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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 

 

PRIMARY REVIEWER: Joseph Albinus, Planner 

 

SUBJECT:   Special Use Permit – 1222 Arsenal Street, Suite 13  

 

DATE:      November 26, 2025 

 

Request: Special Use Permit to allow a Retail Marijuana Dispensary in a 

Commercial District 

 

Applicant:   Laura Chesser of Chessworth Farms 

 

Proposed Use:   Marijuana Dispensary, Retail 

 

Property Owner:   Stateway Plaza Shopping Center 

 

 

Submitted:  

  

Application Form: Yes  8 ½” x 11” Copy of Tax Map:  Yes 

  

Cover Letter: Yes County Planning Board Review Required: Yes 

  

A Sketch of the Site to Scale:  No SEQRA: Unlisted Action   

  

 

Overview: The applicant proposes to open a Retail Marijuana Dispensary in one of the 

storefronts in the existing multi-tenant structure on the subject parcel, known as Stateway Plaza. 

The proposed storefront is the former Rickys Exotic Snacks. Interior renovations will be needed 

to comply with New York State regulations enforced by the NYS Office of Cannabis 

Management.  The Zoning Ordinance defines a Marijuana Dispensary, Retail use as follows: 

 

“A business that is registered to operate in the State of New York that engages in the Retail Sale 

of Cannabis Products.” 
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Section 310-18 of the Zoning Ordinance, which contains the use table for all districts, requires a 

Special Use Permit for a Retail Marijuana Dispensary in a Commercial District. 

 

Site Plan Approval: This proposal will not require Site Plan Approval.  Section 310-104 of the 

Zoning Ordinance identifies the following as exempt from Site Plan Review:  

 

“A. Where the space proposed for occupancy is within an existing building or structure 

that will not undergo exterior alterations unless the new use is going to require 

additional parking.” 

 

The proposed renovations to the structure meet the criteria for the exemption listed above. 

 

Special Use Permit Standards: Article XI of the Zoning Ordinance empowers the Planning 

Commission to issue Special Use Permits after holding a Public Hearing and reviewing the 

application against the Special Use Permit Review Criteria.   

 

Section 310-116 of the Zoning Ordinance contains the Special Use Permit Review Criteria that 

the Planning Commission is tasked with considering.  Below is a list of all nine criteria and 

Staff’s conclusions for each criterion.  The following represent Staff’s professional comments 

only and do not necessarily represent the final position of the Planning Commission, which must 

reach its own determinations.  

 

A. The proposed use will be consistent with the purposes of this Chapter and the 

requirements of the zoning district in which it is located. 

 

The stated purpose of the Commercial District, per the Zoning Ordinance is as 

follows: 

 

“This district facilitates the highest intensity of commercial uses that serve the 

entire region beyond adjacent neighborhoods. Development character typically is 

larger lots with franchise architecture, on-site parking and signage. While the 

desire is to maintain this land use, a higher standard of design to create a 

uniform/uncluttered look is desired. While the Commercial Corridor is by nature 

auto-oriented, design standards should still integrate sidewalks, bike lanes, and 

transit stops into the streetscape.” 

 

The proposed use is consistent with this purpose, as the existing property is a 

shopping plaza. The proposed business would occupy an existing storefront 

within the primary building. The built environment would remain unchanged. 

 

B. The proposed use’s compatibility and consistency with the goals and recommendations of 

the City of Watertown Comprehensive Plan, Complete Streets Ordinance and other 

approved City plans and programs. 

 

The subject property is in the Interstate Commercial future land use character 

area.  The City’s adopted Comprehensive Plan defines this future land use 

character area as follows: 
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“The land area located just east and along Interstate 81 contains large lots with 

most of Watertown’s big box retailers, hotels, and chain restaurants that are 

typically found along Interstates. As a key stop along I-81, the desire is to 

continue these types of uses to cater to the regional population, travelers, and the 

local population. As this area continues to be built-out, pedestrian and bicycle  

infrastructure should be integrated as both an amenity to the traveler staying in 

Watertown and to connect to the adjacent high-density residential apartment 

buildings. While franchise architecture will be allowed, site design and sign 

standards will combine to create an orderly pattern.” 

 

The proposed use is compatible with other commercial uses and will not create a 

nuisance to the adjacent businesses or affect the properties surrounding it.  The 

exterior architecture and built environment will not change.  This proposal is in 

harmony with the Comprehensive Plan.  

 

C. The impact on the nature and character of the surrounding neighborhood, natural 

environment, historic district, or corridor in which it is located. 

 

The proposed use will have a minimal impact on the surrounding corridor. There 

are numerous nearby retail stores and other commercial businesses within the 

plaza. The existing shopping plaza is not in a historic district and the only nearby 

environmental features are stormwater retention ponds.  

 

D. The overall impact on the site and its surroundings, considering environmental, social, 

and economic impacts of traffic, noise, dust, odors, release of harmful substances, solid 

waste disposal, glare, or any other nuisances. 

 

The proposed use would have minimal impact on the surrounding environment 

and will not create any negative impacts per the items listed above. Staff 

recommends that the Planning Commission request details on how the applicant 

will meet New York State security standards. 

 

E. Restrictions and/or conditions on design of structures or operation of the use (including 

hours of operation) necessary either to ensure compatibility with the surrounding uses or 

to protect the natural resources of the City. 

 

While the applicant has not proposed any hours of operation, a Retail Marijuana 

Dispensary can be open in the City of Watertown from 8:00 am to 9:00 pm. The 

allowed hours are during normal business hours of other nearby commercial uses, 

such as the following examples:   

 

1. B-Hat’s Curry House: 11:00 a.m. – 9:00 p.m. Thursday, Friday, Saturday.  

12:00 p.m. – 8:00 p.m. Sunday.  

11:00 a.m. – 8 p.m. Tuesday and Wednesday.  

Closed Mondays. 

 

2. Dollar General:           8:00 a.m. – 8:00 p.m. Daily. 
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Adjacent uses on the surrounding parcels consist of vacant land, a Department of 

Transportation retention pond and other commercial uses. 

 

To the east, directly behind the subject storefront, the subject parcel abuts the 

Hampton Inn and the Travelodge By Wyndham, both hotel properties that are in 

the same Commercial Zoning District as the subject property.  

 

Farther north, the subject parcel also abuts the site of the DePaul Pine Camp 

Apartments, a 120-unit apartment building that is currently under construction. 

Which is approximately 500 feet from the proposed Retail Marijuana Dispensary 

use. The DePaul parcel is also Commercially zoned. 

 

This review did not identify any significant detrimental effects to any of the 

surrounding properties.  

 

F. The adequacy and accessibility of essential public facilities and services, such as streets, 

parking spaces, police and fire protection, drainage structures, refuse disposal, water 

and sewer, and schools. 

 

The existing amount of parking spaces is adequate for the proposed Retail 

Marijuana Dispensary use. As the primary building on the parcel is considered a 

Shopping Center, there are a large amount of parking spaces shared by all 

businesses in the parcel. A sidewalk leads to the parcel and a sidewalk exists 

along the primary building and continues to a crosswalk near the traffic circle at 

Gaffney Drive. 

 

G. The proposed use’s impact on traffic congestion, impairment of pedestrian safety, or 

capacity challenges to Level of Service on existing streets, considering their current 

width, surfacing, and condition, and any improvements proposed to be made to them by 

the applicant. 

 

A new retail business occupying a previously vacant storefront will increase trip 

generation.  However, it is exceedingly unlikely to have an adverse effect on the 

vehicular Level of Service on Western Boulevard.  

 

H. The impact on adjacent historic resources as formally recognized by the New York State 

and Federal Registers of Historic Places. 

 

The subject property is not adjacent to any formally recognized historic resources.  

The nearest historic resource is Taylor Flats, which is over 5,000 feet away at 550 

Coffeen Street.  

 

I. In reviewing the adequacy of the Supplemental or General Regulations as they may 

relate, the Planning Commission may impose more restrictive conditions. 

 

This standard allows the Planning Commission to impose more restrictive 

conditions after review of this application. Any comments or additional 

conditions should be stated at the Planning Commission meeting.  
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Parking and Vehicular Circulation: The applicant is not proposing any additional parking or 

change to vehicle circulation. All customers and some employees will access the parcel using the 

entrance facing Western Boulevard and there is an additional entrance that can be used by 

employees and/or contractors at the rear, facing the delivery drive aisle behind the building.  

 

Landscaping and Buffers: Since the proposal does not require Site Plan Approval, it would be 

impractical to require the applicant to bring the site into full compliance with landscaping and 

buffer requirements of the Zoning Ordinance. The only proposed exterior renovation on the 

building is adding a new sign.   

  

The site currently contains an 11’ +/- wide buffer zone along the east property line, and a large 

greenspace and courtyard area to the south of the proposed storefront.. 

 

SEQRA: The project is considered an Unlisted Action under the State Environmental Quality 

Review Act (SEQRA). The applicant has completed Part 1 of the Short Environmental 

Assessment Form. The Planning Commission will be required to complete Part 2 prior to making 

a decision on the requested Special Use Permit.  

 

Other: If the Special Use Permit is granted by the Planning Commission, the applicant must 

obtain the following permits, at a minimum, from the Bureau of Code Enforcement: a Building 

Permit for any interior renovations or alterations and a Sign Permit for the replacement of the 

existing sign. 

 

The applicant must also obtain a license from the Office of Cannabis Management in order to 

operate the marijuana dispensary.  

 

The granting of this Special Use Permit does not give either of the proposed businesses priority 

in regards to the New York State’s Office of Cannabis Management.  

 

Summary: The following should be discussed by the Planning Commission and possibly 

included as contingencies in the motion for approval of the Special Use Permit: 

 

 

1. The applicant should provide details on how security will be implemented on site. 

 

 

2. The applicant shall obtain a Building Permit and a prior to any construction from the 

Bureau of Code Enforcement.  

 

 

Planning Commission Action: As noted above, the Planning Commission is required to hold a 

public hearing on the proposed Special Use Permit application within 62 days of Planning Staff 

deeming it complete. Planning Staff has deemed the application complete and has scheduled, a 

public hearing for Tuesday, December 2, 2025, at 5:20 p.m. during the Planning Commission 

meeting to hear public comment on the proposed Special Use Permit. 
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cc: Planning Commission Members 

  Dana Aikins, Code Enforcement Supervisor 

  Laura Chesser, Chessworth Farms, P.O. Box 271, Watertown, NY, 13601 
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Above: A satellite view of the subject parcels highlighted in blue and their surroundings.  
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Site Photos:  

 

 
Above: Picture of the proposed store front from the front, from the west looking east. 

 

 

 
Above: Picture of the proposed storefront from the rear, from the east looking west. 



November 11, 2025 
 

Michael Lumbis 
Planning and Community Development Director 
City of Watertown 
245 Washington St., Rm 305 
Watertown, NY 13601 

 

RE: Special Use Permit Application – Chessworth Farms, LLC 

 

Dear Mr. Lumbis, 

On behalf of Chessworth Farms, LLC, I am pleased to submit this Special Use Permit Application 
for consideration to establish a licensed adult-use cannabis dispensary and wellness retail center 
at 1222 Arsenal Street, Watertown, NY 13601. This proposal is fully consistent with New York 
State’s Office of Cannabis Management (OCM) regulations and the municipality’s zoning provisions 
governing cannabis retail use. 

Project Overview 

Chessworth Farms, LLC is a woman-veteran owned business, operating out of Jefferson County 
since 2018.  The owner has resided in the Watertown area for the past 17 years.   

Chessworth Farms, LLC seeks to create a refined, wellness-oriented retail dispensary that 
integrates cannabis education, community health, and responsible adult use. Our vision is to 
provide a safe, professional, and inviting environment that contributes to local economic 
development while promoting well-being and social responsibility. 

Proposed Site and Alterations 

The proposed site is an existing 2,400 square foot retail space located at 1222 Arsenal Street. 
Planned site improvements include: 

• Exterior renovations designed to complement the architectural character of the area, 
incorporating natural finishes, subtle color palettes. 

• Updated signage consistent with local zoning requirements, maintaining tasteful, low-
impact aesthetics. 

• Energy-efficient lighting upgrades to improve safety while reducing glare and preserving 
neighborhood ambiance. 

• Security system enhancements in accordance with OCM standards, including discreet 
surveillance, access control, and secure storage. 



Hours of Operation 

Proposed operating hours are Monday through Saturday, 10:00 a.m. to 8:00 p.m., and Sunday, 
11:00 a.m. to 6:00 p.m. These hours are designed to align with surrounding commercial activity 
and minimize disruption to residential neighbors. 

Neighborhood Compatibility 

The proposed dispensary location is situated within a commercially zoned district and surrounded 
by compatible retail and service-oriented businesses. The proposed design, operations, and site 
improvements will ensure the dispensary remains discreet, safe, and harmonious with the 
surrounding environment. Key commitments include: 

• Community engagement and education on responsible cannabis use and wellness. 

• Local hiring initiatives, prioritizing workforce development and equitable employment. 

• Property beautification to enhance curb appeal and contribute to the area’s revitalization. 

Public Safety and Community Partnership 

Chessworth Farms, LLC is fully committed to maintaining the highest standards of public safety, 
regulatory compliance, and community partnership in accordance with New York State Office of 
Cannabis Management (OCM) requirements and City of Watertown expectations. Our facility will 
implement a comprehensive security plan that includes continuous video surveillance covering all 
points of entry, exits, and interior areas where cannabis or currency is handled; alarm systems 
monitored by a licensed central station; restricted access to secure storage areas; and appropriate 
lighting and landscaping to ensure clear visibility and deter loitering or concealment. All cannabis 
products will be stored in locked safes or vaults inaccessible to the public, and all security systems 
will include backup power to maintain operation during outages.  

In addition to adhering to these OCM-mandated measures, we will maintain open communication 
with the City of Watertown Police Department, Fire Department, and local officials to ensure 
alignment on safety protocols and rapid response procedures. We view ourselves as a long-term 
partner in the community and are dedicated to operating transparently, responsibly, and in a way 
that enhances the safety, trust, and well-being of our neighbors and the broader Watertown 
community. 

Commitment to Compliance and Community 

We are fully committed to meeting all New York State OCM regulatory requirements and the City of 
Watertown’s zoning standards. We emphasize transparency, accountability, and collaboration with 
local officials to ensure continued compliance. We are dedicated to being a responsible, trusted 
business partner that enhances the community’s wellbeing and contributes to its long-term growth. 



We respectfully request the Zoning Board’s favorable consideration of this application. We 
welcome the opportunity to discuss our proposal in more detail at the next available meeting and to 
answer any questions the Board may have. 

Thank you for your time and consideration. 

 

Sincerely, 

 

 
Laura Chesser 
Owner 
Chessworth Farms, LLC 

 



PLN-SP-USE2025-00055 - Chessworth Farms Adult-Use Cannabis Dispensary

File Date: 11/12/2025

Application Status: Submitted

Application Type: Special Use Permit

Application Detail: Detail

Description of Work: To establish a licensed adult-use cannabis dispensary and wellness retail center at 1222 Arsenal Street, Watertown, NY 13601. This proposal is fully consistent with New York State’s Office of Cannabis Management
(OCM) regulations and the municipality’s zoning provisions governing cannabis retail use. We seek to create a refined, wellness-oriented retail dispensary that integrates cannabis education, community health, and
responsible adult use. Our vision is to provide a safe, professional, and inviting environment that contributes to local economic development while promoting well-being and social responsibility.

Application Name: Chessworth Farms Adult-Use Cannabis Dispensary

Address: 1222 Arsenal St, Watertown, NY 13601

Owner Name: Stateway Plaza Shopping Center

Owner Address: 1550 DeMaisonneuve West Ste 920, Montreal Quebec H3G1N2

Parcel No: 8-53-121.000

Contact Info: Name Organization Name Contact Type Contact Primary Address Status

Laura Chesser Chessworth Farms Applicant Business, P.O. Box 271... Active

Licensed Professionals Info: Primary License Number License Type Name Business Name Business License #

Job Value: $0.00

Total Fee Assessed: $125.00

Total Fee Invoiced: $125.00

Balance: $0.00

Custom Fields: PRE APPLICATION
Was a Sketch Plan Conference held for this case?:
Yes

Sketch Plan Conference Number:

GENERAL INFORMATION
Existing Use
Retail, General and Service

Proposed Use
Adult Use

Type of Development
Commercial

Total Disturbed Area
0.167

Total Building Square Footage
2400

Include Demolition

Include Tree Removal

PROJECT INFORMATION
Number of Lots - Existing
1

Number of Lots - Proposed
1

Building Floor Area - Existing
7257

Building Floor Area - Proposed
7257

Number of Parking Spaces - Existing
28

Number of Parking Spaces - Proposed
28

Impervious Surface - Existing
0

Impervious Surface - Proposed
0

LOCATION INFORMATION
Zoning District
Commercial

Adjacent Land Use
Commercial

Historic Status
No

Historic Status Description Water Provider
Public

Sewer Provider
Public

Roads
Public

Existing Site Conditions Description
Existing 7,257 square foot retail space with 60' of frontage road.  B
uilding dimensions of 50' x 121'.  1 story building.

KEY DATES
Approved Date Appeal Period End Date Expiration Date

Extension Date

Workflow Status: Task Assigned To Status Status Date Action By

Application Intake
Review Distribution
Building Review
Engineering Utilities ...
Planning Review
Fire Review
Arborist Review
Complete Streets Review
County Review
Review Consolidation
Staff Report
Supervisor Review
Distribute PC Agenda P...
PC Meeting
Public Notice
Public Hearing
Final Notification
Case Complete

Conditions of Approval: Group Type Condition Name Short Comments Status Status Date Severity

Documents: File Name Document Group Category Description Type Document Status Document Status Date

 Show all

Application Comments: View ID Comment Date

Initiated by Product: ACA

Scheduled/Pending Inspections: Inspection Type Scheduled Date Inspector Status Comments

Resulted Inspections: Inspection Type Inspection Date Inspector Status Comments

Required Inspections:

Menu Help
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            Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form 
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by 

the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by 

the concept “Have my responses been reasonable considering the scale and context of the proposed action?”    

No, or  

small 

impact 

may 

occur   

Moderate 

to large 

impact 

may 

occur 

1.  Will the proposed action create a material conflict with an adopted land use plan or zoning

regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Will the proposed action impair the character or quality of the existing community?

4. Will the proposed action have an impact on the environmental characteristics that caused the

establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or

affect existing infrastructure for mass transit, biking or walkway?

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater treatment utilities?

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9. Will the proposed action  result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action  result in an  increase in the potential for erosion, flooding or drainage

problems?

11. Will the proposed action create a hazard to environmental resources or human health?

http://www.dec.ny.gov/permits/90161.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91103.html
http://www.dec.ny.gov/permits/91399.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91424.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91444.html
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 

particular element of the proposed action may or will not result in a significant adverse environmental impact, please 

complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 

have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 

determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 

probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-

term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 

environmental impact statement is required. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________ _______________________________________________ 

Name of Lead Agency Date 

_________________________________________________ _______________________________________________ 

 Print or Type Name of Responsible Officer in Lead Agency Title of Responsible Officer 

_________________________________________________ _______________________________________________ 

Signature of Responsible Officer in Lead Agency Signature of Preparer (if different from Responsible Officer) 

Short Environmental Assessment Form 
Part 3 Determination of Significance

            Agency Use Only [If applicable]
Project:

Date:
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