson Hostels, Inc.

Instrument No. 2019-00002045

Recorded February 13, 2019

Tax Map Parcel No. 8-19-206.100

Watertown Hotel Ventures Property LLC

to

Watertown Hotel Ventures LLC

Instrument No. 2019-00009483

Recorded June 19, 2019

Tax Map Parcel No. 8-40-109.100

DEED REFERENCE:

R.F.P.  Realty, Inc.

to

Jefferson Hostels, Inc.

Liber 858 of Deeds, Page 899

Recorded September 24, 1974

Tax Map Parcel No. 8-40-108

DEED REFERENCE:

New York State Association for Retarded

Children, Inc.

to

Jefferson Community Mental Retardation

Services Company, Inc.

Liber 826 of Deeds, Page 226

Recorded December 15, 1970

Tax Map Parcel No. 8-40-101.003 and

Portion of Tax Map Parcel No. 8-40-101.005

DEED REFERENCE:

R.F.P. Realty, Inc.

to

New York State Association for Retarded

Children, Jefferson County Chapter, Inc.

Liber 821 of Deeds, Page 1074

Recorded June 03, 1970

Portion of Tax Map Parcel No. 8-40-101.005

James E. Mills, City Comptroller of the

City of Watertown

to

Julie Williams

Instrument No. 2012-00010924

Recorded July 20, 2012

Tax Map Parcel No. 8-18-321

Patricia A. Coon and

R.F.P. Realty, Inc.

to

City of Watertown

Instrument No. 2008-00007835

Recorded May 09, 2008

Tax Map Parcel No. 8-40-101.016

Area =

6.63 acres
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MAP REFERENCE:

1.  "Property & Topography Survey, Jefferson Hostels, Inc., City of Watertown,

Jefferson County, New York" dated April 25, 1975, prepared by Lafave, Huntley,

White & McGivern.

2.  "Map of Land Surveyed for New York State Association for Retarded Children, City

of Watertown, Jefferson County, New York" dated August 12, 1993, prepared by

Lafave, White & McGivern, L.S., P.C.

3.  "Map of Land Surveyed for Augustine A. Romeo, Final Subdivision Plat" dated

November 08, 2008, prepared by Michael W. Battista, and recorded in the Jefferson

County Clerk's Office as Map File No. 4732 on April 27, 2009.

4.  "Final Plat Jefferson Hostels, Inc. Subdivision" dated April 23, 2009, prepared by

CNY Land Surveying, and recorded in the Jefferson County Clerk's Office as Map File

No. 4836 on September 02, 2009.
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