
         

 

 

INTEROFFICE MEMO 

PLANNING AND COMMUNITY  

DEVELOPMENT DEPARTMENT 
 

DATE:  March 9, 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 landscaped buffer 

requirements along a street Right-of-Way (ROW) and along the side property lines 

File #614                                                                                                                                                                                           

             

    

UPDATE (April 3, 2026): At the March 18, 2026, meeting, the ZBA tabled this application 

pending 239-m review by the Jefferson County Planning Board.  At its March 31, 2026, meeting, 

the Jefferson County Planning Board adopted a motion finding that the requested Variance is a 

matter of local concern only.  A copy of the correspondence from Jefferson County appears below. 

 

As discussed at the March 18, 2026, ZBA meeting, because the applicant has not yet developed a 

formal Site Plan application, as the Variance decision will influence design choices, there is no risk 

of segmentation and no need for a coordinated review.  The ZBA will need to complete Part 2 of 

the Short Environmental Assessment Form (EAF) and make a determination of significance 

pursuant to SEQRA, after which it will be free to act on the Area Variance request. 

 

------- ORIGINAL TEXT FROM MARCH 9, 2026 MEMO ------- 

 

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

310-83 of the Zoning Ordinance to reduce the minimum landscaped buffer requirements along a 

street Right-of-Way (ROW) and along the side property lines.   

 

The applicant plans to apply for Site Plan Approval at a future Planning Commission meeting for 

a parking lot expansion that would create shared parking with the neighboring parcel at 710 

Arsenal Street (Marcy Spa).  This arrangement would require pavement up to and across the 

shared property line between the two parcels.  

 

To accommodate the desired additional parking spaces, as well as internal circulation, the applicant 

is seeking relief from the following landscaping requirements to facilitate the proposed layout: 

 

• Reduce the required landscaped buffer along a street Right-of-Way, as required by Section 

310-83 (C)(1) from 15 feet to 7.5 feet, a 50 percent reduction. 



 

• Reduce the required landscaped buffer along a side property line, as required by Section 

310-83 (D)(1) from 10 feet to 0 feet along the east property line, a 100 percent reduction. 

 

• Reduce the required landscaped buffer along a side property line, as required by Section 

310-83 (D)(1) from 10 feet to 8.7 feet along the west property line, a 13 percent reduction. 

 

Granting this Variance to reduce the above landscaped buffer requirements represents an Unlisted 

Action pursuant to SEQRA.  However, it is part of a “whole action” that also includes the Site Plan 

Approval.  To avoid segmenting the review, all involved agencies must consider the aggregate 

environmental impacts of the proposed redevelopment as a single “whole action.”   

 

As the Planning Commission has jurisdiction over the Site Plan Approval, this will also be a 

coordinated review.  At its April 6, 2026 meeting, Staff will recommend that the Planning 

Commission adopt a motion acknowledging the coordinated review and declaring itself the Lead 

Agency pursuant to SEQRA.  Staff recommends that the Zoning Board of Appeals adopt a 

motion acknowledging the necessity for a coordinated review and stating that it has no objection 

to the Planning Commission designating itself as the Lead Agency. 

 

If the ZBA, as an Involved Agency, has environmental comments that it deems necessary to 

communicate to the Planning Commission for it to consider in its Lead Agency review, the ZBA 

should impart those comments to Staff at the March 18, 2026 ZBA meeting, so that Staff can 

include them in its subsequent memorandum to the Planning Commission.  After the Planning 

Commission adopts a Negative Declaration pursuant to SEQRA, the ZBA will be free to vote on 

the request at its April 15, 2026 meeting. 

 

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 will refer this application to the Jefferson County Planning Board ahead of its meeting on 

March 31, 2026. 

  

 

cc: ZBA Members  

 File 







 

25 February 2026 
 
Mr. Michael A. Lumbis 
Planning and Community Development Director  
City of Watertown  
245 Washington Street, Room 305  
Watertown, NY 13601 
 
RE: Pete’s Trattoria Parking Lot Expansion Variance Request 
       Tax Map P.N. 8-01-214.100 
       111 Breen Avenue 
 
Sto Geo File: 2017-015.04 
 
Mr. Lumbis – 
 
On behalf of our client, Puccia Olive Oil Company LLC (POC – Geoff Puccia), Storino Geomatics, PLLC is 
submitting for approval of an Area Variance of City of Watertown Tax Map P.N. 8-01-214.100 (111 Breen 
Avenue). We understand that approval by the Zoning Board of Appeals will be required for an area 
variance at both side lot lines and front lot line of the portion of the property that abuts Arsenal Street 
for a proposed parking lot improvements project.  
 
Project Description – As seen in the attached Conceptual Site Development Plan, the project includes 
improvements to property to increase the parking capacity for the existing “Pete’s Trattoria” restaurant. 
Currently the business relies on an easement on an adjoining parcel (across Breen Ave.) to fulfill its 
parking lot needs, and this parking lot expansion allows the restaurant to own their parking lot.  
Additionally, the adjoining business to the east of the proposed expansion, will utilize a portion of this 
expansion to facilitate parking for their business (shared parking agreement).  The project will enter the 
Site Plan Approval process with the City of Watertown Planning Commission in the coming month. 
 
Variance Request -  Two (2) side yard parking and one (1) front yard Landscape and Buffer Requirement 
variances to support the project. As seen in the attached, the easterly side yard Landscape Buffer will be 
0-feet to support the shared access and parking arrangement. The westerly side yard buffer will be 8.7-
feet and the front yard parking lot buffer will be 7.5-feet and in alignment with the adjoining parking lot. 
 
We are of the opinion that there will be no detriment to the health, safety and welfare of the 
neighborhood or community if an area variance for these buffer requirements is granted. The following 
summarizes our understanding and opinion of applicable hardship tests for the action: 
 

1. The variance will not produce or create an undesirable change in the character of the 
neighborhood or a detriment to nearby properties. 

  
2. The benefit sought by the applicant (parking lot expansion) cannot be achieved by any other 

feasible alternative methods, other than an area variance. 
  



  

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 

 
 
Respectfully Submitted, 
 
 
 
_______________________________ 
      Thomas H. Ross 
 
 
Attachments 
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