
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 REVIEWERS: Sharlice Bonello, Planner; and Geoffrey Urda, Planner 

SUBJECT: 

DATE: 

Zone Change – 1316 Rear Ives Street and 1200 Rear Jewell 

Drive, Parcel Numbers 14-49-116.00 and 14-49-117.000 

March 28, 2024 

Request: 

Applicant: 

Owner(s):  

SEQRA:  

County Review: 

To Change the Approved Zoning Classification of 1316 Rear Ives 

Street and 1200 Rear Jewell Drive, Parcel Numbers 14-49-116.00 and 

14-49-117.000 from Residential to Planned Campus 

Robert J. Busler, P.L.S. on behalf of Prime, LLC 

Prime, LLC 

Unlisted 

Yes 

Comments:  The applicant seeks to rezone the subject parcels from Residential to Planned Campus. 

The applicant does not describe any specific outcome that the property owner seeks to accomplish 

with the proposed rezoning other than to create continuity with adjacent parcels that are already 

zoned Planned Campus. The applicant also does not describe any specific future development plans 

for the parcels.  The cover letter only identifies residential uses such as affordable housing, Senior 

Housing, Townhouses and apartment buildings as development that could occur. 

The City’s Zone Change Application requires the cover letter to describe what the applicant 

seeks to establish with the proposed Zone Change (e.g. the intended future use of the property) 

and any other information that will aid the Planning Commission 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 Commission and City Council should grant 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: The subject parcels are presently classified as Residential Vacant Land.  

However, they contain former golf holes of the Ives Hill County Club (IHCC), dating to its 

previous existence as an 18-hole course.  IHCC presently operates as a nine-hole course on 

adjacent and other nearby parcels. The holes on the subject parcels are no longer part of the 

course. 

The subject parcels are bounded on the north by the remaining nine-hole golf course, which is in a 

Residential zone.  They are bounded on the east by the Ives Hill Retirement Community and the 

Immaculate Heart Central High School, both of which are in the Planned Campus zone that the 

applicant references.  The subject parcels are bounded to the south by the City Boundary with the 

Town of Watertown, with more former golf holes owned by Prime, LLC occupying the parcels on 

the Town side of the boundary.  Finally, the subject parcels are bounded on the west by a freight 

rail track owned by CSX Transportation.  The rail parcel itself is zoned Industrial, with the 

Residential zone resuming on the western side of the railroad tracks. The enclosed map depicts the 

zoning of the subject parcels and all surrounding parcels. 

The Planning Commission should note that the parcels are landlocked and would require an 

easement to access them from any public Right-of-Way.` 

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 applicant’s cover letter states that if the two parcels are rezoned to Planned Campus, new 

potential projects could include Affordable Housing, Senior Housing, Townhouse, and Apartment 

Buildings. In addition to the residential uses noted above, Commercial uses that would be allowed 

in the Planned Campus district include, but are not limited to, a bed and breakfast, inn, bar, 

restaurant, café, brewpub, clinic, and offices. 

In discussions with both City and County Planning Staff members, the applicant has proposed 

imposing deed restrictions to limit or restrict Commercial uses that would not be compatible within 

the existing neighborhood. The Planning Commission should note that even though these deed 

restrictions could be added to a deed, the same individual that added the restrictions could also 

remove them. Additionally, such deed restrictions are not enforceable by the City Council, 

Planning Commission or Planning Staff as they are a private matter and would not stop 

Commercial uses from being established on the parcel.  Deed restrictions are extremely difficult to 

enforce as someone with the ability to make a complaint would need to demonstrate that the 

restriction was violated.  

Additionally, even after imposing deed restrictions to limit or restrict Commercial Use, the 

proposed uses of apartments and townhomes is not in harmony with the Residential Low Density 

land use as defined above, and single-unit and two-unit dwellings are not an allowed use in the 

Planned Campus district. The Residential zoning district only allows Single- and Two-Unit 

Dwellings which is in harmony with the Residential Low Density land use definition and 



implements the Comprehensive Plan. Rezoning the subject parcels to Planned Campus would go 

against the recommended future land use for the parcels as envisioned in the Comprehensive Plan. 

The applicant cites Recommendation NH.3 of the Comprehensive Plan, which states “Promote a 

variety of housing types, forms and affordability levels.”  However, these more intense uses are 

more appropriate in other future land use character areas, such as Residential Medium, 

Residential Apartments, Urban Mixed Use and Corridor Mixed Use. 

Lastly, the applicant refers to the surrounding Planned Campus Parcels, specifically parcels 14-

49-113.000, 14-49-101.004, and nearby parcel 14-49-102.000 stating that these neighboring

properties have the right to pursue all uses listed under Planned Campus. However, each of these

parcels had already been developed prior to the adoption of the 2023 Zoning Ordinance, and in

the cases of two of them, the Planned Campus District only serves as the underlying zoning

district to existing PDDs.  In both cases, the PDD is still the law of the land, and the Planned

Campus zoning would not take effect unless the PDD were abandoned.

As discussed with the applicant earlier this month, an alternative way forward to develop 1316 

Rear Ives St and 1200 Rear Jewell Drive with the proposed uses listed in the cover letter is to 

apply for a PDD that would contain the two parcels stated above and provide a proposed 

development plan for the parcels. This would require the applicant to provide a conceptual site 

plan and a list of proposed uses that the Planning Commission could review and recommend to 

City Council for approval if they see fit. If the applicant does not wish to take these steps and 

there is an interested developer for the parcels, that developer could apply for the parcels to be 

rezoned to PDD and condition the purchase offer on the approval to rezone the parcels PDD by 

City Council. This will not hold the potential buyer to purchase any parcels unless they get 

approved to rezone the parcels PDD along with their proposed development.  

Engineering Comments: Even though the applicant is not proposing to develop any new uses 

for the parcels, Engineering provided the following questions that any future developer would 

need to answer for any proposed future uses on the subject parcels:  

• What will these two parcels be used for? How would future construction be completed

and how would the Western Outfall Trunk Sewer be affected? What would be the sewer

flows entering and/or leaving the area.

• Where is the location of the existing easements and will they be affected?

• There are three Storm Sewer lines running through these two parcels. The Engineering

Department has attached a map depicting their locations. There is also a Storm Outlet on

1316 Rear Ives Street

Code Enforcement Comments: Additionally, the City Bureau of Code Enforcement Bureau 

identified the following requirements for any potential future applicant when developing any 

new uses on the parcels: 

• Fire hydrants to be installed at locations that Code Enforcement finds necessary.

• Fire apparatus access roads will need to be installed when the site is developed.



Jefferson County 239-m Review: At its March 26, 2024, meeting, the Jefferson County 

Planning Board reviewed the request pursuant to General Municipal Law Section 239-m. At that 

meeting, the Board adopted a motion recommending disapproval. A copy of the letter from the 

County stating their reasoning is attached. 

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.  

Miscellaneous:  Two zone change maps have been provided by the City for review. Both maps 

reflect the same information, with one zoomed in and the other zoomed out to show surrounding 

land uses. 

The applicant shall note that as a part of any potential future development review, Staff will 

require the applicant (or any future property owner) to describe the intended access to 1316 Rear 

Ives Street and 1200 Rear Jewell Drive, as neither parcel fronts on a public street or Right-of-

Way (ROW).    

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 

Meredith Griffin, Civil Engineer II 

Dana Aikins, Code Enforcement Supervisor  

Prime, LLC; Managing Member 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 






















































