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MEMORANDUM 
CITY OF WATERTOWN, NEW YORK 

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

PHONE: 315-785-7741 – FAX: 315-785-7829 
 

 

 

TO:    Planning Commission Members 

 

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

 

PRIMARY REVIEWER:  Geoffrey T. Urda, Senior Planner 

 

SUBJECT:    Site Plan Approval – 111 Breen Avenue and 710 Arsenal Street 

 

DATE:    June 4, 2026 

 

Request: Site Plan Approval for to construct a 10-space parking lot expansion and 

associated site improvements at 111 Breen Avenue, Parcel Number 8-01-

214.100 and 710 Arsenal Street, Parcel Number 8-01-219.001 

 

Applicant: Thomas H. Ross of Storino Geomatics, PLLC on behalf of Puccia Olive 

Oil Company, LLC and The Marcy Spa & Salon Inc. 

 

Proposed Use: Parking Lot, Accessory, for primary Bar, Restaurant, Café, Brewpub and 

Retail, General and Service uses. 

 

Property Owners:   Puccia Olive Oil Company, LLC and The Marcy Spa & Salon Inc. 

 

 

Submitted:  

Property Survey:  Yes Preliminary Architectural Drawings:  N/A 

Site Plan:  Yes Preliminary Site Engineering Plans:  Yes 

Vehicle and Pedestrian Circulation Plan: Yes Construction Time Schedule:  Yes  

Landscaping and Grading Plan: Yes Description of Uses, Hours & Traffic Volume: Yes 

 

SEQRA: Unlisted Jefferson County 239-m Review: Yes 

 

Zoning Information:  

District: Commercial  Maximum Lot Coverage: N/A 

Setback Requirements: F: 20’, S: 5’, R: 25’ Buffer Zones Required:  Yes 
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UPDATE (July 2, 2026): At the June 9, 2026, meeting, the Planning Commission tabled this application 

pending 239-m review by the Jefferson County Planning Board.  In correspondence dated June 18, 2026, 

Jefferson County Planning Staff informed City Staff 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. 

 

The Planning Commission 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 Site Plan request. 

 

------- ORIGINAL TEXT FROM JUNE 4, 2026 MEMO ------- 

 

 

Overview: The co-applicants propose to construct a shared parking lot expansion that will serve both Pete’s 

Trattoria and Marcy Spa & Aesthetics Inc.  The expansion will add ten parking spaces and bring the 

aggregate total to 56 spaces, 50 on 111 Breen Avenue and six (6) on 710 Arsenal Street.  Section 310-36 (A) 

of the Zoning Ordinance allows a maximum of 50 spaces on a parcel in the Commercial District, placing 

111 Breen Avenue right at the maximum. 

 

Existing Conditions: 111 Breen Avenue is an L-shaped parcel with frontage on both Breen Avenue and 

Arsenal Street.  The primary restaurant building sits at the northeast corner of the parcel, with a zero-foot 

setback fronting on the Breen Avenue sidewalk.  The existing parking lot wraps around the building to the 

south and west.  The southern section of the parcel with frontage on Arsenal Street where the applicant 

proposes to expand the parking lot is presently lawn. 

 

710 Arsenal Street is adjacent to 111 Breen’s Arsenal Street frontage to the east.  The primary Marcy Spa 

building sits at the north end of the parcel, away from the street.  Pavement for surface parking covers 

almost the entire front section of the parcel, with an approximately nine-foot strip of grass running down 

the east edge of the property that abuts 706 Arsenal Street 

 

A one-unit dwelling sits at 706 Arsenal Street adjacent to Marcy Spa.  704 and 702 Arsenal Street, at the 

corner of the T-intersection with Breen Avenue, are both vacant.  Residential uses surround the combined 

site” on the west and north sides as well.  The Arsenal Street cemetery is across Arsenal Street from the site. 

 

Vehicular and Pedestrian Circulation: Currently, Pete’s Trattoria is solely accessed from a Breen 

Avenue curb cut and Marcy Spa is solely accessed from an Arsenal Street curb cut.  With the proposed 

expansion, the internal drive aisles would connect, providing continuous access through both properties 

from Arsenal to Breen, and allowing them to function as essentially one site. 

 

The most significant likely impact of this proposed layout is increased ingress/egress volume using the 

proposed Arsenal Street driveway during evening hours, including peak travel times.  The existing 

driveway mouth accessing the Marcy Spa lot tapers from 13-to-15 feet wide as it traverses the margin.  

The proposed driveway measures 23.5 feet in width and would shift east, to within approximately 130 feet 

of the intersection with Breen Avenue. 

 

Appendix 5A of the New York State Department of Transportation (NYSDOT) Highway Design Manual, 

titled, “POLICY and STANDARDS for the Design of Entrances to State Highways” contains guidance on 

driveway design policy.  Specifically, note 1E on Figure 5A-E: Driveway Design Standards states: 
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Intersection: The distance between the edge of a driveway (projected to the traveled way) and a side road 

travel lane edge shall be at least twice the width of the driveway plus 15’ (4.6 m’).  If practicable, strive 

for at least a 100’ (30 m’) offset to a signalized side road pavement edge.” 

 

At 23.5’ wide, twice the width of the driveways is 47’ + 15’ = 62’ minimum recommended distance from 

the intersection.  Based on these standards, the proposed driveway would be just over twice the minimum 

recommended distance from the intersection.  As Arsenal Street is a NYSDOT maintained road, this will 

be relevant when the applicant obtains a NYSDOT Highway Work Permit.   

 

The City’s Complete Streets Policy, adopted by City Council on January 17, 2017, contains a Scope of 

Applicability section, which states that the City shall review all private development proposals with 

reference to the incorporation of Complete Streets principles and general consistency with the Complete 

Streets Policy. 

Additionally, Section §310-21(I)(8)(A) of the Zoning Ordinance requires that the main entrance location 

provide a pedestrian connection to the City sidewalk.  While the main entrance for Pete’s Trattoria fronts 

on the Breen Avenue sidewalk, the Marcy Spa parking lot has no painted hatching to delineate a pedestrian 

connection to the Arsenal Street sidewalk. 

 

While this is an existing condition, it is the purview of Planning Staff and the Planning Commission to use 

the Site Plan Review process to gradually bring nonconforming properties into compliance.  As the layout 

and circulation pattern of the parking lot is changing dramatically, the Planning Commission should 

consider requiring the applicant to hatch a dedicated pedestrian connection from the Arsenal Street 

sidewalk to the Marcy Spa door.   

 

An example of a similar connection at the Aldi’s on Arsenal Street is attached at the end of this report.  A 

logical place to create this connection at Marcy Spa would be to extend the proposed access aisle for the 

ADA space all the way south to the sidewalk and let it double as the pedestrian connection.  This would 

require removing one parking space from the plan.  

 

Zoning: Both primary uses are allowed uses-by-right in a Commercial District.  However, the primary 

buildings on both parcels enjoy legal nonconforming (“grandfathered”) status regarding the required 

setbacks in the Commercial District, which requires 10-foot setbacks in the front and the rear and 5-foot 

setbacks on the side.  Pete’s Trattoria has grandfathered front and side setbacks and Marcy Spa has a 

grandfathered rear setback. 

 

Section §310-21(I)(4)(C) of the Zoning Ordinance allows a maximum of 70 percent lot coverage in the 

Commercial District.  Lot Coverage is defined as the percentage of the lot occupied by impervious surfaces, 

which include any hard-surface, man-made area that does not readily absorb or retain water. 

 

The Planning Table on Sheet C101 does not contain a lot coverage calculation.  The applicant is 

responsible for demonstrating that both parcels independently do not exceed the lot coverage maximum 

of the Commercial District and should include that data on the Planning Table.  

 

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 off 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).   
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The applicant has already sought and obtained an Area Variance from the ZBA granting relief from the 

following required landscaped buffers at 111 Breen Avenue: 

 

• Reduce the required landscaped buffer along the Arsenal 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, adjacent to Parcel Number 8-01-

219.001, 710 Arsenal Street 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, adjacent to Parcel Number 8-01-

221.000, 718 Arsenal Street, a distance of 101 feet north from the Arsenal Street Right-of-Way, a 

13 percent reduction. 

 

Landscaping: The applicant proposes 8 deciduous trees around the perimeter of the site and a row of 

unnamed native coniferous shrubs along the ROW on Arsenal Street. The spacing of the trees is adequate 

on the east and west edges of the lot. Special care should be taken when selecting the row of shrubs along 

Arsenal street. Conifers are inherently more susceptible to damage from salt spray as they do not drop 

their leaves. The applicant should consider shrubs which are more salt tolerant. A couple of native options 

are White Spirea or Ninebark.  

 

Section 310-83 C (1) requires the applicant to provide one large deciduous tree every 40 linear feet or one 

small to medium deciduous tree every 20 linear feet. As the frontage of the lot is ~63 feet, two large 

deciduous trees would satisfy the requirement. The applicant should reconsider the position of the sign on 

Arsenal street and the shrubs to accommodate the trees. Vase-shaped trees would satisfy the requirement 

and provide shade for the parking lot while causing the least amount of interference with the sign. Good 

options include Honey locust, disease-resistant Elms, Zelkova etc.  

 

Comprehensive Plan: The City’s adopted Comprehensive Plan recommends the future land use character 

area of this area as Commercial Corridor, an area primarily applied to Arsenal Street.  The plan describes 

the Commercial Corridor land use area as follows: 

 

“As opposed to Coffeen, Washington and State Streets, Arsenal Street from the western edge of downtown 

west toward Interstate 81 is primarily commercial and serves a much broader regional population. 

Arsenal Street is also a high volume arterial road, carrying 30,000 vehicles per day into the City from 

Interstate 81. As the regional retail center for the North Country, Arsenal Street provides a land area 

capable of higher density commercial and retail uses including modestly sized franchise companies. 

Parking is generally in front of these buildings and signage is prominent. While the desire is to maintain 

this land use, a higher standard of design to create uniform/uncluttered look is anticipated. This can be 

accomplished with good site design and sign standards. Sidewalks, bike lanes, and transit stops should 

also be integrated in the design.” 

 

Regarding consistency with the planned future land use character area, a restaurant is one of the land uses 

envisioned in the description of Commercial Corridor and while the zero-foot front setback is grandfathered, 

it means that the front of the building addresses the sidewalk and adds a pedestrian-oriented quality for 

those walking from the adjacent residential neighborhood to the north.   
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The spa use is also of a service-oriented retail nature that would typically be found in a regional retail 

center.  While the number of parking spaces on 710 Arsenal Street would actually decrease by one as a 

result of this Site Plan, patrons of Marcy Spa would have immediate access to exponentially more parking 

than they do presently. 

 

This proposal is in harmony with the Comprehensive Plan. 

 

Grading, Drainage and Utilities:  The applicant states in the cover letter/application narrative that 

stormwater planning has occurred with the proposed grading directing the majority of the onsite storm 

water runoff to a proposed dry well system and that stormwater from the proposed access road to the new 

parking is anticipated to be captured and infiltrated by an existing dry well system in the existing, 

northerly parking lot. 

 

The applicant shall add the identified dry well drainage infrastructure to the C102 drawing.  Additionally, 

the applicant shall submit pre-and-post-construction stormwater drainage calculations to prove that the 

existing and proposed drainage infrastructure can accommodate the increase water volume. 

 

Lighting: The applicant has not submitted a Photometric Plan.  Sheet C101 depicts proposed solar fence 

mounted lighting on the west edge of the parking lot expansion, three feet from the western property line 

shared with 718 Arsenal Street.  It would be impractical to require the applicant to prepare a full 

Photometric Plan for the entire site.  However, the applicant must submit proof that the light spillage 

across the western property line is under 0.25 footcandles, as the adjacent property is a residential use. 

 

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. 

 

Permits: The applicant must obtain a Zoning Compliance Certificate for the parking lot expansion. The 

applicant must also obtain a New York State Department of Transportation (NYSDOT) Highway Work 

Permit. 

 

Miscellaneous: As noted above, this project requires review by the Jefferson County Planning Board, 

pursuant to General Municipal Law, Section 239-m.  The applicant submitted the plan set on May 19, 

2026, which was after the referral deadline for the May 26, 2026, County Planning Board meeting.  

Planning Staff will refer this application to the County for its June 29, 2026, meeting.  The applicant has 

submitted an application for an Area Variance for relief from the 20-foot parking setback. That 

application will also require 239-m review and will be referred to the Jefferson County Planning Board. 

 

Because of the need for 239-m review(s), the City Planning Commission will be unable to act on this 

application at its June 9, 2026, meeting.  However, the Planning Commission will still be able to review 

the plans and supporting documents and ask questions of the applicant and recommend any revisions 

that it deems necessary. 

 

Summary: The following should be discussed by the Planning Commission. Due to the 239-m review 

requirement and the need for the additional information outlined below, the Planning Commission will 

need to table this application until the July 7, 2026, meeting. 

 

1. The Planning Commission should consider requiring the applicant to provide a dedicated 

pedestrian connection from the Arsenal Street sidewalk to the Marcy Spa door. 
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2. The applicant shall provide a lot coverage calculation on the Planning Data table on Sheet C101. 

 

3. The applicant must apply for and obtain an Area Variance from the Zoning Board of Appeals 

granting relief from the 20-foot parking setback requirement in the Commercial District contained 

in Section §310-21(I)(5)(E) of the Zoning Ordinance. 

4. The applicant shall revise the landscaping plan to conform to the requirements of Section 310-83 

of the Zoning Ordinance. 

 

5. The applicant shall add all dry well drainage infrastructure to the C102 drawing and submit pre-

and-post construction stormwater drainage calculations to the City Engineering Department. 

 

6. The applicant shall submit proof that the light spillage across the western property line is under 0.25 

footcandles, as the adjacent property is a residential use. 

 

7. The applicant must obtain a Zoning Compliance Certificate and a NYSDOT Highway Work Permit. 

 

8. The applicant shall submit a revised set of drawings that satisfies all summary items for approval of 

the Planning and Engineering Departments, prior to the issuance of any permits 

 

 

 

cc:  Thomas Compo, P.E., City Engineer 

  Thomas H. Ross of Storino Geomatics, PLLC 
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Above:  A satellite view of both subject parcels, their host businesses and the proposed expansion area. 
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Above:  A Zoning map of the subject parcels and the surrounding area. 
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Above:  The pedestrian connection at the Aldi’s grocery store at 1165 Arsenal Street.  The Planning 

Commission should consider requiring a similar connection at the Marcy Spa parcel at 710 Arsenal Street 

as part of the proposed parking lot expansion.  
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Site Pictures 

 

 
Above:  A view of the existing Marcy Spa lot, with the lands of 111 Breen in the background, looking northwest. 

Below:  A reverse shot looking northeast, with the area proposed for parking lot expansion in the foreground.  
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Above: The western edge of 111 Breen, where a row of trees and fence-mounted lighting are proposed.  

Below: The eastern edge of 710 Arsenal, where an existing fence and grassed strip abuts 706 Arsenal. 

 
 

 












































