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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 T. Urda, Senior Planner 

 

SUBJECT:    Site Plan Approval Amendment – 111 Breen Avenue 

 

DATE:    August 6, 2026 

 

Request: Site Plan Approval to construct an 11-space parking lot expansion and 

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

214.100 

 

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

Oil Company, LLC  

 

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

 

Property Owners:   Puccia Olive Oil Company 

 

 

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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Overview: The applicant is seeking an amendment to a previously approved site plan.  The expansion 

will add 11 parking spaces and bring the total on the site to 48 spaces.  Section 310-36 (A) of the Zoning 

Ordinance allows a maximum of 50 spaces on a parcel in the Commercial District, which would place 

111 Breen Avenue two below the maximum. 

 

The amended site plan no longer includes any land on 710 Arsenal Street (Marcy Spa).  The originally 

approved site plan was for a shared parking lot across the two parcels.  The site plan also no longer 

includes a curb cut from Arsenal Street, eliminating the need for a NYSDOT Highway Work Permit. 

 

The parking addition, as now proposed, would exclusively serve Pete’s Trattoria on the subject parcel.  

The applicant has included a conceptual master plan (Sheet C104) that depicts the original proposal with 

a note that the applicant’s client supports the concept.  However, any potential future improvements on 

710 Arsenal Street would require The Marcy Spa and Salon Inc. to apply for and obtain the necessary 

approvals, including but not limited to a new Site Plan Approval and a NYSDOT Highway Work Permit.  

 

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. 

 

Vehicular and Pedestrian Circulation: Under the amended site plan, the Breen Avenue curb cut would 

continue to be the sole access point to Pete’s Trattoria. With the proposed expansion, the newly created 

parking spaces would be accessible via an expanded internal drive aisle that wraps around the inside 

corner of the L-shaped parcel. 

 

Zoning: The primary use, Bar/Restaurant/Café/Brewpub, is an allowed use-by-right in a Commercial 

District.  However, the primary building enjoys 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.   

 

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 applicant is concurrently seeking an Area Variance from the Zoning Board of Appeals for relief from 

this requirement.  The request is on the agenda for the August 19, 2026, ZBA meeting. 

 

The applicant has already sought and obtained two other Area Variances from the ZBA, one granting relief 

from landscaping requirements and the other granting relief from the required minimum parking setback. 

 

Grading, Drainage and Utilities:  The applicant has added all dry well drainage infrastructure to the 

C102 drawing, with a note identifying a 4’ diameter and a 10’ depth.  The previous Site Plan Approval 

required the applicant to submit pre-and-post construction stormwater drainage calculations to the City 

Engineering Department.  This should remain a condition of the amended Site Plan Approval. 

 

Lighting: The applicant has submitted a Photometric Plan that only includes the wall pack calculation points 

and depicts 0.0 footcandles for the rest of the parking lot.  The applicant states that lights mounted below the 

existing fencing will be dark sky compliant will and not cause spillage across the western property line.   
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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. 

 

Miscellaneous: City Planning Staff referred this project to the Jefferson County Planning Board, pursuant 

to General Municipal Law, Section 239-m.  County Planning Staff subsequently informed City Staff in 

correspondence dated July 20, 2026, that further review was unnecessary since the City had previously 

referred this project and the proposed amendment represents a reduction in scope.  A copy of the 

correspondence from Jefferson County appears at the end of this report. 

 

 

Summary: The following should be included with any motion to grant an amendment to the previously 

approved Site Plan: 

 

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

granting relief from the 70 percent lot area coverage requirement in the Commercial District 

contained in Section §310-21(I)(4)(C) of the Zoning Ordinance. 

 

2. The applicant shall submit pre-and-post construction stormwater drainage calculations to the City 

Engineering Department, prior to the issuance of any permits. 

 

3. The applicant must obtain a Zoning Compliance Certificate. 

 

4. The applicant shall submit a final drawing set with an updated revision date for approval of the 

Planning and Engineering Departments, prior to the issuance of any permits.   
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Above:  A satellite view of the subject parcel, 111 Breen Avenue, and its surrounding lands. 
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Above:  A Zoning map of the subject parcel, 111 Breen Avenue, and the surrounding area. 
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Site Pictures 

 
Above:  The western edge of 111 Breen, where a row of trees and fence-mounted lighting are proposed. 

Below:  A reverse shot looking northeast, with the area proposed for parking lot expansion in the foreground.  

 



Department of Planning and Community Development 
   
175 Arsenal Street, 3rd Floor Hartley Bonisteel Schweitzer, AICP  
Watertown, New York 13601 Director  
Phone: (315) 785-3144  

Alicia M. Dewey 
Deputy Director 

 

Fax: (315)785-5070  
  

 
 
 
       July 20, 2026 
 
Geoffrey Urda, Senior Planner  
City of Watertown 
245 Washington Street, Room 305 
Watertown, NY 13601 
 
Re:  Watertown (C), Puccia Olive Oil Company, LLC site plan review for 111 Breen 

Ave  
 
Dear Geoff: 
 
The Jefferson County Department of Planning and Community Development has 
reviewed the submitted site plan request for 111 Breen Avenue.    
 
The Department notes for the last version of area variances and site plan review, 
response letters were sent for the project on March 31, 2026, and June 18, 2026.  This 
proposal represents a reduction in scope, removing any work from the neighboring spa 
parcel. Therefore, the Department feels that the previous response letters and related 
comments regarding this site plan review still stand being that the smaller scope and 
additional buffering will reduce potential visual impacts on Arsenal Street.   
 
No further review by the Jefferson County Planning Board is required for this request. 
 
This determination is based upon the scope of the proposal described in the submitted 
materials. Any subsequent expansion involving permanent structures, new or modified 
access, or another material change in site operations may require a separate 
determination under General Municipal Law § 239-m. 
 
Please call if you have any questions. 
       
       Sincerely, 
 

       
 
       Andy R. Nevin, 
       Senior Planner 
ARN 





  

4. The applicant shall revise the landscaping plan to conform to the requirements of Section 310-83 of the 
Zoning Ordinance. 
 
Concur with City Comments. Two large deciduous trees have been added to the frontage of the project 
site. See C101 for additional landscaping. 

 
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. 
 

Concur. Dry well information and location are shown on C102. Dry well detail is Detail 8 on C501. The 
areas contributing to the existing dry well in the existing parking and the proposed drywell, in 
conjunction with the quality, pervious soils in the project area present little to no concern for storm 
water leaving the project parcel. 

 
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. 
 
 Concur. C103 Photometrics Plan has been added to the drawing set. The wall pack calculation points 

area shown. Note that with the solar lighting proposed, photometrics are not fully established. The lights 
will be mounted 2’ below the top of the existing fencing and be dark sky compliant. Light Spillage is not 
anticipated with the proposed photometrics from the site. 

 
7. The applicant must obtain a Zoning Compliance Certificate and a NYSDOT Highway Work Permit. 
 
 Concur. The NYS DOT Highway Work Permit is now removed from the scope of work.  This will be 

required for the Master Plan and be the responsibility of the adjoining parcel. 
 
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. 
 
 Concur. 

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

 
 
Respectfully Submitted, 
 
_______________________________ 
      Thomas H. Ross 
 
 
cc: Adam M. Storino, PLS CPESC – Storino Geomatics, PLLC 
Brad Arthur, PE – Arthur Engineering 
 
 
Attachments 
















