
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 

 

SUBJECT: Zone Change – VL-1 Bellew Avenue South, Parcel Number 9-11-108.001  

 

DATE:    December 1, 2022 

 

 
 

Request: To Change the Approved Zoning Classification of VL-1 Bellew Avenue 

South, Parcel Number 9-11-108.001 from Residence B to Commercial 

 

Applicant: Robert J. Busler, P.L.S. on behalf of ARBEL, LLC and P.J. Simao 

 

Owner(s):   ARBEL, LLC 

 

SEQRA:   Unlisted 

 

County review: Yes 

 
 

Comments:  The applicant seeks to rezone the subject parcel from Residence B to Commercial. In 

the cover letter, there is no description for the purpose of rezoning the parcel. The application 

instructions ask for the applicant to describe what they seek to establish with the proposed Zone Change 

(e.g. the intended future use of the property) and include any other information that will aid the Planning 

Board and City Council in comprehending the request. The applicant should be prepared to explain 

what they seek to accomplish with the requested rezoning including any intended future uses.  

 

Existing Conditions: Currently, the 100 block of Bellew Avenue South is mostly zoned 

Commercial and Neighborhood Business, except for VL-1 Bellew Avenue South, which is zoned 

Residence B.  

 

The subject parcel the applicant proposes to rezone is adjacent to the south end of 919 Arsenal St 

which is zoned Commercial. The proposed parcel is currently vacant land and compliant with the 

current zoning lot requirements for the Commercial district. The existing land use for the other 

parcels along Bellew Avenue South are as follows: 

• 871 Arsenal St: Americu Credit Union. 

• 929 Arsenal St: Walgreens. 

• VL Bellew Avenue South and VL-2 Bellew Avenue South: vacant lots.  



• 156 Bellew Avenue South: Social Security Administration. 

• 163 Bellew Avenue South: Oral Surgery of NNY.    

 

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

the future land use for this area as Commercial Corridor. The Comprehensive Plan describes the 

Commercial Corridor as: 

 

Commercial Corridor: “As opposed to Coffeen, Washington and State Streets, Arsenal Street 

from the western edge of downtown west toward Interstate 81 is primarily commercial and 

serves a much broader regional population. Arsenal Street is also a high volume arterial road, 

carrying 30,000 vehicles per day into the City from Interstate 81. As the regional retail center 

for the North Country, Arsenal Street provides a land area capable of higher density commercial 

and retail uses including modestly sized franchise companies. Parking is generally in front of 

these buildings and signage is prominent. While the desire is to maintain this land use, a higher 

standard of design to create a uniform/uncluttered look is anticipated. This can be accomplished 

with good site design and sign standards. Sidewalks, bike lanes, and transit stops should also be 

integrated in the design.” 

 

While the new Zoning Ordinance has not yet been finalized and is still in draft form, the 

proposed zoning map proposes this parcel to be zoned as Commercial. 

 

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.  

 

 

 

cc:  City Council Members 

Michael Delaney, City Engineer 

ARBEL, LLC; c/o PJ Simao, 137 Main Avenue, Floor 3, Watertown, NY 13601 

Robert J. Busler, PLS, LaFave, White & McGivern 133 Commercial Street, P.O. Box 679, 

Theresa, NY 13691 
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