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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 
 

SUBJECT: Conceptual Site Plan Discussion – 376 Butterfield Avenue 
 

DATE:   February 26, 2026 
 
 

Request: Preliminary consultation and discussion regarding a conceptual site plan for a 
proposed 136-unit housing development at 376 Butterfield Avenue, Parcel 
Number 14-17-103.110. 

 
Applicant: Mark Crandall of GYMO, D.P.C. on behalf of Jake Johnson Properties 
   
Proposed Use:    Dwelling, Apartment Building/Complex  
 

Property Owner:  MSP Realty, LLC 
 
 
Project Overview: Jacob Johnson of Jake Johnson Properties proposes to construct a 136-unit, market rate 
housing development at 376 Butterfield Ave. The site, located at the dead end of Butterfield Ave., is a 
vacant, 10-acre property that was previously the Watertown City School District’s administrative office 
building. Mr. Johnson is in the process of purchasing the property, along with a 16-acre parcel located 
directly to the south of the subject parcel, from MSP Realty, LLC. He proposes to build the project in 
phases. Phase 1 would include 32 apartments, followed by 24 units in Phase 2 and 80 units in Phase 3. 
 

The parcel is currently zoned Residential. The proposed use, as defined in the City’s Zoning 
Ordinance, is Dwelling, Apartment Building/Complex, which is not allowed in the Residential District. 
The definition of the proposed use is “any building or combination of low-rise buildings on the same parcel 
that contains five or more dwelling units”.  
 

In discussions with Mr. Johnson and his design team from GYMO, D.P.C., Staff discussed 
the possibility of rezoning the parcel to a Planned Development District (PDD) to accommodate the 
proposed development. The purpose and intent of a PDD is to address unique situations where the 
dimensional and use requirements of the Zoning Ordinance do not fit with the intended project.  

 
PDD’s must have unique characteristics and circumstances of geography, topography, 

surrounding development, special goals and objectives of the community, and other factors. PDD’s are 
intended to encourage innovations in land development so that the growing demands of the community 
may be met with greater flexibility and variety in type, design and layout of sites and buildings and by the 
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conservation and more efficient use of open spaces and other amenities generally enhancing community 
life. 

 
Approval Process: The process for creating a PDD is similar to the zone change process, although several 
criteria, as outlined in Section 310-123 of the Zoning Ordinance, must be considered by the Planning 
Commission, City Council and City Staff. Creating a PDD requires submitting a preliminary application 
and sketch plan for the City Council to consider. If accepted, the City Council must refer the proposal to 
the Planning Commission who shall consider the proposal based on criteria listed in the Zoning Ordinance.  

 
Once the proposal is formally referred to the Planning Commission, the applicant must 

submit a formal application with final plans and specification for the development. The formal application 
requires the submission of several items, similar to a site plan application, including a topographic map, a 
site plan depicting roadways, sidewalks, building locations, utility information, open space, landscaping, 
lighting and other information. After review, the Planning Commission may make a recommendation to the 
City Council regarding the proposal, after which the City Council may vote after holding a public hearing. 

 
County Infrastructure Grant Program: The City has been exploring a partnership with Jefferson County 
to apply for funding through Empire State Development’s County Infrastructure Grant Program to help 
support the project. The program supports county led infrastructure projects across the State, with 
enhanced awards for projects that support the creation of housing. 

 
The City and County are proposing an application to this program that would partially pay 

for infrastructure improvements directly related to the development of this housing project. The proposed 
project, The Butterfield Avenue Infrastructure Upgrade and Extension Project, involves water, storm sewer 
and sanitary sewer improvements in the 300 Block of Butterfield Ave. The City is proposing a 1,600-foot 
replacement/extension of an 8" water main from Cosgrove St. to Marra Dr., a 780-foot replacement of a 
30" sanitary sewer and construction of 1,070 feet of new storm sewer.  

 
In addition to supporting this new development, the project will support the City's efforts to 

reduce stormwater from entering the Western Outfall Trunk Sewer (WOTS) system during heavy rain 
events, improving system performance and helping to prevent overflows. Improvements to the overall 
WOTS system will enable the City to support additional housing development and economic development, 
which is currently constrained in the southwest section of the City due to ongoing issues with the sewer 
system. The project will also upgrade decades old water mains that are nearing the end of their useful life. 

 
The applicant has submitted the attached letter and conceptual site plan with the intent of 

introducing the project, beginning discussions on the approval process and to obtain preliminary feedback 
from the Planning Commission regarding the site layout and creating a PDD. 

 
As this is the first time the City is considering a zoning change to a PDD under our new 

Zoning Ordinance, a copy of Article XII, Planned Development District, from the Zoning Ordinance is 
attached for your review. The article contains information on the purpose and intent of PDDs, the process 
for changing to a PDD, the criteria for consideration as well as submittal requirements. 

 
 
cc:  Thomas Compo, City Engineer 

Mark Crandall, GYMO, D.P.C. 
Jake Johnson, Jake Johnson Properties 
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