
 

 

         

 

 

INTEROFFICE MEMO 

PLANNING AND COMMUNITY  

DEVELOPMENT DEPARTMENT 
 

DATE:  July 2, 2026 

 

TO:   James Corriveau, ZBA Chairperson 

 

FROM:  Geoffrey Urda, Senior Planner 

 

SUBJECT:   111 Breen Avenue 

  Parcel Number 8-01-214.100 

Zoning – Commercial     

Petition for an Area Variance to reduce the minimum parking setback along a street 

Right-of-Way (ROW) 

File #620                                                                                                                                                                                           

             

    

 

This petition, presented by Puccia Olive Oil Company LLC., is to vary the requirements of Section 310-

21 (I)(5)(E) of the Zoning Ordinance to reduce the minimum parking setback.  The applicant is 

concurrently seeking Site Plan Approval from the Planning Commission for a parking lot expansion that 

would create shared parking with the neighboring parcel at 710 Arsenal Street (Marcy Spa).   

 

The Commercial District carries a minimum 20-foot front-yard parking and loading setback.  The site plan 

that the applicant submitted depicts a 7.5-foot parking setback on 111 Breen Avenue from the property line 

that fronts on the Arsenal Street Right-of-Way (ROW).  This would represent a 62.5 percent variance. 

 

On the adjacent parcel at 710 Arsenal Street, the existing Marcy Spa parking lot has no setback from the 

ROW and the proposed site plan reduces this existing nonconformity.  Therefore, an Area Variance is 

not necessary for the section of the site plan on 710 Arsenal Street.  However, the proposed spaces on 

111 Breen will create a new nonconformity and could be legal only with the relief of an Area Variance 

granted by the Zoning Board of Appeals (ZBA). 

 

Per 6 CRR-NY 617.5(C)(16), the granting of individual setback or lot line variance is a Type II action 

pursuant to SEQRA and requires no further environmental review. 

 

Finally, as the proposed action occurs within 500 feet of New York State owned land, it will require 

county review pursuant to Section 239-m of New York State General Municipal Law.  Staff referred this 

application to the Jefferson County Planning Board for consideration at its meeting on June 30, 2026.  

County Planning Staff subsequently informed City Staff in correspondence dated June 18, 2026, that 

further review was unnecessary since the City had previously referred a related Variance request related 

to the subject development for County review.  A copy of the correspondence from Jefferson County 

appears at the end of this report. 

 

cc: ZBA Members  

 File 





  

  

3. The requested area variance is not substantial. 

  

4. The proposed variance will not have an adverse effect or impact on the physical or environmental 

conditions in the neighborhood or district. 

  

5. The difficulty/action is self-created.  

  

Attached please find the following for the Zoning Board of Appeals review (Note that these deliverables 

have been submitted electronically, through the City of Watertown’s Portal, and will not be submitted as 

hard copies): 

 

• Area Variance Application Form; 

• Letter of Authorization; 

• Conceptual Site Plan with variance requests clearly noted; 

• Short Environmental Assessment Form; 

• Project Parcel Deed; 

• Existing Conditions Survey Plat, and 

• Annotated Tax Map. 

 

If you have any questions, comments, or require any additional information please contact me at 

(T) 315-788-0287, (M) 315-767-5669, or by E-mail at thross@storinogeomatics.com. 

 

Respectfully Submitted, 

 

 

 

_______________________________ 

      Thomas H. Ross 
 

 

Attachments 
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From: Geoffrey Urda <gurda@watertown-ny.gov>

Sent: Monday, June 1, 2026 9:03 AM

To: Tom Ross

Subject: Record of Denial - Parking Setback at 111 Breen Ave

Mr. Ross, 

 

Per our phone conversation on Friday, the proposed parking lot expansion at 111 Breen Avenue and 710 Arsenal 

Street does not meet the minimum required parking and loading setback. 

 

Section §310-21(I)(5)(E) of the Zoning Ordinance requires a 20-foot parking and loading setback in the Commercial 

District.  The proposed spaces at the south end of the site range from four (4) feet to eleven (11) feet o4 the 

property line shared with the Arsenal Street ROW.  While the existing Marcy Spa parking lot has no setback from 

the ROW and the proposed site plan reduces the nonconformity on 710 Arsenal Street, the proposed spaces on 

111 Breen will create a new nonconformity and could be legal only with the relief of an Area Variance granted by 

the Zoning Board of Appeals (ZBA). 

 

This email shall serve as the requisite Record of Denial needed to initiate an Area Variance application. 

 

Save a copy of this email and upload it to the online application portal as your Record of Denial.  If you have any 

additional questions, please do not hesitate to reach out to me. 

 

Many thanks,  

 

Geoff Urda 
Senior Planner 

City of Watertown 

245 Washington Street 

Watertown, NY 13601 

gurda@watertown-ny.gov 

Tel: (315) 785-7725 

Fax: (315) 782-9014 

 












