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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 Board Members 
 
FROM:     Michael A. Lumbis, Planning and Community Development Director 
 
PRIMARY REVIEWER: Joseph Albinus, Planner 
 
SUBJECT:   Special Use Permit – 1543 State Street  
 
DATE:      October 29, 2026 

 
Request: Special Use Permit to allow an Auto Repair Use (Automotive Glass 

Repair) in a Neighborhood Mixed Use District 
 
Applicant:    
 
Proposed Use:   Auto Repair (Automotive Glass Repair) 
 
Property Owner:    
 
 
Submitted:  
  
Application Form: Yes  8 ½” x 11” Copy of Tax Map:  Yes 
  
Cover Letter: Yes County Planning Board Review Required: No 
  
A Sketch of the Site to Scale:  No SEQRA: Unlisted Action   
  

 
Project History: In March of 2025, the applicant sought and obtained a Zoning Compliance 
Certificate for an Auto Repair use that was granted under the condition that the applicant obtain a 
Special Use Permit. The applicant began operation of the Auto Repair use soon after obtaining 
the Zoning Compliance Certificate, without obtaining the Special Use Permit. 
 
Overview: The Auto Repair use at the site consists of commercial, residential and automotive 
glass repair and replacement services, with the applicant stating that most of the businesses’ 
work is done at off-site locations. The commercial and residential portions of the glass repair 
would have classified the business as a Retail, General and Service use, however the automotive 
glass repair meant that a portion of the operations fell under the Auto Repair use as defined in the 
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Zoning Ordinance. City Staff notified the property owner that in order for the Auto Repair use to 
be legal, they must apply for and be granted a Special Use Permit. This application represents the 
property owner’s attempt to fulfill that requirement. The storefront that the Auto Repair use is 
operating out of is the westmost storefront and was previously a business called TBR 
Automotive Auto Sales and Professional Detailing. There is an additional storefront within the 
same building to the east of the Auto Repair use that was formerly a business called ‘The Town 
Smoke Shop’ and is currently vacant. The Zoning Ordinance defines an Auto Repair use as 
follows: 
 
“Engine or motor repair, electrical work, EV battery replacement, tune-ups and all other 
passenger vehicle repair activities not specifically listed in the definition of "autobody repair."” 
 
Section 310-18 of the Zoning Ordinance, which contains the use table for all districts, requires a 
Special Use Permit for an Auto Repair use in a Neighborhood Mixed Use District. 
 
Site Plan Approval: This proposal will not require Site Plan Approval.  Section 310-104 of the 
Zoning Ordinance identifies the following as exempt from Site Plan Review:  
 

“A. Where the space proposed for occupancy is within an existing building or structure 
that will not undergo exterior alterations unless the new use is going to require 
additional parking.” 

 
The proposed renovations to the structure meet the criteria for the exemption listed above. 
 
Special Use Permit Standards: Article XI of the Zoning Ordinance empowers the Planning 
Commission to issue Special Use Permits after holding a Public Hearing and reviewing the 
application against the Special Use Permit Review Criteria.   
 
Section 310-116 of the Zoning Ordinance contains the Special Use Permit Review Criteria that 
the Planning Commission is tasked with considering.  Below is a list of all nine criteria and 
Staff’s conclusions for each criterion.  The following represent Staff’s professional comments 
only and do not necessarily represent the final position of the Planning Commission, which must 
reach its own determinations.  
 

A. The proposed use will be consistent with the purposes of this Chapter and the 
requirements of the zoning district in which it is located. 

 
The stated purpose of the Neighborhood Mixed Use District, per the Zoning 
Ordinance is as follows: 
 
“The NMU district creates vibrant corridors on arterial and collector roads at 
the edges of residential neighborhoods that allow for a mix of residential dwelling 
unit types, commercial services, parks, and community facilities. These are 
generally found on radial streets with higher traffic volumes. This district reflects 
the walkable and historic nature of Watertown’s neighborhoods. Commercial 
uses in the NMU District typically reflect a neighborhood-scale design and 
complement the dense residential neighborhoods in the adjacent R districts.” 
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The proposed use is consistent with this purpose, as the existing property is built 
for commercial services and has an existing bay that can be used for Auto Repair. 
The business occupies a storefront that existed prior to the current use. The built 
environment has and would remain unchanged. 

 
B. The proposed use’s compatibility and consistency with the goals and recommendations of 

the City of Watertown Comprehensive Plan, Complete Streets Ordinance and other 
approved City plans and programs. 

 
The subject property is in the Corridor Mixed Use future land use character area.  
The City’s adopted Comprehensive Plan defines this future land use character 
area as follows: 
 
“Watertown has a number of mixed-use corridors radiating out from the center of 
the City. While each of these corridors generally serve the local and regional 
population, they exhibit different characters. Areas along Coffeen, Washington, 
and State Streets have a mixture of residential and commercial uses where the 
commercial uses are often in converted large residential structures. Buildings are 
set back a modest distance from the road, parking is typically behind or at the 
side of the building, and there are sidewalks that connect to the adjacent 
neighborhoods. The intent of these areas is to preserve the urban form and limit 
intrusion of suburban character (i.e., parking in front, large signs, franchise 
architecture), as well as to serve as gateways into the City. New development and 
redevelopment should consider pedestrians, bicycles, and transit as a means of 
integrating into the urban fabric.” 

 
The Auto Repair Use is compatible with other Corridor Mixed Use uses and has 
not appeared to create a nuisance to the adjacent businesses nor has it appeared to 
affect the properties surrounding it.  The exterior architecture and built 
environment have not changed.  This proposal is in harmony with the 
Comprehensive Plan.  

 
C. The impact on the nature and character of the surrounding neighborhood, natural 

environment, historic district, or corridor in which it is located. 
 

The Auto Repair use has appeared to have had a minimal impact on the 
surrounding corridor. There is a ‘FastLube’ oil change facility less than a block 
away from the subject parcel, and a separate Auto Repair use directly across the 
street. The existing building is not in a historic district, and the only nearby 
environmental features are the trees in the rear. 

 
D. The overall impact on the site and its surroundings, considering environmental, social, 

and economic impacts of traffic, noise, dust, odors, release of harmful substances, solid 
waste disposal, glare, or any other nuisances. 
 

The proposed use appears to have had minimal impact on the surrounding 
environment and appears to not have created any negative impacts per the items 
listed above. 
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E. Restrictions and/or conditions on design of structures or operation of the use (including 

hours of operation) necessary either to ensure compatibility with the surrounding uses or 
to protect the natural resources of the City. 
 

The current hours of operation are from 8:00 am to 5:00 pm on weekdays and 
closed on weekends. The hours are during normal business hours of other nearby 
commercial uses, such as the following examples:   

 
1. City Auto Repair and Sales:  8:00 a.m. – 5:00 p.m. Weekdays.   

           Closed Weekends. 
 

2. Fast Lube of Watertown:       8:00 a.m. – 5:30 p.m. Weekdays. 
                                                     8:00 a.m. – 12:00 p.m. Saturdays 
                                                     Closed Sundays 

 
Adjacent uses on the surrounding parcels consist of Residential uses, an Auto 
Repair use and a Retail, General and Service use. 
 
To the parcel’s north, directly behind the subject storefront, the subject parcel 
abuts a parcel of residentially zoned land being used as a residential yard.  
 
To the parcel’s east is a Retail, General and Service use. 
 
To the parcel’s southwest is a Residential building and to the parcel’s southeast is 
an Auto Repair use. Both are zoned as Neighborhood Mixed Use. 
 
To the parcel’s west, the subject parcel abuts a Neighborhood Mixed Use zoned 
parcel that appears to be being used as a Residential yard. 

 
This review did not identify any significant detrimental effects to any of the 
surrounding properties.  

 
F. The adequacy and accessibility of essential public facilities and services, such as streets, 

parking spaces, police and fire protection, drainage structures, refuse disposal, water 
and sewer, and schools. 

 
The applicant has stated that there are approximately 8 existing parking spaces on 
site, which is under the maximum of 16 spaces allowed in the Neighborhood 
Mixed Use District. Staff concurs with the applicant’s determination that the 
existing number of parking spaces is adequate to accommodate the customer and 
employee parking demand. A sidewalk leads to the parcel along State Street. 
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G. The proposed use’s impact on traffic congestion, impairment of pedestrian safety, or 
capacity challenges to Level of Service on existing streets, considering their current 
width, surfacing, and condition, and any improvements proposed to be made to them by 
the applicant. 
 

The Auto Repair use occupying a previously vacant storefront has likely 
increased trip generation.  However, it is exceedingly unlikely to have had an 
adverse effect on the vehicular Level of Service on State Street.  

 
H. The impact on adjacent historic resources as formally recognized by the New York State 

and Federal Registers of Historic Places. 
 
The subject property is not adjacent to any formally recognized historic resources.  
The nearest historic resource is Emerson Place, which is over 3,000 feet away at 
20-30 Emerson Place.  

 
I. In reviewing the adequacy of the Supplemental or General Regulations as they may 

relate, the Planning Commission may impose more restrictive conditions. 
 
This standard allows the Planning Commission to impose more restrictive 
conditions after review of this application. Any comments or additional 
conditions should be stated at the Planning Commission meeting.  

 
 
Parking and Vehicular Circulation: The applicant is not proposing any additional parking or 
change to vehicle circulation. All customers and employees access the parcel using the entrance 
facing State Street. 
 
Landscaping and Buffers: Since the proposal does not require Site Plan Approval, it would be 
impractical to require the applicant to bring the site into full compliance with landscaping and 
buffer requirements of the Zoning Ordinance. The only exterior renovation on the building was 
the addition of a new sign.   
 
The site currently contains an 11’ +/- wide buffer zone along the west property line that increases 
in width behind the building, eventually becoming a large greenspace in the rear of the subject 
parcel. 
 
The site appears to have a small buffer zone along its east side, but the buffer zone appears to be 
part of a neighboring eastern parcel, 1547 State Street. 
 
The site has no landscaped strip along the south side but does have one tree located in the right-
of-way 
 
SEQRA: The project is considered an Unlisted Action under the State Environmental Quality 
Review Act (SEQRA). The applicant has completed Part 1 of the Short Environmental 
Assessment Form. The Planning Commission will be required to complete Part 2 and make a 
determination of significance prior to making a decision on the requested Special Use Permit.  
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Other: Section 310-49 B of the Zoning Ordinance contains a list of requirements that Auto-body 
and Auto Repair uses are subject to. The requirements are listed below:  
 

1) Section 310-49 B (1) states “In the NMU District, Auto Repair activities shall 
be limited to 3 bays.” 

 
There is one bay at the front of the site and two along the west side. The 
applicant has not proposed any expansion. 

 
2) Section 310-49 B (2) states “No repair activity, and no building within which 

such operations are conducted, shall take place within 100 feet of the 
Residential District. This distance may be waived or modified by the Planning 
Commission during Site Plan Review or Special Permit Review or by the 
Planning and Community Development Department if Site Plan Review and 
Special Permit is not required upon finding that this distance is not necessary 
given existing circumstances of the property or adjacent use.”  

 
The rear of the existing building is approximately 60 feet from the property at 
111 Pearl Ave. North and 85 feet from a property addressed as M208 Amherst 
St. Both of these properties are zoned residential. However, the actual 
residential use (the house) on the parcel at 111 Pearl Ave. North well over 100 
feet away while the residential use associated with M208 Amherst St is on a 
separate parcel addressed as 1535 State Street and zoned as Neighborhood 
Mixed Use. Additionally, the automotive glass repair appears to have had 
minimal impact to date on the residential uses and is likely to continue to have 
minimal impact, if any on the residential uses. Due to the distance between the 
auto repair use and the residential uses, the existing on site and off site 
vegetative buffers that separates the uses, and the relatively benign nature of 
auto glass repair, Planning Staff recommends that the Planning Commission 
waive this requirement.  

 
3) Section 310-49 B (3) states “All repairs shall be performed within an 

enclosed building on the premises and the doors of the repair building shall 
not face any Residential District.” 

 
Planning Staff has included the indoor repair requirement as a summary item. 
The three bays all face  a Neighborhood Mixed Use District. 

 
4) Section 310-49 B (4) states that “Screened storage areas shall be provided for 

damaged vehicles awaiting repairs and for any vehicles requiring longer-term 
storage while awaiting repair. Such storage area shall be located to the side 
or rear of the principal building.” 

 
The applicant has not indicated that he will be storing vehicles on the 
property. If the side or rear of the property is used for vehicle storage, it would 
be screened by the existing vegetation. 
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5) Section 310-49 B (5) states “Sales of vehicles shall only be accessory to the 
primary use and the vehicles shall not occupy the required parking spaces.” 

 
The applicant does not propose any sale of vehicles. 

 
 
If the Special Use Permit is granted by the Planning Commission, the applicant must obtain at a 
minimum a Building Permit for any interior renovations or alterations from the Bureau of Code 
Enforcement, including any interior renovations or alterations that have occurred. 
 
Summary: The following should be discussed by the Planning Commission and possibly 
included as contingencies in the motion for approval of the Special Use Permit: 
 

1. The Planning Commission should discuss and decide whether to waive the requirements 
of Section 310-49 B (2) of the Zoning Ordinance that states that no auto repair activity, 
and no building within which such operations are conducted, shall take place within 100 
feet of the Residential District. 
 

2. The applicant shall confirm that all repairs will be performed within the enclosed 
building on the premises.  
 

3. The applicant shall confirm whether vehicles will be stored outside while awaiting repair. 
If they are, the applicant shall provide a screened storage area for the vehicles awaiting 
repair to the side or rear of the primary structure. 

 
4. The applicant shall obtain a Building Permit immediately from the Bureau of Code 

Enforcement.  
 
 
Planning Commission Action: Prior to voting on the request, the Planning Commission is 
responsible for holding the public hearing and reviewing each of the Special Use Permit criteria 
found in Section 310-116 of the Zoning Ordinance and highlighted in bold text above. After 
reviewing the criteria and completing the SEQRA review, the Planning Commission will be free 
to make a decision on the request. The Planning Commission shall not issue a Special Use 
Permit unless it finds that the proposed use will satisfy the criteria listed above. 
 

 
cc: Planning Commission Members 
  Dana Aikins, Code Enforcement Supervisor 
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Above: A satellite view of the subject parcels highlighted in blue and their surroundings.  
 
 



9 
 

Site Photos:  
 

 
Above: Picture of the store front from the front, looking north. 
 
 

 
Above: Picture of the side and rear  of the building, looking west. 



























