
















Economic Development and Industry 
 
Policy: It is the policy of the Town of Dix to have areas of office, retail and ser-
vice uses that are convenient, clean, and designed to have minimal impact on the 
rural landscape.  The Town recognizes the need to support regional economic de-
velopment efforts in Schuyler County and will work to strengthen job growth and 
diversification at the local level.        
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Policy Objectives: 

 
1. Define areas best suited for future commercial usage. 
2. Expand diversity of retail and service uses.  
3. Encourage additional commercial development that will not compete directly 

with Watkins Glen Main Street businesses. 
4. Ensure adequate public utilities to support future commercial areas.   
5. Work with SCOPED to maximize the future business park and ensure that 

only compatible, environmentally friendly uses are permitted.   
 
Policy Measures: 
 

1. Number of commercial uses in the town. 
2. Number of jobs. 
3. Percent of occupied commercial space. 
4. Number of home occupations. 

The Town of Dix is situated to take advantage of economic development oppor-
tunities associated with the future business park, Watkins Glen International 
and potential regional spin off businesses. 

David Malushizky 
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Policy Implementation: 
 

1. Develop land use regulations to: 
• allow commercial uses in the business park; 
• ensure economic growth in other desired areas on the town. 

2. Identify a preferred list of businesses and work with SCOPED to attract 
them to the Business Park.  

3. Develop appropriate guidelines for home occupations.  
4. Ensure commercial development locates in areas serviced by sewer and  
 water. 
5. Implement a site plan review process to ensure the health, safety and wel-

fare of the community is not negatively impacted by proposed business de-
velopment. 
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Community Development and Resources 
 
Policy: It is the policy of Dix to have community resources that meet the needs 
of residents and support local businesses.  The Town enjoys the health and safety 
benefits provided by local police, fire, and medical services.  Residents’ welfare is 
ensured by the Watkins Glen and Bradford Central School District’s, the State 
Park system, the faith community and the Cornell Cooperative Extension.  The col-
lective efforts of these public and not-for profit groups are an invaluable asset to 
the community and it is essential that the level of service provided to the town is 
coordinated based on future need. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Policy Objectives: 
 

1. Continue delivery of services to ensure the health, safety, and welfare of 
the community. 

2. Locate future community facilities in areas accessible by town residents. 
3. Develop strategies to increase public awareness of services offered by 

public and not-for-profit resources in the Dix community. 
4. Create opportunities for increased public involvement in building a better 

community. 
5. Develop innovative community building activities. 

 
 
 

Dix will strive to advance the quality of life of residents by 
ensuring adequate public services and recreational opportuni-
ties.  
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Policy Measures: 
 

1.  Crime Rate. 
2. Number of residents present at Town Meetings. 
3. Number of residents at Cornell Cooperative Extension events. 
4. Number of community activities organized by the town. 
5. Number of adults involved in youth leadership role. 

 
Policy Implementation: 

 
1.  Review annual police and fire department reports to ensure adequate ser-

vice for town residents. 
2. Create a volunteer service linkage program that acts as a clearinghouse for 

all volunteer organizations including information about how to utilize their 
services or assist in their causes. 

3. Ensure handicapped accessibility to all town organized functions. 
4. Sponsor public health programs for the elderly and the young. 
5. Coordinate efforts with the Villages and the County to ensure town efforts 

are not duplicated. 
6. Develop a list of cost effective town activities that can be organized and 

completed on an annual basis. 
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Land Use Plan 



 



The Land Use Plan (LUP) will be used as the legal basis for decisions concerning future 
growth and development in the Town of Dix.  While the LUP does not define clear regula-
tory boundaries, it does provide specific areas where particular land uses are acceptable 
based on the information gathered throughout the planning process.   This section of the 
plan portrays the appropriate use of land in the Town based on existing development pat-
terns, environmental limitations, desired build out appearance, and areas of protection.  
The Land Use Map is found at the end of this section.     
 
Open Space (Forest Green) 
 
One of the primary attributes that draw people, both residents and visitors, to the Town 
of Dix is the extensive tracts of open space.  The Town’s landscape is a mosiac of rugged 
slopes and cliffs, waterfalls, rolling fields, and forestland.  Each attribute, while attrac-
tive individually, plays an integral role in producing some of the most unique vistas in the 
Finger Lakes Region. 
 
The Town desires a conservative approach to development in areas designated as open 
space.  The protection of scenic vistas, natural features, sensitive environmental areas 
and rural highway corridors is essential to the maintenance of Dix’s unique landscape.  Ac-
ceptable uses in Open Space areas may include parks and trails, selective forestry pro-
gram areas, agriculture, campgrounds, nature preserves, and limited low density residen-
tial homesteads.  Low density homesteads should be limited to ten acre minimum lot sizes 
with no option of future sewer and water service.  Residential structures should be 
placed so as to have minimal impact on rural highway corridors, generally with a minimum 
of 200 ft. setback.  It is recommended that mobile homes be allowed in the open space 
areas under two conditions.  First, future mobile homes without a permanent foundation 
will be required to locate in an existing mobile home park. Second, mobile homes will be 
allowed as a homestead property if they have a permanent foundation, meet the minimum 
lot size requirements and meet applicable New York State Health and Safety require-
ments.  
 
Agriculture (Light Green) 
 
Agriculture and the open space it provides is essential to the rural character and local 
economy of Dix.  In order to maintain the assets agriculture affords, the Town has desig-
nated agricultural exclusive areas with the goal of preserving contiguous parcels of farm-
land and avoiding potential nuisance issues associated with non-farm uses locating in ac-
tive farming areas.  It is recommended that the development allotment in the agricultural 
area be reduced from one house per acre to one house per 20 acres.  This will reduce the 

Land Use Plan    

32 



potential land subdivision and protect large blocks of contiguous farmland.  Further,     
non-farm development that occurs as a result of hardship should be on lots of no more 
than two acres and should be located in a cluster so as to minimize the adverse impacts on 
agricultural production.  This development allocation will allow an owner to subdivide up to 
five two-acre lots from a 100 acre parcel.  This effectively maintains a 90-acre block of 
land that can be farmed while allowing the owner the flexibility of dividing off parcels for 
family members or extra income.  A slightly higher allowable development density may be 

appropriate for small existing parcels not well suited for agricultural production. 
An increasingly common component of economically viable farm businesses is diversifica-
tion.  This may include on-farm processing or sales of farm materials, agri-tourism, or 
other related activities.  Such activities are expected to be accommodated on farm prop-
erties throughout the town, subject only to reasonable restrictions designed to minimize 
adverse impacts such as traffic safety. 
 
Residential Areas   
 
Residential growth is expected in the Town of Dix over the next 15 years.  In order to ac-
commodate future residents, Dix has allocated areas in the Town that are preferable lo-
cations for residential development.  Three residential areas are outlined on the Land Use 
Map including Rural Residential – Suburban (S), Rural Residential – Cluster (C), and Mixed 
Use. 
 
Rural Residential - S (Yellow) 
 
The Rural Residential - S (RR-S) areas of the Town are well suited for low density resi-
dential homesteads.  Land in these areas have limited agricultural value and slope limita-

Development Allocation Method:  For 
every twenty acres of land, a farmer can 
subdivide one two acre lot for development. 

Farm

90 Acres Retained
for Farming

Development Allocation Method:  For every 20 acres of land, a farmer can
subdivide one two acre lot for development.

Existing Homes

100 Acre Farm
Subdivided

Farm

Twenty Acre Minimum Lot Size:  For every twenty acres of land, a
farmer can subdivide one lot.

100 Acre Farm
Subdivided

Existing Homes

Maintaining Contiguous Blocks of Farmland:  Large lot limitations can reduce potential non-farm development 
in agricultural areas.  By using a development allocation method in addition to the twenty acre minimum lot size, 
as seen on the right, the Town can maintain large blocks of farmland while still allowing the farmer the flexibility 
to subdivide off lots for income or family members.   

Twenty Acre Minimum Lot Size:  For 
every twenty acres of land, a farmer can 
subdivide one lot. 
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tions for higher density uses.  Areas designated as RR-S are not viewed as places where 
sewer and water service will be provided in the Town.  Also, these areas already have sub-
urban residential development to some degree.  Large lot, minimum of five acres, single 
family homes should be the primary use in the RR-S areas of the Town.  Special considera-
tion should be given to development practices that minimize environmental impacts and en-
sure a high quality of design in terms of materials and neighborhood layout        
  
Rural Residential - C (Beige) 
 
The Rural Residential - C (RR-C) areas will require cluster development practices that 
maintain open space and natural features.  The RR-C area of the Town is primarily located 
in Sewer and Water District 2 along Route 17 and Wedgewood Road.  The Town desires a 
balance between the efficient use of the sewer and water infrastructure available and the 
protection of the natural features that define the landscape.  A cluster development al-
lows the developer to “cluster” housing into an area suitable for development while pro-
tecting sensitive environmental features also located in the development area.  Recom-
mended development to open space ratios that would be acceptable in the RR-C areas in-
clude 4:1, 3:1, and 2:1 (open space acres to developable land acres).  It is recommended 
that the Town set a development density of one dwelling unit per acre.  As an example, as-
sume a 100 acre parcel is under consideration for development.  The development density 
will allow 100 housing units (one per acre).  Utilizing the cluster development ratios, a 4:1 
ratio would allow 100 quarter acre lots on 25 acres, 100 third of an acre lots on 33 acres 
and 100 half acre lots on 50 acres.  Therefore, the developer will always be allowed to de-
velop the number of units allowed by the development density while preserving open space.  
The quality of neighborhood design and layout and the physical limitations of the site 
should be the determining factor for the preferred density ratio.  
 

Example Cluster Development Scenarios 
Assume one acre is equal to one development unit and a 100 Acre Parcel.   

4:1 Cluster Development 
 
75 Acres Remain Open 
25 Acres For Development 
100 Units on 0.25 Acre Lots 
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Mixed Use (Dark Yellow) 
 
The mixed use land classification allows for the development of traditional neighborhoods 
similar in size and scale to a hamlet or small village.  Mixed use areas provide a community 
park and/or service, retail and religious uses in a core central area with a mix of single 
family and multifamily residential uses on the periphery.  It is recommended that the 
Town allow development that will contribute to the natural extension of existing mixed 
use areas or the design and development of a mixed use area that conforms to the hier-
archy of design represented by a village or hamlet.  The mixed use areas should be walk-
able, providing sidewalk, street trees and streetlights on every street with a modified 
street grid layout.   The Land Use Plan identifies four areas appropriate for mixed use 
development including the hamlets of Beaver Dams and Townsend, areas to surrounding 
the business park, and a small area in the northeastern part of the Town bordering the 
Village of Watkins Glen.  The rendering on the following page provides an example of a 
traditional neighborhood designed for the portion of the Town designated for Mixed Use 
bordering the Village of Watkins Glen.   
 
 
 

2:1 Cluster Development 
 
50 Acres Remain Open 
50 Acres for Development 
100 Units on 0.50 Acre Lots 

3:1 Cluster Development 
 
67 Acres Remain Open 
33 Acres for Development  
100 Units on 0.33 Acre Lots 
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Neighborhood Core Design 
 
The neighborhood core is an integral part of a true 
mixed use neighborhood.  A public square provides a 
central gathering place with passive and active rec-
reation opportunities in walking distance, less than 
1500 feet, to 90 percent of the neighborhood.  Small 
boutiques, professional offices, and civic buildings 
(pink and white) provide additional activity and con-
venient shopping opportunities for residents.  A mix 
of housing opportunities (yellow) including apartments, 
townhomes and single family houses can be integrated 
into  the neighborhood.   

 
 
It is important that all residential and 
commercial buildings add to the appeal 
of the area by respecting the scale and 
appearance of neighboring structures.  
The civic structures should inspire and 
provide a recognizable focal point for 
the neighborhood (as exemplified by 
the Schuyler County Courthouse).  In 
Dix, this area should be a natural ex-
tension of the Village of Watkins Glen 
and maintain neighborhood elements 
including sidewalks, street trees and 
street lights.     

 
Commercial Areas 
 
Business Park (Pink) 
 
Future office commercial and light industrial uses should be located in the business park 
area of the Town.  The functionality and appearance of this commercial area can be man-
aged by developing an overall plan for circulation (shared access driveways, pedestrian 
circulation, rear parking) and design (landscaping, signage, building style and materials). 
 
Entertainment Commercial (Red) 
 
The Watkins Glen International Racetrack property is designated as an Entertainment 
Commercial area in the Town of Dix.  Currently, large areas of open space are still avail-
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able for development in the Entertainment Commercial area.  Appropriate uses for this 
area may include a small convention center and high end hotel, a public/private golf course, 
and limited retail focused on the racetrack visitor clientele.  The Town recognizes the im-
portance of maintaining the Village of Watkins Glen as the primary commercial and service 
center for tourists and residents alike.  Therefore, uses that can help strengthen the eco-
nomic base of the Village will not be allowed in the Entertainment Commercial Area.  Some 
examples of uses not acceptable for the Entertainment Commercial area include grocery 
stores, services, retail not related to the racetrack, professional offices and inns or bed 
and breakfasts.   
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Preferred Development 
Guide 



 



Preferred Development Guide  
 
The Town of Dix desires to be an attractive place to live, work and play.  While the Town 
welcomes appropriate future development, it does not want to lose the rural character 
and quality of life that makes it a unique place in the southern Finger Lakes Region.  The 
appearance of development can have as great a negative impact on the Town as uses inap-
propriately located.  Therefore, in addition to the Land Use Plan, an understanding of 
preferred development style, scale and character can help to ensure future growth is at-
tractive and beneficial to the Town’s appearance.    
 
During the Town of Dix Economic Development and Land Use Workshop held April 21, 
2001, participants were asked to take part in a survey that ranked various images of de-
velopment and landscapes.  The survey results provided images representing positive and 
negative development appearance, scale and style.  Subsequently, positive images were 
allocated to each land use category where that type of development was seen as appropri-
ate and desirable.  Negative images are seen as unacceptable development appearance and 

style for all areas of the Town and are included 
at the end of this section. 

Open Space 
 
The appearance of future development in the 
designated Open Space areas should respect 
the unique attributes of the landscape and mini-
mize impact on sensitive or visually important 
environmental features.   Wooded habitats, 
creeks and wetlands, hillsides, and farmland play 
an integral role in the rural character that cur-
rent residents enjoy.  Moreover, visitors 
“escaping from the city” travel to Dix specifi-
cally because of the ability to get back to na-
ture.   
 
The community’s green infrastructure is just as 
important as the roads, wires and pipes that 
make up the grey infrastructure most people 
consider to be important.  The Town of Dix de-
sires a balance between development and coun-
try living.  Open space can provide that balance 
by protecting critical environmental features 
and directing growth to appropriate areas in the 
Town.  

Desired Scenic Highway appearance and appropri-
ate protection of scenic vistas. 

Appropriate road front screening, signage and use. 
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Agriculture 
 
Areas designated for Agricultural uses should be limited 
to farm and farm related industry.  When one thinks of 
farmland, the first images that come to mind include red 
barns, ceramic tile silos, a few cows scattered across an 
open field and a farmer on a tractor slightly bigger than 
the one most suburbanites use to mow their lawns.  In re-
ality, farms today are massive operations often having 
accountants, scientists and marketing representatives on 
staff.  In some areas of New York State, dairy farms 
typically consist of greater than 500 cows producing 
40,000 pounds of manure a day. 
 
There are limited pockets of prime soils in the Town of 
Dix.  Most of these areas are currently used for agricul-
ture.  In order to protect these areas, the Town will not 
allow future non-agriculture development in agriculture 
areas and support a minimum lot size of 20 acres per 
dwelling unit except in extreme cases where farmers 
need to subdivide a larger parcel for income.  If this oc-
curs, the subdivided parcel will be located so as to pro-
tect contiguous blocks of farmland and be accessible by 
emergency services.   
 
Agri-tourism and specialty niche farm production can help 
to strengthen the viability of agriculture in the Town of 
Dix.  People vacationing today are looking for genuine ex-
periences that provide them with a unique experience.  
Agri-tourism is a growing market that Dix can take ad-
vantage of with increased local organization.  Haunted 
hayrides, working bed and breakfasts, field mazes, and 
roadside produce stands are all appropriate uses in the 
agriculture areas of the Town.  In addition, partnerships 
with regional vineyards can be made  allowing Dix farmers 
to supply specialty products (meats, cheeses, jams, 
breads, wood works, crafts etc.) in their gift shops.  
Weekend “vine and field” events can provide tourists with 
a unique opportunity to sample wines, pick produce and 
overnight in the region.  Additional opportunities may ex-
ist in the value added products produced from the wine 
making industry that Dix farmers can take advantage of 
including the growing grape seed industry.   

Agriculture is an industry that, while visu-
ally appealing, conflicts with residential 
uses.     

Desired clear division between “Town and 
Country.” 

Agriculture is not only a farm product indus-
try, it is a tourism generator. 
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Rural Residential - S 
 
Suburban large lot single family housing is al-
ready occurring in select areas of the Town.  
The Town recognizes that this type of develop-
ment is costly to service with sewer and water 
and has appropriately located it in areas where 
services will not be extended in the foresee-
able future.  A minimum lot size of two acres 
will be required in the RR-S areas.   
 
 
Rural Residential - C 
 
Cluster developments, as described in the Land 
Use Plan, protect environmental features while 
allowing the developer to maintain the number 
of units on smaller lots than allowed by existing 
regulations.  This is an attractive option for the 
Town of Dix for several reasons.  First, it al-
lows efficient use of existing infrastructure by 
locating housing units into a service node rather 
than a linear strip.  Second, clustering reduces 
the visual impact of development by maintaining 
large areas of open space within the subdivi-
sion.  If planned correctly, the cluster subdivi-
sion can limit roadside views of the housing 
area and buffer residential uses from agricul-
tural uses.  Third, the land preserved as open 
space can be used for recreational opportuni-
ties that may include a trail system, ponds, a 
golf course or a wildlife preserve.  Finally, clus-
ter developments create a sense of place.  Each 
cluster can be a unique neighborhood if de-
signed with care and consideration. 
 
 
 
 
 
 
 

Cluster developments preserve open space as pub-
lic use  or  forever wild. 

Cluster developments can be unique neighbor-
hoods that have a sense of place. 

Suburban residential development is an option for 
areas where sewer and water will not be extended. 
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 Mixed Use 
 
The Town envisions mixed use areas similar in scale 
and design as the typical Finger Lakes Region village 
or hamlet.  Every development in the mixed use area 
must consider the grand vision of the area as a 
whole.  Therefore, developers should have a clear 
understanding of the desired mixed use node layout, 
understanding the hierarchy of places from most 
dense in the core to least dense on the edge.  All 
development should maintain a modified street grid 
that allows for future extension.  Cul-de-sacs are 
not allowed in the mixed use areas unless the land-
scape does not allow for other alternatives.  The 
mixed use node is meant to be walkable, requiring 
the construction of sidewalks, the correct place-
ment of one common pedestrian scaled streetlight 
style and street trees. 
 
In general, a mix of single family and multifamily 
units are allowed in the mixed use node with densi-
ties ranging from 1/4 acre (small single family home 
or bungalo) to eight units per acre (two four-family 
townhouse units).  All residential development will 
respect the scale and style of a traditional village 
home including the placement of garages in the rear 
of the lot or to the side of the home, the front 
porch and entrance to the dwelling unit as the 
prominent feature addressing the street and proper 
building materials that may include wood, brick and 
stone. 
 
Commercial uses are to be integrated into the cen-
tral core of the mixed use area.  Buildings will re-
spect surrounding residential structures in scale, 
construction materials and lot placement.  The build-
ing front will address the sidewalk directly with no 
setback.  Parking will be on street front, to the rear 
of the business, or to the side of the business.  A 
common parking area for the node is recommended.  
Civic or religious structures are to be placed in 
prominent places and should be designed in a fashion 
that they function as attractive and recognizable 
focal points in the mixed use area. 

Mixed use areas typically include appropriately 
scaled residential neighborhoods;  

multifamily housing integrated in with the single 
family homes; 

a commercial in walking distance to residential 
units; and 

civic structures that act as focal points while 
building community pride. 
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Business Park 
  
The business park is a welcomed opportunity 
for economic development in the Town of 
Dix as well as the County.  The Town recom-
mends that a business park master plan be 
developed to address overarching issues 
such as traffic flow, parking consolidation 
options, building placement, landscaping and 
buffering, and potential integration into the 
surrounding mixed use areas.  This will en-
sure efficient use of infrastructure and 
space.  In addition, the business park plan 
can forecast future demand and timelines 
for expansion and improvements.  Common 
construction materials can improve the over-
all visual quality of the park, making it more 
attractive to future tenants. 
 
 
Entertainment Commercial   
 
Watkins Glen International is an important 
component of the regional economy and 
reputation.  Increased local cooperative ef-
forts should be advanced in order to develop 
a sustainable and cooperative local economy.  
This may include a cooperative business plan, 
a business improvement district designation 
in Watkins Glen and improved communica-
tions between stakeholders.   
 
Future structures in the entertainment com-
mercial area should be sited and designed to 
reduce visual impacts on the local landscape.  
Also, it is important to consider the impor-
tance of the open space “buffer” area and 
the role it plays as a visual and sound buffer 
for Town residents.   

The Business Park should be designed so as to effi-
ciently use the existing space and have limited im-
pact on the visual character of the landscape. 

The Entertainment Commercial Area (Watkins 
Glen International) of the Town has great potential 
to be a four season events area.    
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Negatively Ranked Images of Development 
 
The images below received a negative ranking by Town residents during the April 21, 2001 
community workshop.   The Town should make every effort to ensure that development 
examples seen below are not reproduced in Dix.  Maintaining a unique, high quality place to 
live requires a concerted review effort that maintains a high level of attractive and  well 
designed development.   
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Planning Committee Members 
 
A great thanks to all of the community members who participated in the complex, 
and sometimes heated, Planning Committee.  Your leadership will guide Dix’s fu-
ture. 
 
 
 
 
 
 
 
 
Workshop and Public Hearing Participants 
 
To all of the residents who participated in the workshops and public hearings, 
thank you for your assistance in developing a common vision for the future.  
 
Information Resources 
 
Thanks to the following information resources who assisted in gathering informa-
tion for the Existing Conditions section of the Plan.   
 
The Town of Dix 
Schuyler County Planning Department 
Schuyler County Soil and Water Department 
SCOPED 
Cornell Cooperative Extension 
Southern Tier Central Regional Planning and Development Board 
New York State Department of Environmental Conservation 
New York State Department of State 
New York State Department of Transportation 
New York State Planning Federation 
 
Plan Prepared by: 
Clark Patterson Associates, 
186 North Water Street  
Rochester, New York 14604.   
(716)454-7600 
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Schuyler County Ambulance 11 
Schuyler County Courthouse 36 
SCOPED Business Park I-2,4,4,16,20,28,29 
Seneca Lake 2,12,14 
Seneca Lake Inlet 13 
Seneca Lake Valley I-1,18 
Sewer and Water 15,16,22 
Sewer and Water District I-2,16,20,22,25,27,34 
Shequaga Creek 12,13 
Soil Survey for Schuyler County 14 
Soils 14 
 Conesus-Appleton-Lansing 14 
 Lordstown-Volusia-Mardin 14 
 Schoharie-Hudson-Rhinebeck 14 
 Valios-Howard Chenango 14 
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 Volusia-Mardin 14  
 Wayland-Teel-Aquepts-Sarpiss 14 
Southern Tier 2 
Southern Tier Central Regional Planning and Development Board 1 
State Park System 30 
Steep Slopes 12 
Syracuse 2 
Syracuse Railroad see Railroads 
 
T 
The Town of Dix Historical Review  I-4-I-6 
The Town of Dix Vision Statement I-1 
Town Exclusive 1,2,6,10 
Town Inclusive 1,2 
Townsend I-4,I-5,35 
Townsend, Claudius I-5 
Townsend Family see Families 
Tracey Family see Families 
Transportation 16,22 
 
U 
Unemployment Rate 7,20 
United States Census 1,6,9 
United States Department of Labor 1 
 
V 
Village of Montour Falls I-5,1,2,10,20 
Village of Watkins Glen I-5,1,2,10,11,20,35,36,37 
 
W 
Watersheds 14 
Watkins I-5 
Watkins Glen H-2,11 

Fire Department 11 
Gorge I-2,I-5,I-6 
International Racetrack I-2,I-6,2,15,16,20,28,36,42 
Main Street 28 
Schools 11,30 
State Park 2,11 

Watkins, John I-5 
Watkins, Samuel I-5 
Wedgwood Family see Families 
Wedgwood, James I-5 
Wedgwood Station I-4,I-5 
Wetlands 
 BD-2 13 
 BD-4 13 

MF-1 13 
Wetlands and Creeks 12-13 
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