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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 Board Members 

 

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

 

PRIMARY REVIEWER: Sharlice Bonello, Planner 

 

SUBJECT:   Special Use Permit – 812 State Street  

 

DATE:      December 29, 2023 

 

Request: Special Use Permit to allow an office in the Neighborhood Mixed Use 

District 

 

Applicant:   Kie He of HSS RE Ventures, LLC 

 

Proposed Use:   Primary care physicians’ office 

 

Property Owner:   J&J NNY, LLC 

 

 

Submitted:  

  

Application Form: Yes  8 ½” x 11” Copy of Tax Map:  Yes 

  

Cover Letter: Yes County Planning Board Review Required: No 

  

A Sketch of the Site to Scale:  No SEQRA: Unlisted Action   

  

 

Overview:  The applicant proposes to purchase the lands of 812 State Street, renovate the 

interior of the existing structure on the property, and establish primary care physicians’ offices 

on the first floor and a staff break area on the second floor.  The Zoning Ordinance defines an 

office use as follows: 

 

“A building or portion thereof used primarily for conducting the affairs of a business, profession, 

medical or health practitioner, service, industry, or government and generally furnished with 

desks, tables, files, and communication equipment. No manufacturing processes, retail sales, 

construction, or warehousing occurs on the premises.” 
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Section 310-18 of the Zoning Ordinance, which contains the use table for all districts, requires a 

Special Use Permit for Office uses in a Neighborhood Mixed Use District. 

 

Site Plan Approval:  This proposal will not require Site Plan Approval.  Section 310-104 of the 

Zoning Ordinance identifies the following as exempt from Site Plan Review:  

 

“A. Where the space proposed for occupancy is within an existing building or structure 

that will not undergo exterior alterations unless the new use is going to require 

additional parking.” 

 

The proposed renovations to the structure meet the criteria for the exemption listed above. 

 

Special Use Permit Standards:  Article XI of the Zoning Ordinance empowers the Planning 

Commission to issue Special Use Permits after holding a Public Hearing and reviewing the 

application against the Special Use Permit Review Criteria.  The Zoning Ordinance requires the 

Planning Commission to set a public hearing within 62 days of deeming the application complete.   

 

Section 310-116 of the Zoning Ordinance contains the Special Use Permit Review Criteria that 

the Planning Commission is tasked with considering.  Below is a list of all nine criteria and 

Staff’s conclusions for each criterion.  The following represent Staff’s professional comments 

only and do not necessarily represent the final position of the Planning Commission, which must 

reach its own determinations.  

 

A. The proposed use will be consistent with the purposes of this Chapter and the 

requirements of the zoning district in which it is located. 

 

The stated purpose of the Neighborhood Mixed Use District, per the Zoning 

Ordinance is as follows: 

 

“The NMU District creates vibrant corridors on arterial and collector roads at 

the edges of residential neighborhoods that allow for a mix of residential dwelling 

unit types, commercial services, parks, and community facilities. These are 

generally found on radial streets with higher traffic volumes. This district reflects 

the walkable and historic nature of Watertown's neighborhoods. Commercial uses 

in the NMU District typically reflect a neighborhood-scale design and 

complement the dense residential neighborhoods in the adjacent R Districts.” 

 

The proposed use is consistent with this purpose, as the exterior of the property 

has the appearance of a two-story house, and the office use would consist of only 

five or six exam rooms, per the application. 

 

B. The proposed use’s compatibility and consistency with the goals and recommendations of 

the City of Watertown Comprehensive Plan, Complete Streets Ordinance and other 

approved City plans and programs. 
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The subject property is in the Urban Mixed Use/Downtown Transition future land 

use character area.  The City’s adopted Comprehensive Plan defines this future 

land use character area as follows: 

 

“The Urban Mixed-Use areas are historic areas generally located between the 

Central Business District (CBD) and residential neighborhoods where land use 

transitions from intense urban business to lesser intense residential and 

compatible non-residential uses. These transitional areas begin to have obvious 

changes in building types, architectural styles, lot sizes, and pedestrian activity. 

Buildings are generally lower in height and parking may be onsite, preferably 

behind or at the side of the building to avoid a suburban look. Buildings are 

designed to be visually appealing with shorter setbacks to address the sidewalk 

and help reinforce a positive pedestrian experience.”  

 

The proposed use is compatible with residential uses and will not create a 

nuisance to the neighborhood or affect the properties surrounding it.  The parking 

lot is hidden behind the building, per the recommendation of the plan, and the 

building is visually appealing with a short setback from the sidewalk.  This 

proposal is in harmony with the Comprehensive Plan.  

 

C. The impact on the nature and character of the surrounding neighborhood, natural 

environment, historic district, or corridor in which it is located. 

 

The proposed use will not have a negative effect on the surrounding 

neighborhood. There are other health care facilities nearby and commercial and 

residential uses in all directions. The proposed office use is consistent with the 

built environment of the surrounding corridor as its exterior appearance is like a 

two-story house.  

 

D. The overall impact on the site and its surroundings, considering environmental, social, 

and economic impacts of traffic, noise, dust, odors, release of harmful substances, solid 

waste disposal, glare, or any other nuisances. 

 

The proposed use would have minimal impact on the surrounding environment 

and will not create any negative impacts per the items listed above. Staff suggests 

that the Planning Commission request details on how regular waste and medical 

waste will be disposed of at the property, including the proposed location(s) of 

any dumpsters. 

 

E. Restrictions and/or conditions on design of structures or operation of the use (including 

hours of operation) necessary either to ensure compatibility with the surrounding uses or 

to protect the natural resources of the City. 

 

The applicant is proposing hours of operation from 8 a.m. to 5 p.m. Monday 

through Friday. The proposed hours are during normal business hours of other 

nearby healthcare-related facilities. The following nearby health-related facilities 

have the following business hours listed below:  
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1. Citizen Advocates: 24 hours Monday - Sunday 

2. Care Net Pregnancy Center: 9:00 a.m. – 5:00 p.m. Tuesday, Wednesday & 

Friday 

3. Jefferson Rehab Center: 7:30 a.m. – 4:00 p.m. Monday-Friday 

 

Other uses on adjacent parcels are as follows:   

 

1. East: 842 State Street is a commercial property, The Dollar Tree.  

2. West: 804 State Street is also a commercial property, a Wine and Liquor store.  

3. Southwest/South: residential properties, three-family dwelling and multi-unit 

dwelling.  

4. North (across the street): 839 State Street is a shopping mall that has multiple 

commercial uses such as Cheney Tire, Autumn’s Barbershop, and a tattoo 

parlor.  

 

This review did not identify any significant detrimental effects to any of the 

surrounding properties.  

 

F. The adequacy and accessibility of essential public facilities and services, such as streets, 

parking spaces, police and fire protection, drainage structures, refuse disposal, water 

and sewer, and schools. 

 

Although the number of existing parking spaces was not provided, a site visit 

revealed that there are approximately 4 spaces along the eastern property line and 

4 spaces along the south edge of the paved area. Refuse disposal and emergency 

vehicles will be able to access the parcel with no issues. There is also adequate 

maneuverability in the rear for these vehicles to turn around.  

 

The applicant should note that the NMU District allows a maximum of 16 on-site 

parking spaces.  Any future alterations that change the number of spaces, size of 

the paved area or exceed the 16-space limit shall require additional approvals. 

 

G. The proposed use’s impact on traffic congestion, impairment of pedestrian safety, or 

capacity challenges to Level of Service on existing streets, considering their current 

width, surfacing, and condition, and any improvements proposed to be made to them by 

the applicant. 

 

The proposed use is unlikely to create excessive trip generation as only a few 

patients will visit at any given time.  

 

The internal driveway varies in width as it traverses the parcel.  A site visit 

revealed that the driveway is approximately 15 feet in width at its narrowest point.  

This is challenging for two-way traffic.  The applicant should considerer putting 

up a “slow” sign for both entering and exiting cars on the western and eastern side 

of the parcel.   
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H. The impact on adjacent historic resources as formally recognized by the New York State 

and Federal Registers of Historic Places. 

 

The subject property is not adjacent to any formally recognized historic resources.  

The nearest historic resource is Emerson Place, which is over 600 feet away on 

the opposite side of State Street.  

 

I. In reviewing the adequacy of the Supplemental or General Regulations as they may 

relate, the Planning Commission may impose more restrictive conditions. 

 

This standard allows the Planning Commission to impose more restrictive 

conditions after review of this application. Any comments or additional 

conditions should be stated at the Planning Commission meeting.  

 

 

Parking and Vehicular Circulation:  The applicant is not proposing any additional parking or 

change to vehicle circulation. All patients and staff will access the parcel using the entrance along 

State Street and continue down the driveway to the back of the building where the parking lot is 

located. Staff recommends that the applicant install signage alerting motorists to drive slow due to 

two-way traffic along the narrow driveway. Cars entering and leaving the lot will be accessing the 

same curb cut and driveway. 

 

Landscaping and Buffers:  Since the proposal does not require Site Plan Approval, it would be 

impractical to require the applicant to bring the site into full compliance with landscaping and 

buffer requirements of the Zoning Ordinance. The only proposed exterior renovations on the 

building are replacing the siding and adding a new sign. When an existing site is undergoing any 

external alteration or expansion of the site or building, the objective of the landscaping and 

buffer zone standards in the Zoning Ordinance is to bring the existing site into compliance with 

the standards of this section in relation to the extent of expansion or change on a site.   

  

The site abuts residentially zoned parcels along the south side of the parcel and a portion of the 

west side which requires a buffer zone between the residential and non-residential uses. The 

purpose of the buffer is to provide visual screening between the two uses and protection for the 

residential uses. 

 

The site currently contains a 24’ +/- wide buffer zone along the south (rear) property line that 

consists of a lawn area, one tree and a 6’ stockade fence. Staff recommends that 3-4 additional 

trees be planted within this buffer area to supplement the existing tree and provide additional 

screening and protection for the abutting residential properties. The size and composition (lawn, 

trees, and fence) of the existing buffer zone must be maintained as a condition of the approval. 

 

SEQRA:  The project is considered an Unlisted Action under the State Environmental Quality 

Review Act (SEQRA). The applicant has completed Part 1 of the Short Environmental 

Assessment Form. The Planning Commission will be required to complete Part 2 prior to making 

a decision on the requested Special Use Permit.  

 

Also, question 15 in Part 1 of the Short Environmental Assessment Form should be answered yes 

as the Northern Long-eared bat and Indiana Bat reside in the City of Watertown.  
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Other: If the Special Use Permit is granted by the Planning Commission, Planning Staff will 

issue an approved Zoning Compliance Certificate. The applicant must also obtain the following 

permits, at a minimum, from the Bureau of Code Enforcement: a Building Permit and a Sign 

Permit for the replacement of the existing sign. 

 

Code Enforcement will be requiring stamped and signed architectural plans in order to receive a 

building permit. These documents will be required prior to any renovations being completed.  

 

Summary: The following should be discussed by the Planning Commission and possibly 

included as contingencies in the motion for approval of the Special Use Permit: 

 

 

1. The applicant should consider installing two signs, one on the western and one on the 

eastern side of the parcel for entering and exiting traffic that alerts motorists of two-way 

traffic with a narrow driveway.  

 

2. The applicant should provide details on how regular waste and medical waste will be 

disposed of at the property, including the proposed location(s) of any dumpsters. 

 

3. The applicant shall plant 3-4 additional trees within the rear buffer area to supplement the 

existing tree and provide additional screening and protection for the abutting residential 

properties. 

 

4. The size and composition of the existing buffer zone along the south side of the property 

must be maintained as a condition of approval. 

 

5. The applicant shall obtain a Building Permit and a Sign Permit prior to any construction 

from the Bureau of Code Enforcement.  

 

 

Planning Commission Action: As noted above, the Planning Commission is required to 

consider the application complete and hold a public hearing on the proposed Special Use Permit 

application within 62 days of deeming it complete. If the Planning Commission feels the 

application is complete it should adopt a motion in that regard. If the application is deemed 

complete, Staff would recommend that the Planning Commission direct staff to schedule a public 

hearing for Tuesday, February 6, 2024, at 6:05 p.m. during the Planning Commission meeting to 

hear public comment on the proposed Special Use Permit to allow an Office in the 

Neighborhood Mixed Use District at 812 State Street. 

 

 

 

cc: Planning Commission Members 

  Dana Aikins, Code Enforcement Supervisor 

  Meredith Griffin, Civil Engineer II 

  Jie He, HSS RE Ventures, LLC., 16955 County Route 59 Dexter, NY, 13634 
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Above: A satellite view of the subject parcels highlighted in blue and their surroundings.  
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Site Photos:  

 

 
Above: The image above shows the short setback from the sidewalk to the front façade of the 

building. The image also shows the front façade of the structure. As shown in the image, the 

front facade looks like a residential structure when walking or driving by (looking south).  

 

 

 
Above: The image above shows the narrow driveway. As shown in the image, the driveway 

starts out at a substantial width, but then very quickly starts to narrow making it difficult for two 

cars to drive side-by-side through the narrowest point (looking south).  
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Below: The image below shows the parking in the rear of the building. Clearly there is plenty of 

room for parking and for emergency and refuse disposal vehicles adequate maneuverability in 

the rear to turn around (looking southeast).  

 

 
 

 

 

 
 

Above: This image above shows the residential properties abutting 812 State Street located at 

113 Rutland Street S (southwest end). 

Below: This image below shows the residential properties abutting 812 State Street located at 

119 Rutland Street S (yellow structure on the south end).  
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Below: These images show the condition of the trees along the southeast side of the parcel.  

 

 

 






































