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Planning Commission Chairperson, Michelle Capone, called the August 11, 2026, Planning Commission meeting to order at 5:17 p.m.  Ms. Capone asked for a motion regarding the minutes of the July 7, 2026, meeting. Maryellen Blevins made a motion to accept the minutes as written. Peter Monaco seconded the motion, and all voted in favor.  


SUBDIVISION FINAL PLAT APPROVAL – 
272 GREEN STREET, PARCEL NUMBER 13-11-102.001 

The Planning Commission then considered a request submitted by Adam Storino, PLS, CPESC, of Storino Geomatics, PLLC, for a two-lot Subdivision of 272 Green Street, Parcel Number 13-11-102.001.  Tom Ross of Storino Geomatics attended to represent the request.
 
Mr. Ross made a request to move towards an approval with conditions. Mr. Ross stated the resultant lot meets Zoning Ordinance requirements regarding lot size. Since it is a legal parcel, he stated there was no intent to combine it with the adjacent lot. A discussion on the new 100-foot residential lot width zoning standard and clarification of language ensued. The Planning Commission agreed that a Zoning Compliance Certificate will be required before any future improvements/ alterations on the subdivided lots. 

Ms. Capone then advised that there were two public hearings scheduled for this meeting, and that the Planning Commission would open both.

Ms. Capone then read aloud the notice that had been published in the Watertown Daily Times and opened both public hearings at 5:20 p.m.


PUBLIC HEARING -SUBDIVISION FINAL PLAT APPROVAL – 272 GREEN STREET, PARCEL NUMBER 13-11-102.001 

Mr. Urda suggested opening the hearing for the subdivision of 272 Green Street first. Ms. Capone asked if there was anyone from the public who wished to speak about the proposed subdivision of 272 Green St. No one spoke.

PUBLIC HEARING - SPECIAL USE PERMIT- 952 ARSENAL STREET,
PARCEL NUMBER 8-05-105.100

Ms. Capone then opened the public hearing for 952 Arsenal Street. Sharon Messina of 121 Palmer Street addressed the Planning Commission and expressed concerns about the impact of the marijuana dispensary on her neighborhood.  Judy Valvo of 1005 Arsenal Street shared her concerns about increased traffic and accidents near her home. An email from Michael and Holly Leone of 135 Palmer Street was read aloud by Mr. Urda expressing opposition to the marijuana dispensary. 

Ms. Capone then closed the public hearing when comments from the public had ceased. 

SUBDIVISION FINAL PLAT APPROVAL – 
272 GREEN STREET, PARCEL NUMBER 13-11-102.001

The Planning Commission then returned to discussing the 272 Green Street Subdivision. Ms. Capone noted that an environmental review of the proposed subdivision was required prior to considering the application. The Planning Commission then considered all questions in Part 2 of the State Environmental Quality Review (SEQR) Short Environmental Assessment Form (EAF), answering “No or Small Impact” to all of them. Ms. Fields made a motion to issue a Negative Declaration pursuant to the requirements of SEQRA., Ms. Blevins seconded the motion, and all voted in favor.

Ms. Capone asked if there was any further discussion. Hearing none, Ms. Fields then moved to grant Subdivision Final Plat Approval for the request submitted by Adam Storino, PLS, CPESC, of Storino Geomatics, PLLC, for a two-lot Subdivision of 272 Green Street, Parcel Number 13-11-102.001, contingent upon the following:

1. The applicant shall submit one (1) reproducible Mylar print and one (1) paper copy of the final plat for signature by the clerk of the Planning Commission, and upon return of the paper copy after signature, must file it in the County Clerk’s Office within 62 days of signing.

2. Future development will be limited based on the available credits as indicated in the New York State Department of Environmental Conservation Order on Consent and any improvements or alterations to the property will require a Zoning Compliance Certificate application.

Ms. Blevins seconded the motion, and all voted in favor.



SPECIAL USE PERMIT- 
952 ARSENAL STREET, PARCEL NUMBER 8-05-105.100

The Planning Commission then considered a request for a Special Use Permit submitted by Bud Bound Ventures, LLC to allow a Marijuana Dispensary, Retail use in a Commercial District at 952 Arsenal Street, Basement Unit of Tax Parcel Number 8-05-105.100.  Michael Sboro of Bud Bound Ventures, LLC attended to represent the request. 

Mr. Sboro began by providing brief introductory comments about his proposal. Ms. Capone stated that the Planning Commission should consider the Special Use Permit criteria found in Section 310-116 of the Zoning Ordinance. She asked her fellow Commissioners to consider if the proposed use will be consistent with the purpose of the previously referenced chapter and the requirements of the zoning district in which it is located. Ms. Capone read each criterion aloud and asked members if they concurred with Staff’s findings or if members had different thoughts on each of them. 

The members agreed that the proposed use would have a minimal impact on the surrounding corridor as far as the neighborhood, natural environment, and nearby historic districts were concerned.

Planning Commission members noted that the proposed use would have minimal impact on the site and its surroundings impacts of traffic, noise, dust, odors, release of harmful substances, solid waste disposal, glare, or any other nuisances.

It was noted by members that no further restriction on hours of operation seemed necessary as marijuana dispensary, retail uses already have hours of operation restrictions imposed in Section 310-75 B of the Zoning Ordinance.

Planning Commission members also noted that existing public facilities and services, such as streets, parking spaces, police and fire protection, drainage structures, refuse disposal, water and sewer, and schools were adequate for the proposed use.

The Planning Commission also concluded that proposed use would have minimal impact on traffic congestion, impairment of pedestrian safety, or capacity challenges to level of service on existing street. They also noted that no historic resources as formally recognized by the New York State and Federal Registers of Historic Places would be impacted.

The Planning Commission then circled back to the proposed use’s impact on the surrounding neighborhood, specifically referencing some of the comments and concerns made by those members of the public who addressed the Commission during the public hearing. A discussion followed regarding screening the use from adjacent properties to the north on Palmer Street. Commissioners asked Mr. Sboro if he would be willing to plant trees along the property line to provide a visual buffer between the commercial and residential uses. Mr. Sboro stated that the proposed retail use was not much different that the previous retail use that was at the location.

The Planning Commission continued to discuss options for providing some separation of the residential and commercial uses. Mr. Urda suggested the discussion move towards the northern property line of the parcel in question. He advised that while the parcel is zoned Commercial, it does abut a Residentially zoned property to the north. Mr. Urda spoke about the buffer zone requirements where Commercial Districts abut other districts that apply in new development. 

Mr. Urda then advised that while this application did not require Site Plan Approval, it would be within the Planning Commission’s purview to discuss reasonable conditions with the applicant, since the parcel falls where a Commercial and Residential District abutted one another. Discussion ensued about whether the Planning Commission should require a landscaped buffer.

Mr. Lumbis advised that if the Planning Commission chose to request landscaping, that the requirement should be made as specific as possible so that compliance with any condition is easy to document and record. The Commission then asked Staff for a recommendation. Mr. Lumbis suggested that coniferous trees be planted roughly every 15 feet along the northern property line to provide screening and buffering.  The Planning Commission agreed that this should be a condition of approval.

Ms. Capone noted that the Planning Commission would have to consider the State Environmental Quality Review (SEQR). The Planning Commission considered all questions in Part 2 of the SEQR Short Environmental Assessment Form (EAF), answering “No or Small Impact” to all of them. Before finalizing discussion on the SEQR, a discussion regarding  environmental justice and confirmation that the parcel is not in a disadvantaged community having comparably high burdens or vulnerabilities by the NYSDEC’s Disadvantaged Community Assessment Tool for SEQR purposes.

Mr. Monaco then made a motion to issue a Negative Declaration pursuant to the requirements of SEQRA.  Ms. Fields seconded the motion, and all voted in favor.

Ms. Fields then moved to grant the Special Use Permit request submitted by Bud Bound Ventures, LLC to allow a Marijuana Dispensary, Retail use in a Commercial District at 952 Arsenal Street, Basement Unit of Tax Parcel Number 8-05-105.100, contingent upon the following:

1. The applicant shall obtain a Building Permit and Sign Permit from the Bureau of Code
Enforcement prior to any internal alterations.

2. The applicant shall plant four (4) coniferous trees 15' on center along the northern property line between the existing wooded area and Palmer Street to screen the proposed use from the neighboring properties.

Ms. Blevins seconded the motion, and all voted in favor.


SITE PLAN APPROVAL AMENDMENT- 111 BREEN AVENUE, (PARKING LOT EXPANSION) PARCEL NUMBER 8-01-214.100

The Planning Commission then considered a request for a Site Plan Approval Amendment submitted by Thomas H. Ross of Storino Geomatics, PLLC on behalf of Puccia Olive Oil Company, LLC to amend a previously approved Site Plan at 111 Breen Avenue, Parcel Number 8-01-214.100. 

Mr. Ross said that the changes were primarily driven by Marcy Spa withdrawing from the proposed development for the time being while they focus on other priorities.  He explained that the scope and footprint was reduced from the previously approved site plan and now the entire footprint was solely on the 111 Breen Avenue property

The need for a Zoning Compliance Certificate and updated drawing set was discussed. Ms. Capone said that the amendment was fairly straightforward and asked if there were any questions from the Planning Commission. Hearing none, she stated that an environmental review for the project was required prior to voting. 

The Planning Commission considered all questions in Part 2 of the State Environmental Quality Review (SEQR) Short Environmental Assessment Form (EAF). The Planning Commission answered “No or Small Impact” to all of them.  Mr. Monaco then made a motion to issue a Negative Declaration pursuant to the requirements of SEQRA.  Ms. Fields seconded the motion, and all voted in favor.

Ms. Fields then moved to grant the request submitted by Thomas H. Ross of Storino Geomatics, PLLC on behalf of Puccia Olive Oil Company, LLC to amend a previously approved Site Plan at 111 Breen Avenue, Parcel Number 8-01-214.100, contingent upon the following:

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.

Ms. Blevins seconded the motion, and all voted in favor.
Mr. Monaco then moved to adjourn the meeting.  Ms. Fields seconded the motion, and all voted in favor.  The meeting was adjourned at 6:07 p.m. 




Respectfully submitted, 

Angela Gorman, Secretary 
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