
         

 

 

 

INTEROFFICE MEMO 
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DATE:  September 4, 2026 

 

TO:   James Corriveau, ZBA Chairperson 

 

FROM:  Geoffrey Urda, Senior Planner 

 

SUBJECT:   126 Winslow Street 

  Parcel Number 11-06-126.000 

Zoning – Residential 

Petition for a Use Variance to allow a sixth dwelling unit in a Residential Adaptive 

Reuse, Pre-Existing Building in a Residential District 

File #628                                                                                                                                                                                      

             

  

 

This petition, presented by Netmat Capital, LLC is for a Use Variance to allow six dwelling 

units in the primary structure at 126 Winslow Street, which is zoned Residential. 

 

Under ordinary circumstances, Residential Districts only allows one-unit and two-unit 

dwellings on a single parcel.  The City currently recognizes this structure as a four-unit 

dwelling, which the Use Table in Section 310-18 allows in a Residential District as a 

“Dwelling, Multi-Unit, Pre-Existing.”  Therefore, the current use is fully conforming. 

 

The Use Table also allows a use in Residential Districts identified as “Residential Adaptive 

Reuse, Pre-Existing,” which allows additional units, but only under specific circumstances.   

 

The Zoning Ordinance defines Residential Adaptive Reuse, Pre-Existing as follows: 

 

“The conversion of a large building in existence on or before the adoption of this chapter from 

its original or most recent use to a dwelling with more than two units.” 

 

Section 310-65 (B) of the Zoning Ordinance contains the following supplemental regulations 

governing Residential Adaptive Reuse, Pre-Existing buildings (emphasis mine): 

 

A.  A minimum of 4,000 square feet of gross floor area is required. 

 

B.  The average unit size must be no less than 800 square feet with a maximum of five dwelling units.   

 

C.  Appearance and identification. The exterior of the building shall retain a residential appearance 

with house numbers maintained on the front of the building and visible from the street or road. 

 



D.  Nuisances and garbage. The adaptive reused building shall be operated in a way that will 

prevent disturbances to neighboring properties not typical of a residential neighborhood, 

including, but not limited to: loud music and noises, excessive traffic, junk/debris 

accumulation in the yards, garbage removal, trespassing, or excess vehicles, boats or 

recreational vehicles parked in the streets in front of the rental. 

 

 

The existing building on the site contains 7,286 SF of gross floor area, 2,497 of which is non-

contributing.  The applicant has informed Planning and Code Enforcement Staff that there are 

currently six finished dwelling units inside the building.  The applicant has further stated that he 

has only filled four of those units in a good faith effort to comply with the Zoning Ordinance.   

 

This property had six different owners between June 2008 and when Netmat Capital, LLC 

acquired it in October 2024, including the City of Watertown.  However, the City’s last 

known inventory prior to the applicant informing Staff of the existence of six dwelling units, 

was of the structure containing only four-units. 

 

The applicant could establish a fifth unit by right under the Residential Adaptive Reuse, Pre-

Existing use as defined.  However, a sixth unit could be legal only with the relief of a Use 

Variance granted by the Zoning Board of Appeals. 

 

If the ZBA grants this Use Variance, the applicant would still need to meet supplemental 

regulations C and D under Section 310-65 (B), as quoted in italics above.  The applicant must 

also meet all Commercial Building Code requirements that apply to a six-unit dwelling.  

 

This Variance Request constitutes an unlisted action and requires the ZBA to complete Part 2 

of the SEQR Short EAF. 

 

cc: Netmat Capital, LLC 

 Dana Aikins, City Code Enforcement Supervisor 

Tiffany Ponce, Court Reporter 

 ZBA Members 

 File 







The cause is structural, not managerial. The cost of carrying this building does not fall when units go dark. 
Mortgage debt service on Watertown Savings Bank loan  is  per month, or  a 
year, at against a principal balance of  as of December 31, 2025. A seller-financed note 
taken at the 2024 closing added  in 2025. Property insurance ran ; utilities, water and 
sewer ; trash removal, lawn care and snow removal . Those fixed costs total roughly 

 a year before a single dollar of repairs, maintenance, management, vacancy or reserves — and every 
one of them is incurred on the whole building regardless of how many units are occupied.

Against approximately  of fixed annual cost, the four units the City recognizes produced  
of rent in the first 238 days of 2026 — an annualized rate near . The arithmetic does not close, and it 
cannot be closed by raising rents; these are market rents for this neighborhood and the two idle units are 
ordinary apartments. Restoring them adds roughly  of gross annual rent, which is the difference 
between a building that can fund its own upkeep and one that cannot. No permitted use of this parcel 
produces a reasonable return. The building is what it is — a six-unit structure of approximately 4,789 square 
feet carrying the debt service described above. At four units it loses tens of thousands of dollars a year, as the 
books show. Reduced to a one- or two-family dwelling it would lose far more, since the same debt service, 
taxes and insurance would be carried by one or two rents instead of four.

(ii)  The hardship is unique to this property and does not apply to a substantial portion of the district.

The hardship arises from a physical condition specific to this parcel: an existing building constructed and long 
operated with six dwelling units, on a lot that already accommodates it. The surrounding neighborhood is 
predominantly one- and two-family homes, which carry no comparable burden — the owner of a single-
family house on this street is not asked to absorb the fixed cost of a six-unit structure while collecting the 
rent of four.

Two features distinguish this parcel. First, the six units are physical and pre-existing; they are not a use the 
applicant elected and can simply reverse. Reducing the building to a conforming configuration would mean 
gutting and reconstructing the interior of a sound, occupied structure at substantial cost — deepening the 
hardship rather than curing it. Second, the lot carries the use without strain: 16,566 square feet with 
approximately eight on-site paved parking spaces, more than one space per unit, and an approximately 164-
foot rear yard. The hardship here is regulatory, not a question of the land’s capacity.

(iii)  The variance will not alter the essential character of the neighborhood.

Granting this variance changes nothing a neighbor can see. There is no exterior alteration, no addition, no 
new structure, no change to height, footprint, setbacks or appearance, and no new curb cut. The eight 
existing off-street spaces continue to serve six units, so there is no new demand for on-street parking. As 
reflected in the applicant’s Short Environmental Assessment Form, the action disturbs zero acres, generates 
no substantial increase in traffic, and makes no change to existing public water, wastewater or stormwater 
connections. The neighborhood has experienced this building as a six-unit residence for many years; 
returning two vacant apartments to occupancy restores that long-standing condition rather than departing 
from it.

If anything, the variance protects neighborhood character. Permanently vacant units are a liability to a 
residential street, and a property operating at a persistent loss cannot fund the upkeep that keeps a building 
and its grounds in good order. A fully occupied, financially stable building is the better neighbor.

(iv)  The hardship has not been self-created.

The six-unit configuration pre-dates the applicant’s ownership entirely. Netmat Capital LLC purchased the 
property on October 9, 2024 already built as six units, already operated and rented as six units, and financed 
on that basis through both the Watertown Savings Bank mortgage and a seller-financed note taken at closing. 
The applicant did not construct, convert, subdivide or expand anything; it bought a building in the condition 
in which it stood.



The applicant’s conduct since also bears on this test. On learning the use was not recognized, the applicant 
did not continue renting and wait to be found out. It removed two units from the market, absorbed the lost 
income, and came to the City on its own initiative. A hardship embedded in a building before an owner 
acquired it, which the owner has acted promptly and in good faith to resolve, is not of the owner’s own 
making.

Minimum relief. Consistent with General City Law § 81-b(3)(c), the applicant requests only authorization to 
occupy the six dwelling units that already exist within the building. No additional units are sought, now or in 
the future, and no physical expansion is sought. The applicant is prepared to accept reasonable conditions 
the Board deems appropriate.

Submitted with this letter: the signed Use Variance Application form; Zoning Compliance Certificate No. 
2026-058 (record of denial); site sketch; metes and bounds description; tax map with the subject parcel 
highlighted; Short Environmental Assessment Form, Part 1; and the $200 application fee.

We appreciate the Board’s consideration and the assistance already provided by Planning Department staff. 
We are glad to supply any additional financial detail or records the Board would find helpful, and a 
representative of Netmat Capital LLC will attend the meeting to answer questions.

Respectfully submitted,

Noah Taylor
Member, Netmat Capital LLC





(ii)  The hardship is unique to this property and does not apply to a substantial portion of the district.

The hardship arises from a physical condition specific to this parcel: an existing building constructed and 
long operated with six dwelling units, on a lot that already accommodates it. The surrounding 
neighborhood is predominantly one- and two-family homes, which carry no comparable burden — the 
owner of a single-family house on this street is not asked to absorb the fixed cost of a six-unit structure 
while collecting the rent of four.

Two features distinguish this parcel. First, the six units are physical and pre-existing; they are not a use 
the applicant elected and can simply reverse. Reducing the building to a conforming configuration would 
mean gutting and reconstructing the interior of a sound, occupied structure at substantial cost — 
deepening the hardship rather than curing it. Second, the lot carries the use without strain: 16,566 
square feet with approximately eight on-site paved parking spaces, more than one space per unit, and 
an approximately 164-foot rear yard. The hardship here is regulatory, not a question of the land’s 
capacity.

(iii)  The variance will not alter the essential character of the neighborhood.

Granting this variance changes nothing a neighbor can see. There is no exterior alteration, no addition, 
no new structure, no change to height, footprint, setbacks or appearance, and no new curb cut. The 
eight existing off-street spaces continue to serve six units, so there is no new demand for on-street 
parking. As reflected in the applicant’s Short Environmental Assessment Form, the action disturbs zero 
acres, generates no substantial increase in traffic, and makes no change to existing public water, 
wastewater or stormwater connections. The neighborhood has experienced this building as a six-unit 
residence for many years; returning two vacant apartments to occupancy restores that long-standing 
condition rather than departing from it.

If anything, the variance protects neighborhood character. Permanently vacant units are a liability to a 
residential street, and a property operating at a persistent loss cannot fund the upkeep that keeps a 
building and its grounds in good order. A fully occupied, financially stable building is the better neighbor.

(iv)  The hardship has not been self-created.

The six-unit configuration pre-dates the applicant’s ownership entirely. Netmat Capital LLC purchased 
the property on October 9, 2024 already built as six units, already operated and rented as six units, and 
financed on that basis through both the Watertown Savings Bank mortgage and a seller-financed note 
taken at closing. The applicant did not construct, convert, subdivide or expand anything; it bought a 
building in the condition in which it stood.

The applicant’s conduct since also bears on this test. On learning the use was not recognized, the 
applicant did not continue renting and wait to be found out. It removed two units from the market, 
absorbed the lost income, and came to the City on its own initiative. A hardship embedded in a building 
before an owner acquired it, which the owner has acted promptly and in good faith to resolve, is not of 
the owner’s own making.













      
     

  

   

   

         

 

 

 

   

   

  

 

 

    
  

 

    

 

  

  

    

   
 

  

  

 
       

   

   

 

 

   

  

   

      

  

  

  

  

 



 
 

 

 
 

 
 

 
 

 
 

 

  

       
       

        

              
                    

     

             
            

 

         
       

              
               

          

               
 

              

            

                  
                

               



  

   

  

 

 

                           
                
                 
           

 

  

     

  

      



 

          

           

             

          

           

            

       

            

          

          

        

            

           

  

            

            

         

            

           

              

           

            

       

           

           
            

        

    





    

       

      

                

 
                   

  

               

             

               

            

           

 

           

       
 

         

       

 

                  

                  

                 
    

                    
            

                  

           

              

               

   



                      
 

 

    

                    
     

          

               

        

                 

                
        

         

                     
 

  

                 
   

  

              
 

 

  

    

 





