
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: Joseph Albinus, Planner 

 

SUBJECT: Zone Change – 337 State Street, Parcel Numbers 6-02-317.000 

 

DATE:      April 2, 2026 

 

 
 

Request: To Change the Approved Zoning Classification of 337 State Street, 

Parcel Number 6-02-317.000 

 

Applicant:   Carrols, LLC 

 

Owner(s):     GW 339 State Street Owner LLC 

 

SEQRA:     Unlisted 

 

County Review:   No 

 
 

Comments: The applicant seeks to rezone the property at 337 State Street from Downtown to 

Urban Mixed Use (UMU) to facilitate installation of a second drive-through lane on the site.  A 

Drive-Through, Accessory use is allowed in the UMU District, but not in the Downtown District.  

Because the Downtown District does not allow drive-throughs, the existing one-lane accessory 

drive-through enjoys Legal Nonconforming (“grandfathered”) status.  Adding a second lane 

represents a physical expansion of the nonconforming use, which if the property remained zoned 

Downtown, would require a Use Variance from the Zoning Board of Appeals. 

 

While the applicant identifies the property as 339 State Street, the City of Watertown’s 

Assessment Roll catalogs it as 337 State Street and all the tax bills mailed for the property also 

identifies it as 337 State Street.  Therefore, all reports and agendas related to this request, 

including the formal Zone Change Ordinance for City Council consideration, will identify the 

subject parcel as 337 State Street. 

 

Existing Conditions: The subject parcel currently contains a Burger King restaurant with an 

accessory drive-through. To the east of the subject parcel is 419 State Street, which contains a 

Wendy’s restaurant that also has an accessory drive-through. The Wendy’s parcel is zoned 

Urban Mixed Use so its Drive-Through, Accessory use is legal, although it predates the current 

Zoning Ordinance. 



 

To the west of the subject parcel is 311 State Street. It contains two buildings, each with a 

different use. The northern/rearmost building is a Havens Group apartment complex. The front 

building is a mixed-use building with retail on the ground floor and apartments on the second. 

The parcel is zoned Downtown. 

 

Directly across the street from Burger King is the T-intersection with Parker Street. On the 

southwest corner of the intersection is 342 State Street which is zoned Downtown and contains 

Napoleon’s House of Style. On the southeast corner is 426 State Street which is zoned Urban 

Mixed Use and contains Little Caesars Pizza. 

 

Please see the satellite map at the end of this Staff Report for an overview of the existing land 

uses on and in the vicinity of this Zone Change request. 

 

Zoning and the Comprehensive Plan: The City’s adopted Comprehensive Plan recommends the 

future land use for 337 State Street as Downtown/Central Business District.  The subject parcel is 

near the eastern edge of the Downtown future land use character area, but still firmly within the 

Downtown area on the future land use map. Mechanic Street, which is on the other side of the 

adjacent Wendy’s, represents the approximate boundary between future land use character areas, 

where it changes to Urban Mixed Use/Downtown Transition.  The Comprehensive Plan’s visions 

for both character areas are below. 

 

Downtown/Central Business District: “This district has the highest density, greatest variety of 

uses, and includes buildings of regional and historic significance. New infill development should 

reinforce the urban and historic character. Buildings are taller than in other parts of the City and 

parking is generally off-site. On-site parking, where it exists, is behind the building to preserve 

the historic building pattern and reinforce the walkable nature of downtown.” 

 

Urban Mixed Use/Downtown Transition: “The Urban Mixed-Use areas are historic areas 

generally located between the Central Business District (CBD) and residential neighborhoods 

where land use transitions from intense urban business to lesser intense residential and 

compatible non-residential uses. These transitional areas begin to have obvious changes in 

building types, architectural styles, lot sizes, and pedestrian activity. Buildings are generally 

lower in height and parking may be onsite, preferably behind or at the side of the building to 

avoid a suburban look. Buildings are designed to be visually appealing with shorter setbacks to 

address the sidewalk and help reinforce a positive pedestrian experience.” 

 

Regarding the boundaries between the land use character areas on the future land use map, the 

Comprehensive Plan states: 

 

“The land use areas depicted on the Future Land Use Map have deliberately blurred edges between 

the districts. This is meant to graphically reinforce the conceptual and visionary nature of future 

land use planning. While the map is intended to inform a future zoning map, the boundaries do not 

follow property lines and should not be interpreted as specific edges of new zoning districts.” 

 

In this instance, the parcel requested for rezoning is not immediately adjacent to one of the 

blurred edges discussed above, but approximately 150-to-200 feet from the blurred edge, and the 

existing character of the entire block is far more suburban than either future land use character 

area prescribes.   



 

However, the modification that this Zone Change would facilitate (legalize a Drive-Through, 

Accessory use on the parcel) is consistent with the rest of the block, as there are existing 

accessory drive-through uses next door (Wendy’s) and across the street (Little Ceasars). This 

zone change request is in harmony with the Comprehensive Plan. 

 

Previous Site Plan Approvals: The original, approved site plan for the Burger King at 337 State 

Street, granted in 1985, shows the eastern driveway as the entrance and the western driveway as 

the exit, with one-way circulation, counterclockwise around the site.  In 2012, Burger King 

applied for, and received, a Waiver of Site Plan Approval to install a driveway across the front of 

the building.  A criterion for that Waiver was that it did not effectively change the overall 

circulation of the site, meaning that internal circulation remained limited to the originally 

approved one-way flow. 

 

A preliminary plan submitted to the City as part of this application shows both driveways as 

entrances and exits with two-way traffic in the travel lanes. While the traffic flow at the site is 

not related to the zone change, it will be discussed with the applicant during when Staff reviews 

a subsequent Zoning Compliance Certificate (ZCC) application. If such a change to the approved 

site plan is requested, it would be significant enough of a change to require Site Plan Approval.  

 

In addition, there appears to be a discrepancy in the survey information, specifically regarding 

the degrees and rear property line location depicted on the approved 1985 Site Plan and the 

survey information shown on the preliminary plan. Once the applicant applies for a ZCC, they 

will need to clarify the discrepancy and/or provide updated survey information. 

 

SEQR: The applicant has submitted a State Environmental Quality Review (SEQR) Short 

Environmental Assessment Form (EAF) as part of the application for the Zone Change. The City 

Council, as the lead agency, will complete Part 2 of the EAF and make a determination of 

significance. 

   

Planning Commission Action: For zone changes, the Planning Commission is responsible for 

making a recommendation to the City Council. The City Council will then vote on the Zone Change 

after holding a public hearing.  

 

 

cc:  City Council Members 

Thomas Compo, City Engineer 

 Josh Bazis Carrols, LLC 

  



 
Above: A map depicting the Zone Change request and the surrounding existing zoning in the area. 

 



 
Above: A map depicting existing land uses on the subject parcels for the Zone Change request and 

the on the surrounding parcels. 



 
Above: The Future Land Use Map in the City’s adopted Comprehensive Plan. 
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Dynamic Engineering Consultants, PC  
 
 
 

 

 
March 17, 2026 
Via Online Submission 
 

City of Watertown 
245 Washington Street, Room 305 
Watertown, NY 13601 
 
Attn: Michael A. Lumbis 
 Planning and Community Development Director 
 

RE: Carrols, LLC 
Proposed Restaurant Remodel 
Section 6, Block 02, Lot 317.000 
339 State Street (NY 12) 
City of Watertown 
Jefferson County, NJ 
DEC# 2766 25-05182 

Dear Mr. Lumbis, 
 
As discussed, the following items have been submitted to the ACA Portal, constituting submission 
of a Zone Change Application for the above property: 
 

• The application fee has been satisfied; 
• Completed Zone Change Application Form; 
• City of Watertown Tax Map for Section 6, Block 02 with the subject parcel outlined; 
• Completed SEQR Short Environmental Assessment Form; 
• ALTA/NSPS Land Title Survey prepared by Murphy Geomatics, dated February 17, 2026; 
• Site Plan prepared by our office, dated March 17, 2026; and 
• Architectural Plans prepared by SkyBorne Technologies, dated November 11, 2025, last 

revised March 1, 2026. 
 
In accordance with our conversations at the pre-application meeting held with your office on 
February 17, 2026, the enclosed Site and Architectural Plans depict the proposed site and 
building improvements. This includes the remodel of the existing Burger King building, 
modification of the existing single order point drive-thru to include a second drive-thru lane, drive-
thru equipment upgrades, ADA site improvements, signage updates and landscaping. Please 
note that the existing Burger King building is to remain in place. No exterior additions or footprint 
alterations are proposed. The renovations are limited to the interior of the building and exterior 
material upgrades.   
 
Per review of the City’s current Zoning Map, the site is located within the Downtown (D) District, 
where drive-thru as an accessory use is not permitted. This Zone Change Application proposes 
to rezone the subject parcel to the Urban Mixed Use (UMU) District where drive-thru’s are a 
permitted accessory use. The subject site is located directly on the border of the D and UMU 
Districts. This includes the building directly behind the Burger King restaurant which is located 



City of Watertown 
March 17, 2026 

Page 2 of 2 

within the UMU District and shares the same parking lot. Additionally, it is our understanding that 
nearby sites, including the adjacent quick service restaurant, have recently undergone a similar 
change in zoning.  
 
The proposed zone change will serve to better align the surrounding zoning districts with the 
present land use patterns. It will also promote various goals of the City’s Comprehensive Plan 
including: 
 

• Goal No 2: Foster a renewed interest and investment in Watertown’s neighborhoods; 
• Goal No. 5: Leverage existing community assets by connecting and improving them for 

residents and visitors; 
• Goal No. 8: Make Watertown more attractive to developers, investors, and businesses; 

and 
• Goal No. 9: Ensure Watertown’s infrastructure is modern, clean, safe, efficient and well 

maintained. 
 
The zone change and resulting site and building remodel will serve to advance these goals by 
improving the existing site conditions and operations to provide an enhanced customer 
experience. This will be accomplished by modernizing the building appearance, improving 
existing ADA facilities and better delineation of vehicle access and operations to improve both 
driver and pedestrian safety. Furthermore, the introduction of the second drive-thru lane will 
increase drive-thru operational efficiency and decrease customer service times by allowing 
vehicles to advance through the drive-thru system in less time; thereby, reducing queues behind 
the order board and promoting an overall better customer experience. This along with the updated 
branding and proposed maintenance to improve and enhance site aesthetics will result in the 
betterment of the site and surrounding area. 
 
The zone change also promotes Subsection No. 5, Economic Development, of the Plan that 
references the need to maintain, grow and invest in existing markets and the food service industry. 
It will allow for a significant investment in a proposed building remodel and site upgrade that will 
modernize the existing restaurant to be more in line with current industry and branding standards. 
The second drive-thru lane will improve site circulation and operational efficiency as noted above, 
and the remaining external improvements will include beneficial site updates. 
 
Considering the above, it is our professional opinion that the zone change is warranted and is 
consistent with the City of Watertown’s adopted Comprehensive Plan. 
 
Please review the enclosed information and should you have any questions or require any 
additional information, please do not hesitate to contact our office. 
 
Sincerely, 
 
Dynamic Engineering Consultants, PC 
 
 
 
Joseph C. Sparone, PE, PP    Robert J. Colucco, PE 
 
Enclosures 
 
Cc: Joshua Bazis – Carrols, LLC 
 Geoff Urda – City of Watertown 



 

  
 

 

 

 

 

 

 

PROPERTY INFORMATION: 

 

PROPERTY ADDRESS: __________________________________________________________________________________________________ 

TAX PARCEL NUMBER(S): ____________________________________________________________________________________________  

CURRENT ZONING DISTRICT: ______________________________ PROPOSED ZONING DISTRICT: __________________________________ 

 

APPLICANT INFORMATION: 

 

APPLICANT NAME: _____________________________________________________________________________________________________ 

APPLICANT MAILING ADDRES _____________________________________________________________ 

______________________________________________________________________________________________________________________ 

PHONE NUMBER: ___________________________  E-MAIL: __________________________________________  

 
PROPERTY OWNER INFORMATION (if different from applicant): 
 
PROPERTY OWNER NAME: ______________________________________________________________________________________________ 

PROPERTY OWNER MAILING ADDRESS (if different from subject parcel) _____________________________ 

______________________________________________________________________________________________________________________ 

PHONE NUMBER: ________________________________________  E-MAIL:_______________________________________________________  

 

CHECKLIST (please include all of the following in addition to this application form): 

 

□    Cover Letter*     □    Tax Map with subject parcel highlighted*  
□    Site Drawing (if applicable)*   □    State Environmental Quality Review (SEQR) form*   
□    Metes and Bounds description   □    Written Support of Adjoining Property Owners (if applicable) 
□    $125 application fee*    □    Electronic Copy of Entire Submission (PDF Preferred) 
 
*See appendices for further information    
 

Applicant Signature: _________________________________________________  Date: _________________________ 
 
Property Owner Signature (if different) __________________________________  Date: _________________________ 

 
             7/31/2020 

 

City of Watertown  

ZONE CHANGE APPLICATION FORM 
 

City of Watertown, Planning and Community Development Dept. 

245 Washington Street, Room 305, Watertown, NY 13601       

Phone: 315-785-7741    Email: planning@watertown-ny.gov 

 

Received: 

339 State Street (NY 12)

6-02-317.000

Downtown (D) Urban Mixed Use (UMU)

Carrols, LLC

GW 339 State Street Owner LLC

3/13/26



 

Appendix A:  Checklist Instructions 
 
 
Cover Letter:   The applicant must submit a detailed cover letter describing what the applicant seeks to establish with the proposed 

Zone Change (e.g. the intended future use of the property) and should include any other information that will aid the 
Planning Board and City Council in comprehending the request. The cover letter should also address whether the 
proposed rezoning is consistent with the City of Watertown’s adopted Comprehensive Plan, and if it is not, the 
rationale for why the Planning Board and City Council should grant the request. A digital version of the 
Comprehensive Plan is available at: https://www.watertown-ny.gov/DocumentView.asp?DID=1840 

 
Tax Map: A copy of the City Tax Map, with the subject parcel highlighted.  Tax maps are accessible using the following 

website: https://www.watertown-ny.gov/imo/search.aspx.  Upon entering the required information, the search engine 
will direct the user to the Parcel Data page for their property.  A link to the appropriate tax map will appear on the 
right hand side of the Parcel Data page.  

 
Drawing: If applicable, the applicant should submit a sketch/site plan of the proposed development or construction that is 

prompting the Zone Change Request. 
 
SEQR: The applicant must submit a completed Part I of a SEQR Short Environmental Assessment Form (EAF).  The New 

York State Department of Environmental Conservation (DEC) offers an online mapping tool that assists in completing 
the SEQR form.  It is available at the following website: https://gisservices.dec.ny.gov/eafmapper/. 

 
Description:   A legal description of the boundaries of the subject parcel, measured in angles, bearings and distances.  Typically, a 

property deed will contain such a description. 
 
Written Support: While not required, if the applicant has the support of neighboring property owners, the applicant should include their 

written letters of support as supplemental materials with the application. 
 
Info for PDDs: If an applicant is requesting to rezone any land as part of a Planned Development District, the application must 

contain all the additional data stipulated in Section 310-12 of the Zoning Ordinance.  This section of Code is available 
as part of the City’s online Code Book at: https://www.ecode360.com/10498649. 

 
Required Sets: The items in the checklist (other than the application fee) collectively make up a “set.”  The applicant is responsible 

for submitting 15 complete collated “sets” to the City Planning Department.  If the application requires Jefferson 
County Planning Board review, then the applicant must submit 16 “sets.”  Planning Staff will inform the applicant if 
this is necessary. 

 
 
Submittal Submit all required materials to:   
Instructions: 
 Michael A. Lumbis, Planning and Community Development Director 
 City of Watertown 
 245 Washington Street, Room 305 
 Watertown, NY 13601 
  
 
Meeting  The Planning Board normally meets at 6:00 p.m. on the first Tuesday of every month in Council Chambers at  
Information:   City Hall, 245 Washington Street.  The application deadline is 14 days prior to the scheduled meeting date.  Planning 

Board action does not represent final approval, as the Planning Board only votes to make a recommendation to City 
Council, which holds the sole authority to grant a Zone Change.  Zone Change Requests carry a legal requirement 
for the City Council to hold a Public Hearing prior to voting on the Ordinance. 

 
 Occasionally, due to holidays or other reasons, meetings may occur on other dates and/or times.  The City will 

announce any changes to meeting dates in advance on its website at www.watertown-ny.gov.  The Zone Change 
application process typically takes six-to-eight weeks. 
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Short Environmental Assessment Form 
Part 1 - Project Information 

Instructions for Completing 

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as 
thoroughly as possible based on current information. 

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item. 

Part 1 – Project and Sponsor Information 

Name of Action or Project: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO YES 

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES 

3. a. Total acreage of the site of the proposed action?     __________ acres 
b. Total acreage to be physically disturbed?     __________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres 

4. Check all land uses that occur on, are adjoining or near the proposed action:

5.        Urban       Rural (non-agriculture)               Industrial            Commercial          Residential (suburban) 

                         Aquatic              Other(Specify):□  Forest          Agriculture

□  Parkland 

Burger King 401 2068 - Proposed Restaurant Remodel

339 State Street (NY 12), Watertown, NY; Section 6, Block 02, Lot 317.000

Interior/exterior remodel of existing restaurant, addition of a second drive-thru lane, parking lot restriping, ADA site improvements, and landscaping

Carrols, LLC (Point of Contact: Josh Bazis)

✔

✔

1.11

±0.1

1.11

✔
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________ 

NO YES 

8. a.    Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation services available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?

NO YES 

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

12.  a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district 
which is listed on the National or State Register of Historic Places, or that has been determined by the 
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the 
State Register of Historic Places?

archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NO YES 

13. a.   Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for

✔

✔

✔

✔

No change to existing service

No change to existing service

✔

✔
                                                                                                                                                                                                                       

✔

✔

Located ±600' offsite
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14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

□Shoreline     □ Forest       Agricultural/grasslands        Early mid-successional

Wetland       □ Urban       Suburban 

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES 

16. Is the project site located in the 100-year flood plan? NO YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: 
_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that would result in the impoundment of water
or other liquids (e.g., retention pond, waste lagoon, dam)?

If Yes, explain the purpose and size of the impoundment:______________________________________________ 

____________________________________________________________________________________________

_ 

NO YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed)            for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________ 

NO YES 

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF 
MY KNOWLEDGE 

    Date: _____________________ Applicant/sponsor/name: ____________________________________________________ __________________________   

Signature: _____________________________________________________Title:__________________________________

✔ ✔

Northern Long-eared Bat ✔

✔

✔

✔

✔

✔

✔

No change to existing stormwater conveyance network

NYSDEC Environmental Cleanup Database - State Superfund Program; Site Code 623006; Site Classification C; Site Code 623029
Located ±0.3 miles from project site

Joshua Bazis 3/13/26

Permit and Entitlement Manager

PRINT FORM
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Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks. Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources to 
confirm data provided by the Mapper or to obtain data not provided by 
the Mapper.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National or State 
Register of Historic Places or State Eligible 
Sites]

Yes

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

Digital mapping data are not available or are incomplete. Refer to EAF 
Workbook.

Part 1 / Question 15 [Threatened or 
Endangered Animal]

Yes

Part 1 / Question 15 [Threatened or 
Endangered Animal - Name]

Northern Long-eared Bat

Part 1 / Question 16 [100 Year Flood Plain] Digital mapping data are not available or are incomplete. Refer to EAF 
Workbook.

Part 1 / Question 20 [Remediation Site] Yes

1Short Environmental Assessment Form - EAF Mapper Summary Report




