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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 Commission Members 
 

FROM:      Michael A. Lumbis, Planning and Community Development Director 
 

PRIMARY REVIEWER: Geoffrey T. Urda, Senior Planner 
 

SUBJECT: Special Use Permit and Site Plan Approval – 440 State Street 
 

DATE:   June 4, 2026 
 

Request: Special Use Permit and Site Plan Approval to construct a 544 square-foot (SF) 
coffee shop with an accessory drive-through and associated site improvements on 
lands that currently comprise 430 State Street, Parcel Number 12-03-220.200 and 
440 State Street, Parcel Number 12-03-220.300. 

 
Applicant: Kayla Kibling of Barton & Loguidice, D.P.C. on behalf of 454 State Street NNY, LLC 
  
Proposed Use:    Coffee shop (Bar/Restaurant/Café/Brewpub) with Drive-Through, Accessory  
 

Property Owners:  454 State Street NNY, LLC 
 
 

Submitted:  

Property Survey:  Yes Preliminary Architectural Drawings: Yes 

Site Plan:  Yes Preliminary Site Engineering Plans: Yes 

Vehicle and Pedestrian Circulation Plan: Yes Construction Time Schedule:  Yes 

Landscaping and Grading Plan: Yes Description of Uses, Hours & Traffic Volume: Yes 

 
SEQRA: Unlisted Jefferson County 239-m Review: No 

 
Zoning Information:  

District: Urban Mixed Use (UMU) Maximum Lot Coverage: 90 percent 

Setback Requirements: No min. 12’ max , Side: none, 
Rear: none. 

Buffer Zones Required:  Yes 

 
Project Overview: The applicant proposes to construct a 544 SF coffee shop with a walk-up sales window, 
an accessory drive-through, a 192 SF accessory storage shed, and associated site improvements, including 
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perimeter landscaping at 440 State Street. The proposed development will include 0.319 acres of land that is 
currently part of the adjacent parcel at 430 State Street, which the applicant also owns and proposes to 
convey to 440 State Street to enlarge the site.  The applicant has concurrently applied for Subdivision 
Approval, for which Staff has prepared a memorandum under separate cover 
 
Existing Conditions: The subject parcel is completely vacant, with no existing structures on the parcel. 
The site is almost entirely paved or covered with compacted gravel (see satellite image below).  All four 
parcels on the 400-block of State Street are in the applicant’s ownership. 
 
430 State Street, which bounds the subject parcel to the west, contains the America’s Rent-to-Own 
furniture rental business.  This parcel, which is presently an “L-shaped” parcel that fronts on State Street, 
wraps around the corner parcel where it has a second frontage and curb cut on Parker Street.  The corner 
parcel at 426 State Street contains a Little Caesar’s pizza restaurant that also has an accessory drive-
through. 454 State Street, which bounds the subject parcel to the east, contains the State Street Market, 
with the market building covering the entire parcel on the corner with Winthrop Street. 
 
Directly opposite 440 State Street is the T-intersection with Mechanic Street.  To the west of Mechanic 
Street on the north side of State Street are a Wendy’s restaurant and a Burger King restaurant, both of 
which have existing drive-through accessory uses.  To the east of the Mechanic Street intersection are the 
Midtown Towers courtyard on the northeast corner and Ace Hardware to the east of that. 
 
A satellite map depicting the subject parcel and the surrounding lands as well as a Zoning Map for the area 
both are included at the end of this report. 
 
Zoning: The proposed Bar/Restaurant/Café/Brewpub use is allowed in the Urban Mixed Use (UMU) 
District with Site Plan Approval.  The Drive-Through, Accessory use requires a Special Use Permit in 
UMU.  Section 310-114 of the Zoning Ordinance states: 
 
“Site plan approval is required as part of the special use permit approval process for uses involving new 
construction, or any land development activities not specifically exempted by the site plan review process. 
Such site plan review shall be carried out in conjunction with these special use permit procedures.” 
 
Therefore, this memorandum addresses all aspects of a Site Plan Review in its examination of the Special 
Use Permit criteria below. 
 
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 with Staff’s conclusions for each criterion.  The following represents 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 Urban Mixed Use District, per the Zoning Ordinance is as follows: 
 
“The UMU District functions as a downtown transition zone and is generally located at the 
edge of the Downtown District where land use transitions from intense urban business and 
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entertainment uses to less intense residential and compatible nonresidential uses. The UMU 
District has obvious changes in building types, architectural styles, lot sizes, and pedestrian 
activity. Buildings are generally lower in height and parking may be on-site, behind or at 
the side of the building to avoid a suburban look. Buildings are designed to be visually 
appealing with shorter setbacks to address the sidewalk and help reinforce a positive 
pedestrian experience.” 
 
The UMU District implements the Urban Mixed Use/Downtown Transition future land use 
character area in the Comprehensive Plan, thus the very similar language to the vision for 
that character area quoted below. 
 
The applicant has sought and obtained four Variances from the Zoning Board of Appeals 
(ZBA) for the subject parcel related to the proposed development: 
 

• Area Variance to increase the maximum front-yard setback from 12 feet to 67.6 feet. 
 

• Area Variance to waive the requirement of Section 310-50 (A) that pedestrian 
access from the sidewalk not cross a drive-through exit lane. 

 
• Area Variance to increase the maximum unbuilt frontage from 24 feet to 167.8 feet. 

 
• Area Variance to decrease the required landscaped buffer along a side property line 

from 10 feet to 0 feet along the eastern property line. 
 

The ZBA granted all four Area Variances at its meeting on April 15, 2026.  Prior to the 
Variance applications, the applicant had sought and successfully obtained a Zone Change 
from Downtown to Urban Mixed Use, as the entire 400-block except for the Wendy’s parcel 
was originally zoned Downtown when the City Council adopted the current Zoning Ordinance 
in February 2023. 

 
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 parcel is in the Urban Mixed Use/Downtown Transition future land use 
character area.  The Comprehensive Plan describes this character area as follows:  
 
“The Urban Mixed-Use areas are historic areas generally located between the Central 
Business District (CBD) and residential neighborhoods where land use transitions from 
intense urban business to lesser intense residential and compatible non-residential uses. 
These transitional areas begin to have obvious changes in building types, architectural 
styles, lot sizes, and pedestrian activity. Buildings are generally lower in height and parking 
may be onsite, preferably behind or at the side of the building to avoid a suburban look. 
Buildings are designed to be visually appealing with shorter setbacks to address the 
sidewalk and help reinforce a positive pedestrian experience.” 
 
Regarding consistency with the Comprehensive Plan, the proposed food service use is the 
type of compatible non-residential use that the district encourages.  The applicant has sought 
to cater to pedestrians with an internal crosswalk connecting to a walk-up service window 
and allowing use of tables under the canopy at the adjacent State Street Market. 



4 / 15 
 

   
However, the development will create a suburban look and function, which conflicts with 
the urban design purpose of the UMU District and the Comprehensive Plan’s vision for an 
urban feel with shorter setbacks and more built frontage.  Much of the active land on the 
parcel will be used for stacking queued vehicles 270 degrees around the primary building. 

 
The elevation drawings of the proposed building depict siding above a stone veneer on all 
facades and small windows.  The proposed front (north-facing) window currently measures 
approximately 50 SF.  This window will need to increase in size by approximately 15 SF to 
conform to the 40 percent ground floor, front façade transparency requirement of the UMU 
District.  Alternatively, the applicant could add sidelight windows and/or a transom window 
in concert with a larger primary window to meet the aggregate 40 percent requirement. 
 
The applicant has submitted a Vehicular and Pedestrian Circulation Plan that depicts the 
movements of a City fire truck and a refuse truck throughout the site. 
 
The City’s Complete Streets Policy, adopted by City Council on January 17, 2017, contains 
a Scope of Applicability section, which states that the City shall review all private 
development proposals with reference to the incorporation of Complete Streets principles 
and general consistency with the Complete Streets Policy. 

 
The applicant proposes a direct pedestrian connection from the State Street sidewalk to the 
north facing walk-up service window.  Although this connection required a Variance from 
the ZBA because it crosses a vehicular exit lane, it still satisfies the intent of the Complete 
Streets Policy.  The applicant also provides an internal crosswalk from the internal parking 
spaces to the employee entrance to the primary building, a layout that required a Variance as 
identified above. 

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

historic district, or corridor in which it is located. 
 

This site is in the immediate vicinity of four other fast-food restaurants (Little Ceasars, 
Wendy’s, Burger King, Taco Bell), all four of which have accessory drive-throughs.  
Midtown Towers, a 16-story apartment building on Mechanic Street, is approximately 300 
feet from the site.  The proposed use would be consistent with the existing nature and 
character of the surrounding neighborhood.  The proposed development would increase green 
space and vegetation on the site, which is currently lacking on the entire block. 

 
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 development will generate significant vehicular trips to and from the site.  
The applicant does not propose any new curb cuts and instead proposes to provide 
vehicular access to the site across the adjacent Little Caesars parcel (426 State Street), 
which the applicant also owns.  The survey provided with the accompanying subdivision 
application indicates that there is a common right-of-way that measures 25’ in width along 
the property line in this location. However, a note on the survey indicates that the current 
legal status is unknown due to “doctrine of merger/common ownership) The applicant 
should be prepared to discuss this issue with the Planning Commission.  



5 / 15 
 

 
The applicant proposes two distinct drive-through lanes and a pass-through exit lane for 
motorists that wish to exit the queue and leave the site.  The applicant has previously 
communicated to Staff that one drive-through lane will be for advance mobile orders and 
the other for in-person orders.  The Engineering Report states that the site will provide 
“adequate internal circulation and vehicle stacking capacity for the drive-thru lanes,” but 
does not specify how many cars each lane can hold at once.   
 
Staff estimates from cursory measurements that “Drive-Thru Lane 1” could stack up to 
eight (8) cars, and “Drive-thru Lane 2” could stack up to ten (10) or eleven (11) cars.  Any 
stacking beyond this would risk stacking onto adjacent property and/or onto State Street.  
The applicant should be prepared to discuss stacking capacity at the meeting. 
 
Egress from the site will also be across the adjacent Little Ceasars parcel using the existing 
curb cut on that property.  This curb cut is un-signaled, meaning any exiting vehicle leaving 
the site and turning left onto State Street (inbound towards downtown) will need to wait for 
a gap in westbound traffic.  The coffee shop’s peak hours are likely to be in the morning 
and coincide with peak inbound commuting trips on State Street, when gaps in westbound 
traffic are more likely to be scarce.  This could create internal stacking as a left-turning 
vehicle waiting for a gap could hold up other exiting vehicles behind it.  The site’s design 
can absorb some egress stacking, but probably not more than (7) seven vehicles.  The 
applicant shall also be prepared to discuss expected peak traffic volumes and the potential 
for egress stacking from the site.   
 
Emissions and noise from vehicles idling in the queues are unavoidable and will affect the 
site and its surroundings.  However, these impacts are unlikely to significantly exceed those 
caused by any of the other three drive-throughs in the vicinity. 
 
The site plan, as submitted, depicts a dumpster enclosure at the southwest corner of the site 
that meets all requirements of Section §310-91. 
 

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 did not submit any proposed hours of operation.  The existing Jumping Goat 
location at 468 Coffeen Street is open from 5:30 a.m. – 8 p.m. seven (7) days a week.  The 
other three drive-throughs in the vicinity (Burger King, Wendy’s Taco Bell) are all open until 
midnight or later.  While these businesses serve a different part of the day than a coffee shop, 
the applicant should still confirm the proposed hours of operation for the Jumping Goat. 

 
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. 

 
Code Enforcement Staff reviewed the submission for emergency vehicle access, including a 
City fire truck, and found no significant areas of concern. 
 
Engineering Staff reviewed the submission for water and sewer issues.  A portion of the 
existing site is gravel, which allows some stormwater infiltration.  The applicant proposes to 
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pave over almost all the existing gravel, creating a significant amount of impervious surface 
where infiltration was previously possible.  The applicant also does not propose any catch 
basins on the site.  This will result in substantial sheet flow and runoff into the State Street 
ROW.  The applicant also did not provide any stormwater calculations.   
 
Given the proposed increase in impervious surface and the lack of stormwater calculations, 
the applicant has not submitted sufficient information for the Planning Commission to make 
an informed decision about Special Use Permit Criterion F.  The applicant must submit 
stormwater calculations, to the detail required by the City Engineering Department, so that 
Staff can make an informed recommendation to the Planning Commission regarding this 
Criterion. 
 
It also appears the proposed water service connection conflicts with the existing light pole 
base. It is recommended that this be relocated to no longer be in conflict or be proven not to be. 

 
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. 
 

This site is located at a signalized T-intersection with Mechanic Street, but the applicant is 
not proposing a new curb cut.  Instead of creating a four-way intersection that would require 
relocating and re-timing the existing signal, the applicant proposes access to and from the 
site via the adjacent Little Ceasars parcel, as discussed under SUP Standard “D” above. 
 
Impacts on vehicular congestion and Level of Service (LOS) on State Street itself are likely 
to remain minimal, as the greatest congestion will be felt within the site itself.  However, 
the applicant shall be prepared to discuss expected peak traffic volumes and stacking 
capacity at the site.   
 
The site has the potential to generate pedestrian trips from Midtown Towers and the 
surrounding neighborhood.  Every pedestrian accessing the walk-up window will need to 
cross both the pass-through exit lane and the pickup lane to access the window.  When the 
ZBA granted the Variance allowing this layout, it conditioned that Variance on the applicant 
“installing two pedestrian crossing signs (11-2 in the Manual of Uniform Traffic Control 
Devices) on either side of the internal crosswalk connecting the State Street sidewalk to the 
primary building.” 
 
The site layout has changed since the ZBA granted this Variance, and the previously proposed 
one-legged crossing across approximately 30 feet of pavement has become a two-legged 
crossing, with one leg crossing the pass-through exit lane and the other leg crossing the pickup 
lane and an internal sidewalk acting as a pedestrian shelter island to bridge the two legs. 
 
The intent of the ZBA’s condition was to alert motorists using the pass-through lane to exit 
the queue (and the site) who are likely to be accelerating to the potential presence of crossing 
pedestrians.  This condition of Variance #616 still applies to the northern internal crosswalk 
connecting from the State Street sidewalk to the internal sidewalk, which crosses the exit lane.  
The applicant is responsible for installing and maintaining two 11-2 pedestrian crossing signs 
on either side of this crosswalk. While these two signs, along with other site signage, are 
shown on sheet C503 in the site sign table, they are not clearly labeled on the site plan 
drawing. The applicant should therefore label the signpost symbols on the site plan. 
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The applicant depicts three detectible warning units on the internal sidewalk. One is at the 
north end of the site adjacent to the crosswalk connecting to the State Street sidewalk. The 
other two are on either side of the internal crosswalk across the pickup lane, which also 
connects the site’s sole ADA parking space to the walk-up window.  If the internal 
crosswalk is elevated from the pavement, then it must meet the 8 percent running slope 
requirement of the Americans with Disabilities Act as it approaches each detectable warning 
and associated crossing. 
 
The applicant is not proposing a detectible warning where the sidewalk crosses the 
landscape setback on the northern landing from the crosswalk across the pass-thru exit lane.  
This is a crossing across a vehicular lane and warrants a detectible warning in this location.  
The applicant shall add a detectable warning at this landing. 
 
Finally, it is unclear if and where the applicant proposed interior curbing, and what effects it 
would have on ADA accessibility and site drainage.  The applicant shall be prepared to 
address this at the Planning Commission meeting. 
 

H. The impact on adjacent historic resources as formally recognized by the New York State and 
Federal Registers of Historic Places. 

 
The site is not located in or adjacent to a historic district or property.  The nearest historic 
places on the National Register are Emerson Place, approximately 1,000 feet to the east and 
the Public Square Historic District over 1,100 feet to the west.  

 
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: The applicant proposes 13 on-site parking spaces, six in the center of the site adjacent to the 
interior sidewalk and seven at the east edge of the site adjacent to the State Street Market.  This is within the 
maximum of 20 allowed in the UMU District.  The applicant proposes to open up tables underneath the 
front canopy of the State Street Market for patrons of the coffee shop, although there will be no seating 
inside the coffee shop itself.  These “dine-in” patrons, along with Jumping Goat employees, would be the 
primary users of on-site parking. 
 
Landscaping: The applicant proposes 15 total trees around the perimeter of the site; 12 deciduous and 
three (3) evergreen trees.  However, the applicant only proposes four species of trees, with one species 
accounting for seven (7) of the 15 trees.  Section §310-83 (B)(1) of the Zoning Ordinance states that no one 
species of trees may take up more than 15% of the total amount of the proposed tree plantings.  The 
applicant shall identify additional species to increase diversity on the site. Species diversity is important on 
development sites and within cities because without diversity, the tree canopy and overall landscape can be 
vulnerable to elimination if pests or diseases attack certain species in the future. 
 
Along the street ROW, Section §310-83 (C)(1) of the Zoning Ordinance requires the applicant to provide 
one large deciduous tree every 40 linear feet or one small to medium deciduous tree every 20 linear feet.  
The site has 210 feet of frontage on State Street, and the applicant proposes four large deciduous trees.  
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Dividing 210 ÷ 4 = 52.5, yielding an average of 52.5 feet between trees.  However, the presence of a sign 
and the perpendicular sidewalk leading into the site make planting impractical along the full frontage.  The 
proposal meets the intent of the Zoning Ordinance in good faith. The position of the Red Maple trees 
should allow for adequate growing space between them and the large-maturing street trees in the ROW on 
State Street. Before planting, the owner should contact the City Forester to have the positions approved.  
 
Section §310-83 (F) of the Zoning Ordinance requires the applicant to provide one large deciduous tree 
every 40 linear feet or one small to medium deciduous tree every 20 linear feet or one large coniferous tree 
every 20 linear feet around the perimeter of parking lots.  The applicant proposes three large coniferous 
trees along the rear property line, but at 42-foot intervals rather than 20-foot intervals.  The applicant must 
either meet the spacing requirement for coniferous trees or alternatively plant large deciduous trees if the 
wider spacing is desired. 
 
If additional coniferous trees are added along the rear property line, this could be an opportunity to add 
species diversity. White Spruce or Colorado Blue Spruce would be good options.  
 
The two Honey locust trees in the back corner of the lot may be too close to the building at the rear of 430 
State Street. This could cause additional maintenance for the trees which would be the responsibility of the 
property owner. The applicant should consider a smaller maturing or upright tree in these positions. This is 
another opportunity to diversify the planting plan. The applicant should also consider planting an 
alternating row of Honey locust with American Hornbeam, Carpinus caroliniana as an example. The 
similar mature shape and size of the Hornbeam would maintain the neat appearance of the row while 
adding diversity.  
 
Not mentioned in the landscape plan is the treatment or preservation of the large Eastern Cottonwood tree 
at 122 Winthrop Street, along the rear property line. Section 310-83 (I) lays out the incentives to preserve 
“high quality”. Before excavation, a decision needs to be made with the adjacent property owner whether it 
will be removed or if it will stay and receive protection and any pruning necessary to give the conifers 
adequate overhead growing space. 
 
Finally, the proposed tree locations along the rear property line are strategically placed in between the snow 
storage areas, although there is not much room between the two. If trees become damaged during snow 
removal activities, the property owner will be responsible for replacing any damaged trees to restore the 
site to the condition of the approved site plan. 
 
SEQR: This project is considered an Unlisted Action under the State Environmental Quality Review Act 
(SEQRA).  The applicant has submitted a completed Part 1 of a Short Environmental Assessment Form 
(EAF). Prior to approval, the Planning Commission must consider Part 2 of the Short Environmental 
Assessment Form (EAF) and make a determination of significance relative to SEQRA.  The Planning 
Commission shall note that any Negative Declaration or other determination pursuant to SEQRA must 
consider the “whole action” of the Subdivision, Special Use Permit, and Site Plan 
 
Permits: The applicant must obtain the following permits and other documentation, minimally, prior to 
construction: Building Permit, General City Permit and a Zoning Compliance Certificate. 
 
 
 
 
 
 



9 / 15 
 

----------------------------------------------------------------------------------------------------------------------------- 
Planning Commission Action: As noted above, the Planning Commission is required to hold a public 
hearing on the proposed Special Use Permit application. Planning Staff has scheduled a public hearing for 
Tuesday, June 9, 2026, at 5:20 p.m. during the Planning Commission meeting to hear public comment on 
the proposed Special Use Permit. 
 
Following the review of the Special Use Permit and Site Plan application; Staff recommends that the 
Planning Commission table this application pending the receipt of required additional application 
materials as discussed above and summarized below, specifically drainage calculations for the site based 
on the volume of paving and lack of any catch basins on site. 
----------------------------------------------------------------------------------------------------------------------------- 
 
Summary: The Planning Commission should discuss the following with the applicant and Staff, and the 
applicant should address each of these items in a revised submission based on those discussions:  
 

1. The applicant must obtain Subdivision Approval for 430 State Street before acquiring the lands that 
will form the westernmost section of the expanded site. 
 

2. The applicant shall record a cross-access easement in the deed for the expanded 440 State Street 
parcel and in the deed for 426 State Street (Little Caesars). 
 

3. The applicant will have to conform to the 50 percent ground floor, front façade transparency 
requirement of the UMU District.   
 

4. The applicant shall be prepared to discuss expected peak traffic volumes and vehicular stacking 
capacity both for cars queuing to place and pick up orders and for cars queuing to exit the site. 
 

5. The applicant shall identify proposed hours of operation. 
 

6. The applicant shall submit a revised grading and drainage plan and stormwater calculations to the 
City Engineering Department in sufficient detail to determine the impact on public facilities. 
 

7. The applicant shall either relocate the proposed water service connection or prove that there is no 
conflict with the existing light pole. 

 
8. The applicant shall revise the site plan to show the installation of two pedestrian crossing signs 

(11-2 in the Manual of Uniform Traffic Control Devices) on either side of the crosswalk 
connecting from State Street to the internal sidewalk island, as required by the Zoning Board of 
Appeals as a condition of Variance #616. 

 
9. The applicant shall construct all pedestrian accommodations to American Disability Act (ADA) 

standards, including but not limited to running slope, counter slope and cross slope. 
 

10. The applicant shall add a detectible warning plate on the landing at the northern end of the 
crosswalk across the pass-thru exit lane where the internal sidewalk crosses the landscaped setback 
area. 
 

11. The applicant shall clarify if and where any interior curbing is proposed. 
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12. The applicant shall revise the landscaping plan to conform to the requirements of Section 310-83 of 
the Zoning Ordinance. 

 
13. The applicant shall obtain, minimally, each of the following: Building Permit, General City Permit 

and a Zoning Compliance Certificate. 
 

14. The applicant shall submit a revised set of drawings that satisfies all summary items for approval 
of the Planning and Engineering Departments, prior to the issuance of any permits. 
 

 
cc:  Thomas Compo, City Engineer 
  Kayla Kibling, Barton & Loguidice, D.P.C. 
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Above:  A satellite view of the subject parcels and their surrounding lands. 
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Above:  A Zoning map of the site and its surrounding lands. 
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Site Photos 

 
Above:  A view of the existing ADA ramp opposite the T-intersection with Mechanic Street in front of the site. 
Below:  A view of the existing curb cut on the Little Caesars parcel that will provide access to the site. 
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Above:  A view of the site looking northwest towards Little Caesars, Wendy’s and Burger King. 
Below:  A reverse shot looking northeast towards the State Street Market and Midtown Towers. 
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Above:  The area under the canopy at the State Street Market where the applicant proposes tables and seating. 
Below:  The proposed dumpster location at the rear of the site. 

 



PLN-SP-USE2026-00023 - State Street Jumpin Goat Drive Thru

File Date: 05/19/2026

Application Status: Submitted

Application Type: Special Use Permit

Application Detail: Detail

Description of Work: The proposed project includes an approximately 544-square-foot coffee shop with two drive-thru lanes and a walk-up ordering window. Site improvements will include on-
access, exterior lighting, landscaping enhancements, and stormwater management improvements (i.e., green space). The project also includes a 162-square-foot storage
and seven (7) parking spaces for the adjacent State Street Market (also owned by the Applicant).

Application Name: State Street Jumpin Goat Drive Thru

Address: 440 State St, Watertown, NY 13601

Owner Name: 454 State Street NNY LLC

Owner Address:

Parcel No: 12-03-220.300

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

454 State Street NNY LLC 454 State Stree... Applicant Business, 142 Arcade S... Active

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

  0000515 Engineer Kayla Kibling BARTON & LOGUID...  

Job Value: $0.00

Total Fee Assessed: $125.00

Total Fee Invoiced: $125.00

Balance: $125.00

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

Sketch Plan Conference Number:
  

GENERAL INFORMATION
Existing Use
Vacant

Proposed Use
Bar, Restaurant, Café, Brewpub

Type of Development
Commercial

Total Disturbed Area
0.8

Total Building Square Footage
736

Include Demolition

Include Tree Removal

PROJECT INFORMATION
Number of Lots - Existing
2

Number of Lots - Proposed
2

Building Floor Area - Existing
0

Building Floor Area - Proposed
736

Number of Parking Spaces - Existing
0

Number of Parking Spaces - Proposed
13

Impervious Surface - Existing
32075

Impervious Surface - Proposed
23822

LOCATION INFORMATION
Zoning District
Urban Mixed Use

Adjacent Land Use
Commercial, retail, and institutional.

Historic Status
No

Historic Status Description
  

Water Provider
Public

Sewer Provider
Public

Roads
Public

Existing Site Conditions Description
Vacant impervious lot.

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        

Menu Help
 



Task Assigned To Status Status Date Action By

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 D

Documents: File Name Document Group Category Description Type Docum

 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:
 













May 19, 2026

Mr. Michael A. Lumbis, Planning and Community Development Director
City of Watertown
245 Washington Street, Room 305
Watertown, New York 13601

Re: Proposed State Street Jumpin Goat Drive-Thru
Subj: Site Plan Application
File: 5074.001.001

Dear Mr. Lumbis:

454 State Street NNY, LLC (Applicant) is proposing a cafe featuring drive-thru and walk-up
services at the properties of 430 and 440 State Street (Tax Parcel IDs: 12-03-220.200 and 12-03-
220.300, respectively), in the City of Watertown, Jefferson County, New York.

The proposed project includes an approximately 544-square-foot cafe with two drive-thru lanes
and a walk-up ordering window. Site improvements will include on-site parking for six (6)
vehicles, pedestrian access, exterior lighting, landscaping enhancements, and stormwater
management improvements (i.e., overall reduction in impervious cover area). The project also
includes a 162-square-foot storage shed, internal vehicular circulation areas, and seven (7)
parking spaces for the adjacent State Street Market (also owned by the Applicant).

To accommodate the proposed building placement and drive-thru circulation layout, a lot line
adjustment between Parcel 12-03-220.300 and the adjacent Parcel 12-03-220.200 is proposed.
The adjustment is intended to improve site functionality and allow for compliant circulation on
both parcels.

The project was previously reviewed by the City Planning Commission and subsequently by the
City Council to obtain approval for a zoning district change necessary to permit the proposed
use at this location. Additionally, the City Zoning Board of Appeals approved four (4) area
variance requests.

On behalf of the Applicant, enclosed please find the following materials that represent an initial
submission for Site Plan Approval:





May 19, 2026

Mr. Michael A. Lumbis, Planning and Community Development Director
City of Watertown
245 Washington Street, Room 305
Watertown, NY 13601

Re: Proposed State Street Jumping Goat Drive-Thru
Subj: Special Use Permit Application
File: 5074.001.001

Dear Mr. Lumbis:

On behalf of 454 State Street NNY, LLC (Applicant), we respectfully submit this application for a
Special Use Permit to permit an accessory drive-thru use at the properties of 430 and 440 State
Street (Tax Parcel IDs: 12-03-220.200 and 12-03-220.300, respectively), in the City of
Watertown, Jefferson County, New York.

The proposed project includes an approximately 544-square-foot coffee shop with two drive-
thru lanes and a walk-up ordering window. Site improvements will include on-site parking for
six (6) vehicles, pedestrian access, exterior lighting, landscaping enhancements, and stormwater
management improvements (i.e., green space). The project also includes a 162-square-foot
storage shed, internal vehicular circulation areas, and seven (7) parking spaces for the adjacent
State Street Market (also owned by the Applicant).

To accommodate the proposed building placement and drive-thru circulation layout, a lot line
adjustment between Parcel 12-03-220.300 and the adjacent Parcel 12-03-220.200 will be
proposed. The adjustment is intended to improve site functionality and allow for compliant
circulation on both parcels.

The project was previously reviewed by the City Planning Commission and subsequently by the
City Council to obtain approval for a zoning district change necessary to permit the proposed
use at this location. Additionally, the City Zoning Board of Appeals approved four (4) area
variance requests.

On behalf of the Applicant, enclosed please find the following materials that represent an initial
submission for a Special Use Permit.
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Memo To: Michael A. Lumbis, Planning and Community
Development Director
City of Watertown

Date: May 19, 2026

From: Kayla Kibling Project No.: 5074.001.001

Re: Engineering Memo for Proposed State Street
Jumpin Goat Drive-Thru

Project Location and Description
This technical memorandum was completed by Barton & Loguidice, D.P.C. (B&L) on behalf of 454 State
Street NNY, LLC (Applicant) in support of design and permitting efforts for a proposed cafe featuring
drive-thru and walk-up services at the properties located at 430 and 440 State Street (Tax Parcel IDs:
12-03-220.200 and 12-03-220.300, respectively) in the City of Watertown, Jefferson County, New York.

The project site is currently vacant and consists of approximately 0.8 acres comprised of impervious
surfaces including asphalt pavement and compacted crushed stone. The proposed project includes an
approximately 544-square-foot cafe with two drive-thru lanes and a walk-up ordering window. Site
improvements will include on-site parking for six (6) vehicles, pedestrian access, exterior lighting,
landscaping enhancements, and stormwater management improvements (i.e., overall reduction in
impervious cover area). The project also includes a 162-square-foot storage shed, internal vehicular
circulation areas, and seven (7) parking spaces for the adjacent State Street Market (also owned by the
Applicant).

Sanitary Sewer and Water Service
Water and sanitary sewer services for the proposed development will be provided via connection to
the existing public infrastructure located along State Street. Based on existing operational data from
the Coffeen Street Jumpin Goat location, the estimated water usage for the proposed cafe is
anticipated to be approximately 550 gallons per day (gpd).

Water and sanitary sewer infrastructure, including service sizing and connection details, will be
designed in coordination with the City of Watertown Engineering and Water Department as part of
final project design and permitting.
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Stormwater Management
Existing site conditions consist of approximately 0.8 acres of impervious cover including crushed stone
and asphalt pavement. Stormwater runoff under existing conditions generally flows northwesterly
across the site toward State Street.

The proposed project will reduce the amount of impervious cover on the site through the
incorporation of new landscaped and pervious green space areas. These improvements are expected
to improve on site stormwater infiltration and reduce peak stormwater runoff to the drainage system
along State Street.

Temporary erosion and sediment control measures will be installed and maintained throughout
construction in accordance with applicable regulatory requirements and accepted engineering
practices.

Traffic Impact
The proposed drive-thru cafe is anticipated to generate traffic volumes consistent with similar quick-
service food and beverage establishments. The proposed site layout has been designed to provide
adequate internal circulation and vehicle stacking capacity for the drive-thru lanes. Vehicle queues are
not anticipated to interfere with parking circulation or adjacent public roadways.

Vehicular and pedestrian circulation paths are included within the application package and
demonstrate that a fire pumper truck and refuse collection truck can adequately maneuver throughout
the site.

Lighting Summary
Site lighting has been designed to provide safe vehicular and pedestrian circulation while minimizing
off-site glare and light trespass onto adjacent properties. Proposed lighting improvements include
eight (8) pole-mounted LED fixtures, tape lighting beneath the building canopy, and menu board
lighting associated with the drive-thru operation.

All proposed fixtures will utilize full cutoff/shielded luminaires directed downward to minimize off-site
light spillover. Illumination levels have been designed in accordance with applicable municipal
requirements and accepted industry standards. Photometric analysis indicates that lighting levels at
the property lines remain within acceptable limits. Photometric plans and lighting fixture cut sheets
have been included within the application package.
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Landscaping Summary
The proposed landscape plan includes perimeter landscape buffers and green space areas adjacent to
State Street and internal circulation areas. Proposed landscaping consists of a combination of
deciduous and evergreen tree plantings and lawn areas distributed throughout the site to soften the
appearance of paved surfaces and provide visual screening for adjacent properties and site features.

The proposed reduction in impervious cover and incorporation of additional landscaped areas will
provide improved stormwater infiltration opportunities and enhanced site aesthetics relative to
existing conditions.

Plant selections consist of native and adaptive species suitable for local climate and site conditions.
Landscaped areas will be maintained by the property owner to ensure long-term plant health,
functionality, and overall site appearance. Landscape details, layout, and planting schedules are
included within the application package.
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Technical Specifications (continued)

Wattage Equivalency:
Equivalent to 250W Metal Halide

Optical
IES Classification:
The Type III distribution is meant to be located near
the side of an area, projecting the light outward to
fill the area. Ideal for roadways, general parking
areas, lighting applications and where a large pool
of light is required.

Bug Rating:
80W: B1 U0 G2
60W: B1 U0 G2
40W: B1 U0 G1

Construction
Cold Weather Starting:
The minimum starting temperature is -40°F (-40°C)

Ambient Temperature :
Max Power Temp Rating: 104°F (40°C )
Middle Power Temp Rating: 52°C (125°F)
Low Power Temp Rating: 58°C (137°F)

Housing:
Die-cast aluminum

Reflector:
Aluminum reflector with white polycarbonate

Vibration Rating:
3G vibration rating per ANSI C136.31

Effective Projected Area (EPA):
1 Fixture: 0.35
2 Fixtures at 90°: 0.54
2 Fixtures at 180°: 0.7
3 Fixtures at 90°: 0.9
4 Fixtures at 90°: 0.9

Gaskets:
High-temperature silicone gaskets

Finish:
Formulated for high durability and long-lasting color

Green Technology:
Mercury and UV free. RoHS-compliant components.

Installation
Mounting:
Universal mounting arm compatible for hole spacing
patterns from 1" to 3" center to center. Round Pole
adapter plate included as a standard. Easy slide and
lock to mount fixture with ease.

Other
10-Year, No-Compromise Warranty:
RAB warrants that our LED products will be free from
defects in materials and workmanship for a period of
ten (10) years from the date of delivery to the end
user, including coverage of light output, color
stability, driver performance and fixture finish. RAB's
warranty is subject to all terms and conditions found
at rablighting.com/warranty.



ALEDS3TN

Need help? Tech help line: (888) 722-1000 Email: techsupport@rablighting.com Website: rablighting.com
Copyright © 2026 RAB Lighting All Rights Reserved    Note: Specifications are subject to change at any time without notice

Page 3 of 3

Dimensions Features

0-10V dimmable standard

IP66 Rated

100,000-Hour LED lifespan

10-Year, No-Compromise Warranty

Ordering Matrix

Family Housing Size Distribution Mounting Color Temp Finish Driver Options

ALED S 3T N

M = Medium (150W/90W/78W)
L = Large (260W/220W/170W)

XL = Extra Large
(385W/345W/300W)

S = Small (80W/60W/40W)

2T = Type II
3T = Type III
4T = Type IV
5T = Type V

AT = Auto Dealership
Optic

Blank = Universal
Pole Mount

SF = Slipfitter
WM = Wall Mount

Blank = 5000K
Cool

Y = 3000K
Warm 1

N = 4000K
Neutral

Blank =
Bronze

W = White
B = Black

Blank = 120-277V,
0-10V Dimming

/480 = 480V, 0-10V
Dimming

Blank = No Option
/7PR = 7 Pin Twistlock

Receptacle
/WS2 = Wattstopper,

20ft lens
/WS4 = Wattstopper,

40ft lens 3

1 Dark sky approved in 3000K, available only on Small and Medium fixtures
2 480V available only on Medium, Large & Extra Large fixtures

3 Wattstopper option available only 0n Large & Extra Large fixtures
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Technical Specifications (continued)

Wattage Equivalency:
Equivalent to 250W Metal Halide

Optical
IES Classification:
The Type IV distribution is especially suited for
mounting on the sides of buildings and walls, and
for illuminating the perimeter of parking areas. It
produces a semicircular distribution with essentially
the same candlepower at lateral angles from 90° to
270°.

Bug Rating:
80W: B1 U0 G2
60W: B1 U0 G2
40W: B1 U0 G2

Construction
Cold Weather Starting:
The minimum starting temperature is -40°F (-40°C)

Ambient Temperature :
Max Power Temp Rating: 104°F (40°C )
Middle Power Temp Rating: 52°C (125°F)
Low Power Temp Rating: 58°C (137°F)

Housing:
Die-cast aluminum

Reflector:
Aluminum reflector with white polycarbonate

Vibration Rating:
3G vibration rating per ANSI C136.31

Effective Projected Area (EPA):
1 Fixture: 0.35
2 Fixtures at 90°: 0.54
2 Fixtures at 180°: 0.7
3 Fixtures at 90°: 0.9
4 Fixtures at 90°: 0.9

Gaskets:
High-temperature silicone gaskets

Finish:
Formulated for high durability and long-lasting color

Green Technology:
Mercury and UV free. RoHS-compliant components.

Installation
Mounting:
Universal mounting arm compatible for hole spacing
patterns from 1" to 3" center to center. Round Pole
adapter plate included as a standard. Easy slide and
lock to mount fixture with ease.

Other
10-Year, No-Compromise Warranty:
RAB warrants that our LED products will be free from
defects in materials and workmanship for a period of
ten (10) years from the date of delivery to the end
user, including coverage of light output, color
stability, driver performance and fixture finish. RAB's
warranty is subject to all terms and conditions found
at rablighting.com/warranty.
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Dimensions Features

0-10V dimmable standard

IP66 Rated

100,000-Hour LED lifespan

10-Year, No-Compromise Warranty

Ordering Matrix

Family Housing Size Distribution Mounting Color Temp Finish Driver Options

ALED S 4T N

M = Medium (150W/90W/78W)
L = Large (260W/220W/170W)

XL = Extra Large
(385W/345W/300W)

S = Small (80W/60W/40W)

2T = Type II
3T = Type III
4T = Type IV
5T = Type V

AT = Auto Dealership
Optic

Blank = Universal
Pole Mount

SF = Slipfitter
WM = Wall Mount

Blank = 5000K
Cool

Y = 3000K
Warm 1

N = 4000K
Neutral

Blank =
Bronze

W = White
B = Black

Blank = 120-277V,
0-10V Dimming

/480 = 480V, 0-10V
Dimming

Blank = No Option
/7PR = 7 Pin Twistlock

Receptacle
/WS2 = Wattstopper,

20ft lens
/WS4 = Wattstopper,

40ft lens 3

1 Dark sky approved in 3000K, available only on Small and Medium fixtures
2 480V available only on Medium, Large & Extra Large fixtures

3 Wattstopper option available only 0n Large & Extra Large fixtures
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Technical Specifications (continued)

Wattage Equivalency:
Equivalent to 250W Metal Halide

Optical
IES Classification:
The Type V distribution produces light in a wide and
uniform 360° pattern that is perfect for large outdoor
areas such as parking lots, corporate parks and retail
settings

Bug Rating:
80W: B3-U0-G2
60W: B3 U0 G1
40W: B3 U0 G1

Construction
Cold Weather Starting:
The minimum starting temperature is -40°F (-40°C)

Ambient Temperature :
Max Power Temp Rating: 104°F (40°C )
Middle Power Temp Rating: 52°C (125°F)
Low Power Temp Rating: 58°C (137°F)

Housing:
Die-cast aluminum

Reflector:
Aluminum reflector with white polycarbonate

Vibration Rating:
3G vibration rating per ANSI C136.31

Effective Projected Area (EPA):
1 Fixture: 0.35
2 Fixtures at 90°: 0.54
2 Fixtures at 180°: 0.7
3 Fixtures at 90°: 0.9
4 Fixtures at 90°: 0.9

Gaskets:
High-temperature silicone gaskets

Finish:
Formulated for high durability and long-lasting color

Green Technology:
Mercury and UV free. RoHS-compliant components.

Installation
Mounting:
Universal mounting arm compatible for hole spacing
patterns from 1" to 3" center to center. Round Pole
adapter plate included as a standard. Easy slide and
lock to mount fixture with ease.
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Dimensions Features

0-10V dimmable standard

IP66 Rated

100,000-Hour LED lifespan

10-Year, No-Compromise Warranty

Ordering Matrix

Family Housing Size Distribution Mounting Color Temp Finish Driver Options

ALED S 5T N

M = Medium (150W/90W/78W)
L = Large (260W/220W/170W)

XL = Extra Large
(385W/345W/300W)

S = Small (80W/60W/40W)

2T = Type II
3T = Type III
4T = Type IV
5T = Type V

AT = Auto Dealership
Optic

Blank = Universal
Pole Mount

SF = Slipfitter
WM = Wall Mount

Blank = 5000K
Cool

Y = 3000K
Warm 1

N = 4000K
Neutral

Blank =
Bronze

W = White
B = Black

Blank = 120-277V,
0-10V Dimming

/480 = 480V, 0-10V
Dimming

Blank = No Option
/7PR = 7 Pin Twistlock

Receptacle
/WS2 = Wattstopper,

20ft lens
/WS4 = Wattstopper,

40ft lens 3

1 Dark sky approved in 3000K, available only on Small and Medium fixtures
2 480V available only on Medium, Large & Extra Large fixtures

3 Wattstopper option available only 0n Large & Extra Large fixtures
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Dimensions Features

120-277V Universal input voltage
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Dimensions Features

10mL Silicone Glue for Tape Light
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Technical Specifications (continued)

Max Run Length:
32.8 ft

Light Source:
SMD 5050

Material Construction:
Weather-reisistant, high-grade silicone cover with
super-flexible bending .

Light Effect:
Soft linear lighting performance

Spool Length:
16.4 ft

Bendable:
Top bend

Compliance
Listings:
UL2108

Environment:
Suitable for use indoors and outdoors in dry, damp,
or wet environments.

IP Rating:
IP67

California Title 24 JA8 Compliant:
Can be used to conform with the requirements of
California Title 24 Part 6.

California Energy Commission (CEC) Status:
Lawful for Sales in California

IESNA LM-79 & LM-80 Testing:
RAB LED luminaires and LED components have been
tested by an independent laboratory in accordance
with IESNA LM-79 and LM-80.

RoHS:
Mercury and UV free. RoHS-compliant components.

FCC:
Complies with Part 15 of the FCC Rules

Other
Compatible Products:
LCBLVD/RGB
Lightcloud Blue controller for RGBW tape light

Field Wiring Accessories:
TOJ5
Tape Light Connector IP65 5-Pin PCB Width 12mm
W/ 15cm Wire

TPF5
End Caps

TPFE5
Tape Light Wire Extender IP67 5-Pin Connectors w/
8ft Wire

TPFS5
Tape Light Wire Splitter IP67 5-Pin + 2-Pin
Connectors

Mounting Accessories:
TAP15
15.5mm Wide Aluminum Channel Kit

TAP16TL
Trimless 16mm Wide Aluminium Profile

TSG
Silicone Glue

Compatible Drivers:
TND-96
96W Indoor/Outdoor Driver ON/OFF

5-Year Limited Warranty:
The RAB 5-year, limited warranty covers light output,
driver performance and paint finish. RAB's warranty
is subject to all terms and conditions found at
rablighting.com/warranty.
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Dimensions Features

Flexible, wet location LED tape provides energy-efficient lighting for both
indoor and outdoor applications.

Easy installation to most surfaces by using pre-attached 3M® double-sided
tape

Create dynamic RGB light shows with customizable effects and color
sequences. Requires Lightcloud Blue controller (sold separately)

60W & 96W Indoor or outdoor rated drivers available (sold separately)

50,000-hr rated life, Title 24 Compliant, and 5-year limited warranty
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Dimensions Features

Tape Light Wire Splitter

5-pin + 2-pin Connectors
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Dimensions Features

Tape Light Wire Extender

5-pin connected w/8 ft. wire
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Dimensions Features

Tape Light 5-pin Connector Kit

Includes 1 PCB-PCB connector
1 PCB-Wire connector + 1 end cap
1 PCB-Wire-PCB connector
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Dimensions Features

Tape Light Wire Splitter

5-pin + 2-pin Connectors
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Dimensions Features

Designed for ground mounting

Heavy duty TGIC polyester coating

Reinforced hand holes with grounding lug and removable cover for easy
wiring access

Pole caps, base covers & bolts are sold separately

Custom manufactured for each application




























