
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: Geoffrey Urda, Senior Planner 

 

SUBJECT: Zone Change – A portion of 465 Flower Avenue West, Parcel Number 

14-42-101.000 

 

DATE:      October 1, 2026 

 
 

Request: To Change the Approved Zoning Classification of a 1.7-acre section 

of 465 Flower Avenue West, Parcel Number 14-42-101.000, from 

Residential to Neighborhood Mixed Use (NMU) 

 

Applicant:   Ives Hill Country Club 465, LLC 

 

Owner(s):     Ives Hill Country Club 465 Inc. 

 

SEQRA:     Unlisted 

 

County Review:   No 

 
 

Comments:  The applicant seeks to rezone an approximately 1.7-acre section of the parcel at 

465 Flower Avenue West from Residential to Neighborhood Mixed Use (NMU) at the northwest 

corner of the property, at the southeast corner of the intersection of Ives Street and Flower 

Avenue West.  If the subject land is rezoned, the applicant has communicated to Staff an intent 

to apply for Subdivision Approval to create a new parcel and remedy what would temporarily be 

a split-zoned parcel.   

 

The full subject parcel contains six of the nine holes of the Ives Hill Golf Course, as well as the 

practice putting green, clubhouse and parking lot.  The approximately 1.7-acres of land proposed 

for rezoning contains the clubhouse building and the parking lot.   

 

The clubhouse building contains Bad Apple Social at Ives, a restaurant that operates as an 

accessory use to the golf course.  The Residential Zoning District allows golf courses but does 

not allow restaurants.  Bad Apple Social at Ives operates as a legal accessory use so long as the 

golf course remains in operation.  If the requested rezoning was granted (i.e. the clubhouse and 

parking lot were rezoned to NMU), the restaurant would become a use-by-right, independent of 

the golf course.   

 



 

 

Existing Conditions: The subject parcel is bounded entirely by Ives Street on the West, across 

which sit the other three holes of the course, four single-family residential dwellings and the 

parking lot and rear entrance to the former St. Patrick’s Intermediate School property.  To the 

north, the subject parcel fronts on Flower Avenue West in two different segments, between which 

are three single-family residential dwellings that the golf course parcel wraps around.  The subject 

parcel abuts single family residential properties along its entire south and east boundaries, except 

for 825 feet of the eastern property line where it abuts the Sisters of the Precious Blood.   

 

As discussed above, the Zone Change application only applies to approximately 1.7 acres at the 

northwest corner of the golf course parcel.  There are five single-family residential dwellings, 

across Flower Avenue West from the clubhouse and parking lot.  The land owned by St. 

Patrick’s is across Ives Street from the section proposed for rezoning. 

 

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

the future land use for this area as Residential Low Density. The Comprehensive Plan envisions 

the Residential Low Density character area as follows: 

 

Residential Low Density: “These are low density residential areas where the primary use is 

single and two-family homes. Lot sizes vary from medium to large. Streets are lined with 

sidewalks and there is ample greenery. Homes are set back from the sidewalk with front yards 

and parking is at the side or behind but never in the front yard.” 

 

The Residential District only allows Single- and Two-Unit Dwellings, as well as other limited 

and generally benign uses, including golf courses.  By contrast, the NMU District allows more 

intense residential, commercial, retail, office and automotive uses that the Residential District 

excludes, and which are inconsistent with the future land use vision above. 

 

Beyond foodservice uses such as “Bar/Restaurant/Café/Brewpub” and “Brewery/Distillery/Winery 

(Micro),” the NMU District also allows multiple automotive uses, including, but not limited to, 

“Auto Repair,” “Car Washes” and “Fuel/Convenience Station.” 

 

The proposed Zone Change is not in harmony with the Comprehensive Plan.  Accordingly, Staff 

does not recommend approval. 

 

In addition, in weighing its recommendation to City Council, the Planning Commission should 

consider the following discussion of spot zoning contained in the James A. Coon Local 

Government Technical Series, as published by the New York State Department of State:  

 

“Spot zoning refers to the rezoning of a parcel of land to a use category different from the 

surrounding area, usually to benefit a single owner or a single development interest.  Size of the 

parcel is relevant, but not determinative.  Illegal spot zoning occurs whenever “the change is 

other than part of a well-considered and comprehensive plan calculated to serve the general 

welfare of the community.” 

 

The Commission should give particular weight to the relationship of the requested rezoning with 

the Comprehensive Plan and whether the rezoning would benefit the entire community or a single 

owner or development interest. 

 



 

 

Zoning – Lot Dimensions: Section 310-21 (E)(4)(B) of the Zoning Ordinance limits newly 

created lots in an NMU District to a maximum 100-foot lot width.  The new parcel that the 

applicant proposes to create if the land encompassing the clubhouse and parking lot were 

rezoned would be over 400 feet wide, as measured by frontage on Flower Avenue West.   

Creating a nonconforming lot could be legal only with the benefit of an Area Variance granted 

by the Zoning Board of Appeals (ZBA).  The applicant would need to apply for and obtain the 

Area Variance prior to applying for Subdivision Approval. 

 

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, P.E., City Engineer 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

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

 



 

 

 
Above: A satellite map depicting the Zone Change request area and the surrounding land. 



 

 

 
Above: The Future Land Use Map in the City’s adopted Comprehensive Plan.  

 



 

 

 
Above: A view of the Future Land Use Map in the City’s adopted Comprehensive Plan, zoomed in 

to the immediate vicinity of the land proposed for rezoning.  The black polygon approximates the 

1.7-acre section of land that the applicant proposes to rezone to Neighborhood Mixed Use (NMU).  

The light beige color represents the Residential Low Density Future Land Use Character Area that 

the subject parcel sits entirely within.  The orange area to the northwest between Massey Street S 

and the railroad tracks represents Residential Medium.  

 





























