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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 170 aka Suite 12 
 
DATE:      April 2, 2026 

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

Commercial District 
 
Applicant:   Luke DeWitt of Flynnstoned Watertown 
 
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:  Yes 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 Thrifty Shopper. 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. 
 
During the previous application, this store front was referred to as Suite 12. However the current 
naming that the property manager is using has referred to it as Suite 170. I have included both in 
the subject to help maximize information. 
 
The Planning Commission had granted two previous applicants a Special Use Permit at this 
location for a Retail Marijuana Dispensary at its December 2025 meeting. However, neither of 
the applicants have a current agreement with the owners of the parcels. As such, a new applicant 
has been able to apply. The Planning Commission is able to grant another Special Use Permit 
because the laws that prevent cannabis shops from being within a radius only applies to cannabis 
shops that are open. 
 
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.” 
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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: 
 
“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. 

 
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. 
 

The applicant has proposed hours of operation. Sunday the dispensary would be 
open from 10:00 a.m. – 8 p.m., Monday-Thursday from 10:00 a.m. – 9:00 p.m. 
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and Friday-Saturday 10 a.m. – 10 p.m. A Retail Marijuana Dispensary can be 
open in the City of Watertown from 8:00 am to 9:00 pm. The applicant has 
confirmed that they will change their proposed hours of operation to be in 
compliance and it has been included as a condition of approval. 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. 

 
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. 
This 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.  
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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.  

 
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.  
 
Summary: The following should be discussed by the Planning Commission and possibly 
included as a contingency in the motion for approval of the Special Use Permit: 
 

1. The applicant shall obtain a Building Permit and a Sign Permit prior to any construction 
from the Bureau of Code Enforcement.  
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2. The applicant shall confirm that their hours of operation will be within the hours of 
operation that are allowed within the City of Watertown 

 
 
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, April 7, 2026, at 5:20 p.m. during the Planning Commission meeting 
to hear public comment on the proposed Special Use Permit. 
 
 
cc: Planning Commission Members 
  Dana Aikins, Code Enforcement Supervisor 
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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. 



  

Special Permit Application 

JN RETAIL LLC  

 

 

City of Watertown 

245 Washington Street Watertown, NY 13601 

Special Permit Application  

Luke DeWitt - Flynnstoned Watertown 
 

To whom it may concern: 
 

On behalf of JN Retail LLC, I am proud to present our vision  of Flynnstoned Watertown, a state locally owned and  

operated retail cannabis store that will be located at Stateway Plaza, 1222 Arsenal St, Watertown, NY 13601. 

 Our mission is to create a safe, professional, and community-oriented environment where adults can responsibly  

access cannabis while contributing to the economic growth and positive development of the area. 

 

Flynnstoned Watertown will operate with a strong emphasis on accordance, safety, and 

education, presenting only state-regulated and lab-tested products to ensure the highest standards of 

quality and transparency. Our goal is to provide consumers with a reliable, affordable, and 

joyful retail experience while promoting responsible participation in New York’s regulated 

cannabis market. 

 

Beyond retail operations, our presence at Stateway Plaza will help revitalize and attract new 

attention to the surrounding area, increasing local foot traffic and supporting neighboring 

businesses. We are committed to hiring locally, building relationships with community partners, 

and maintaining a modern, inviting storefront that reflects professionalism, integrity, and respect 

for the community we serve. 

 

Our team is devoted to operating in full alignment with New York State regulations while setting a positive example 
of what a responsible and community-minded cannabis business can be. 

 



On behalf of JN Retail, we are hereby applying for a Special Permit in the city of Watertown, NY to use the premises 
as a licensed recreational cannabis dispensary. 

The intended future use of the property is to operate as a fully licensed recreational cannabis dispensary and abide 
by local and state laws and regulations.  

Our hours of operation will be  

Sunday 10am – 8pm 

Monday – Thursday 10am – 9pm 

Friday & Saturday 10am – 10pm 

Property located at 1222 Arsenal Street Suite 170 Watertown NY 13601  

 

Community Benefit Summary: 

• Knowledge & Convenience: We will provide customers with resources and guidance to 

encourage safe, informed, and accountable cannabis use. 

• Job Creation: We plan to hire people from within the local population, offering fair pay, training, 

and opportunities for long-term career expansion. 

• Economic Impact: By locating in Stateway Plaza, we will improve local foot traffic, support 

nearby businesses and contribute to the city’s tax base. 

• Public Safety & Compliance: Our store will strictly adhere to all state regulations, sell only 

state-tested products, and maintain a secure environment with advanced safety protocols. 

• Community Engagement: We aim to consort with local organizations and participate in 

community progress efforts to ensure our presence benefits Watertown as a whole. 

 

Relating to the proposal, please find attached the following:  

Tax Map with subject parcel highlighted 

State Environmental Quality Review 

Electronic Copy of Entire Submission 

$125 Application fee 

Site Drawing 

Thank you for the opportunity and consideration. We appreciate your review and hope to continue working with the 
City of Watertown.  

Very truly yours,   

Luke DeWitt   
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