
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 Urda, Senior Planner 

SUBJECT:  Subdivision Final Plat Approval – 925 Main Street West 

DATE:  April 2, 2026 

Request: Subdivision Final Plat Approval for a two-lot subdivision of 925 Main Street West, 

Parcel Number 1-17-403.000 

Applicant:  925 Main Street W, LLC 

Proposed Use:  Retail, General and Service (Parcel 1), Industrial Facility, Pre-Existing (Parcel 2) 

Property Owner: 925 Main Street W, LLC 

Application Status UPDATE: The Planning Commission considered this application at its March 3, 2026 

meeting and adopted a motion acknowledging the need for a Coordinated Review under the State Environmental 

Quality Review Act (SEQRA) and declaring the Planning Commission’s intent to act as Lead Agency.  The 

Planning Commission then voted to table the application pending the Zoning Board of Appeals (ZBA) adopting 

its own motion pursuant to SEQRA.  The ZBA subsequently adopted a motion at its March 18, 2026 meeting 

stating that it had no objections to the Planning Commission acting as Lead Agency. 

The Planning Commission is now free to consider Part 2 of the Short Environmental Assessment Form (EAF) 

and make a determination of significance relative to SEQRA.  After adopting a motion pursuant to SEQRA, the 

Planning Commission will be free to act on the Subdivision Request.   

Because the ZBA could not act on the concurrent Area Variance request until the Coordinated SEQRA Review 

was complete, that vote will likely occur at the April 15, 2026, ZBA meeting.  If the Planning Commission 

chooses to act on the Subdivision Request at its own April meeting, it must include the Summary Item at the 

bottom of Staff’s original memorandum below as a contingency with any motion for approval. 

-----------------   ORIGINAL FEBRUARY 26, 2026 STAFF MEMORADUM   ----------------- 

Overview: This proposal is being submitted for Planning Commission review under Chapter A322 

(Subdivision Regulations) of the City Code. The Planning Commission has the option of not requiring a 

preliminary plat submission. Since this is a minor subdivision, Staff is processing this application as a final plat. 

A public hearing is required, and a notice has been published for it to be held at 5:20 p.m. during the Planning 



 

 

Commission meeting. After the public hearing and completion of Part 2 of the Short Environmental Assessment 

Form, the Planning Commission will be free to make a decision on the proposal. 

 

The applicant proposes to divide the 1.10-acre lot at 925 Main Street West, Parcel Number 1-17-403.000, into 

two parcels, a 0.51-acre eastern section that contains two retail businesses and a 0.59-acre western section that 

contains a large warehouse building that is currently used for accessory storage. 

 

Required Descriptions: The applicant has provided suggested descriptions of the eastern section (Parcel 1) 

and the western section (Parcel 2). 

 

Required Drawings: The applicant has submitted a Subdivision Final Plat drawing for the Planning 

Commission approval and signature by the Clerk of the Planning Commission.  

 

Assemblages: The applicant is not proposing to assemble either section with any other parcels. 

 

Zoning – Area and Yard Regulations: The subject parcel is zoned Neighborhood Mixed Use (NMU).  The 

NMU District requires a minimum 10-foot setback from the rear property line.  The proposed new property line 

depicted on the Subdivision Final Plat drawing would create a 5.7-foot rear setback at the southeast corner of 

the primary building on Parcel 2. 

The applicant is concurrently applying for an Area Variance from the Zoning Board of Appeals (ZBA) to obtain 

relief from this requirement and vary Parcel 2’s minimum rear setback to 5.7 feet.  The ZBA will hear this case 

at its meeting on March 18, 2026.  The Planning Commission must determine whether it wishes to table this 

application pending the ZBA’s decision or grant a conditional Subdivision Approval contingent upon the ZBA 

granting an Area Variance. 

 

Zoning – Allowed Uses: As discussed in the Overview, the subject parcel contains a primary building at its east 

end that contains two retail business and which would remain in Parcel 1, where they would continue to be the 

primary use.  What is presently an accessory storage building on the western section of the subject parcel, would 

become the primary use on the newly created Parcel 2. 

 

The Zoning Ordinance further defines an Industrial Facility, Pre-Existing as: 

 

“An industrial facility which existed prior to the adoption of this chapter. 

 

The Zoning Ordinance further defines an Industrial Facility as (emphasis mine) 

 

“Uses engaged in the manufacture of finished products or parts, including processing, fabrication, assembly, 

treatment, packaging, incidental storage, sales, or distribution. Shall include uses such as the manufacture of 

electronic instruments, engineered composites, the preparation of food products, pharmaceutical manufacturing, 

research and scientific laboratories, or the like. Shall not include uses such as mining and extracting industries, 

petrochemical industries, rubber refining, primary metal, or related industries.” 

 

The warehouse building on Parcel 2 may continue lawful use as an incidental storage location for the adjacent 

businesses or any other business.  However, once said use is discontinued for 12 or more consecutive months, 

it will lose its lawful status.  Additionally, any conversion of Parcel 1 or 2 to another land use other than what 

presently exists, whether the conversion is initiated by the current owners or by any potential or future buyers, 

will minimally require a Zoning Compliance Certificate from the Planning and Community Development 

Department and may require additional approvals depending upon the new use sought. 



 

 

SEQR: Prior to approval, the Planning Commission must consider Part 2 of the Short Environmental 

Assessment Form (EAF) and make a determination of significance relative to SEQRA.  

 

Engineering Comments: The Engineering Department has no comments or concerns regarding this proposal. 

 

Miscellaneous: The applicant has provided a Request for Real Property Tax Law 932 Split form in order to 

prevent the issuance of a tax certificate on a parcel that no longer exists.  

 

After approval, the applicant must submit one (1) reproducible Mylar print and one (1) paper copy of the final 

plat for signature by the clerk of the Planning Commission. The paper copy will be returned and must be filed in 

the County Clerk’s Office within 62 days of signing. 

 

Summary: If the Planning Commission chooses to take action on the Subdivision at the March meeting, the 

following should be included as a contingency with any motion for approval:  

 

1. This Subdivision Approval is contingent upon Parcel 2, as depicted on the Subdivision Final Plat 

drawing and as described in its suggested metes and bounds description, receiving an Area Variance 

from the Zoning Board of Appeals granting relief from the minimum 10-foot rear-yard setback in the 

Neighborhood Mixed Use district. 

 





  

Attached please find the following for the Planning Commission and Zoning Board of Appeals review: 
 

• Subdivision Application Form; 

• Area Variance Application Form; 

• Letter of Authorization; 

• Request for Real Property Tax Law 932 Split Form; 

• Survey Plat and accompanying Suggested Legal Descriptions; 

• Deed Inst. No. 2023-11315; 

• Short Environmental Assessment Form, and 

• Annotated Tax Map. 
 
If you have any questions, comments, or require any additional information please contact me at 

 
 
Respectfully Submitted, 
 
 
 
_______________________________ 
     Adam Michael Storino, PLS CPESC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attachments 
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3. N 44°11'01" E, a distance of 117.44 feet to a mag nail set in the aforementioned 
southwesterly margin of Main Street West; 

 
THENCE S 45°48'59" E, along the southwesterly margin of Main Street West, a distance of 123.84 
feet to the point and place of BEGINNING.  
 
CONTAINING 0.51 Ground Acres of land more or less.  
 
Bearings in this description are referenced to the New York State Plane Coordinate System, Central 
Zone (3102), as realized from static GPS observations referenced to NAD 83 (2011) made on 
October 16, 2017 and October 18, 2017 for the City of Watertown 2017 GPS Network - File No: 
2017-027.   

 
Distances in this description are ground distances (U.S. Survey Feet). 

 
Caps on 1/2” capped iron rebar set are yellow and read “STO GEO”. 

 
SUBJECT TO any rights or restrictions of record that an updated Abstract of Title may disclose. 
 
ALSO SUBJECT TO AND INCLUDING any and all other rights or restrictions of record. 

 
AS SURVEYED by STORINO GEOMATICS, Land Surveying Services & Consulting, PLLC, on 11/11, 
11/24, and 12/16/2025, and 1/29/2026, shown as “Parcel 1” on a plat titled “SUBDIVISION FINAL 
PLAT LANDS OF 925 MAIN STREET W, LLC”, File No. 2025-062, dated 1/29/2026, filed in the 
Jefferson County Clerk’s Office as Map No. ______ on __________, a copy of which is part of this 
instrument.  

 
INTENDING to describe a 0.51 Acre portion of the parcel of land conveyed by Reban Holdings, LLC 
to 925 Main Street W, LLC in a deed dated July 27, 2023, recorded in the Jefferson County Clerk’s 
Office as Instrument Number 2023-11315 on August 1, 2023. 
 
 
 
________________________________   
Adam Michael Storino, PLS No. 50878 
Licensed Land Surveyor 
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3. S 42°29'11" E, a distance of 8.61 feet to a point; 
 

4. S 42°40'08" E, a distance of 36.45 feet to a point; 
 

5. S 45°48'59" E, a distance of 104.25 feet to the point and place of BEGINNING.  
 
CONTAINING 0.59 Ground Acres of land more or less.  
 
Bearings in this description are referenced to the New York State Plane Coordinate System, Central 
Zone (3102), as realized from static GPS observations referenced to NAD 83 (2011) made on 
October 16, 2017 and October 18, 2017 for the City of Watertown 2017 GPS Network - File No: 
2017-027.   

 
Distances in this description are ground distances (U.S. Survey Feet). 

 
Caps on 1/2” capped iron rebar set are yellow and read “STO GEO”. 

 
SUBJECT TO any rights or restrictions of record that an updated Abstract of Title may disclose. 
 
ALSO SUBJECT TO AND INCLUDING any and all other rights or restrictions of record. 

 
AS SURVEYED by STORINO GEOMATICS, Land Surveying Services & Consulting, PLLC, on 11/11, 
11/24, and 12/16/2025, and 1/29/2026, shown as “Parcel 2” on a plat titled “SUBDIVISION FINAL 
PLAT LANDS OF 925 MAIN STREET W, LLC”, File No. 2025-062, dated 1/29/2026, filed in the 
Jefferson County Clerk’s Office as Map No. ______ on __________, a copy of which is part of this 
instrument.  

 
INTENDING to describe a 0.59 Acre portion of the parcel of land conveyed by Reban Holdings, LLC 
to 925 Main Street W, LLC in a deed dated July 27, 2023, recorded in the Jefferson County Clerk’s 
Office as Instrument Number 2023-11315 on August 1, 2023. 
 
 
 
________________________________   
Adam Michael Storino, PLS No. 50878 
Licensed Land Surveyor 
 




















