McCarTYy

il Engineering, Inc.

Civil Engineers

March 6, 2024

Town of Hubbardston
Planning Board

7 Main Street, Unit #7
Hubbardston, MA 01452

RE: Special Permit Application
Paper Crane Provisions, LLC,
56 Gardner Road
Hubbardston, Massachusetts

Dear Board Members,

On May 20, 2021 the Planning Board voted unanimously to grant a Special Permit to Paper Crane
Provisions, LLC for a Commercial Marijuana Facility at 56 Gardner Road in Hubbardston, Massachusetts.

The Special Permit decision was recorded in the Worcester Registry of Deeds in Book 65,376, Page 339
onJune 14, 2021.

Paper Crane Provisions has operated the Commercial Marijuana Facility at 56 Gardner Road since June
of 2021. According to Special Condition 7.19.1 of the Special Permit, the Special Permit is valid for a term
of three years. Special Condition 7.19.1 provides the Applicant with an opportunity to continue the use

granted by this permit after the three-year period by petitioning the Board for an extension of the
permit.

In speaking with Bill Murray of Places Associates, the Board’s Peer Review Consultant, the Town's
Bylaws are not clear on granting extensions. Mr. Murray suggested that we file a new Special Permit
Application on behalf of Paper Crane. The Application materials attached are as they were submitted in
2021 with any changes noted. A new Application Form is attached as is an updated Certified List of
Abutters. Paper Crane is also paying a new Special Permit Filing Fee.

Our request is for the Board to review and act on this Special Permit request and vote to issue the
Special Permit that was granted in 2021. The one change that we are requesting is to remove the three-
year period from the new Special Permit.

We look forward to working with the Board on the review of this Application. Please feel free to contact
me with any questions or should additional copies of the information provided be required.

42 Tucker Drive  Leominster, MA 01453 Phone: 978-534-8727 Fax: 978-840-6907 Web: www.mccartydb.com
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Thank you in advance for your consideration of this application.

Pa J. McCarty, PE
President

CE: Project File
Boey Bertold — Paper Crane Provisions



Special Permit Application
Paper Crane Provisions, LLC.
56 Gardner Road
Hubbardston, Massachusetts

March 6, 2024

Submitted to:

Hubbardston Planning Board
Mr. Kristofer Munroe, Chair
7 Main Street

Hubbardston, MA 01452

Applicant:

Paper Crane Provisions, LLC
56 Gardner Road
Hubbardston, MA 01452

Prepared By:

McCarty Engineering, Inc.
42 Tucker Drive
Leominster, MA 01453
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Special Permit Application Form
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S, Office of
/ 0o The Planning Board
7 Main Street, Unit #7
Hubbardston, MA 01452
Application for Special Permit

?Q.‘QQ/L (jﬂnwue %\n‘\:cms) ol

APPLICANT’S NAME:

APPLICANT’S ADDRESS ’Boa_I Deagoo
& PHONE NUMBER: | 56 Goniouec .05 SO s A 0195 3 23 3167
LOCATION:

5o Gbanowvue Q-th':).,m-";(bm-\ﬁmxw(uq QIvYsa

ADDRESS OF ABOVE:
So  Grnrouer foco Hudoondsms ma OlYSa

DEED DULY RECORDED
IN WORCESTER COUNTY
REGISTRY OF DEEDS:

BOOK # PAGE # BOok 3561 )’Df:mg_ I3

ASSESSOR’S | MAP# S5 PARCEL(S)# R&

ZONING DISTRICT
WHERE PROPERTY IS

LOCATED: |~ v enciac

I hereby request a hearing before the Planning Board, the Special Permit Granting Author'
Massachusetts, with reference/fo the above application. In the eventhat a Special Pe
saamig! with the Wordes oynty Registry of Deeds or Land Court:

3-4-3Y =F

¢cof Applfcanf\j Date Sign yé of/Owner of Date )

of Hubbardston,
1s granted, I will record

uant to the provisions of M.G.L. Chapter 40, Section 57, M?éﬁcation that no debt 1s owed to the Town of

ubbardston by the applicant or owner of record must be obtained from the Tax Collector before this form is
submitted to the Planning Board.

No Debt is Owed: \/ DEBT IS OWED:
3 kot 224
Signature of Tax Collector Date

Date Application Received by Planning Board:

Fee: $225.00 payable to the Town of Hubbardston.

Submittals:  Three printed copies of all application materials, list of abutters certified by the Assessor’s
Department, PDF digital copy of all application materials submitted to
plan@hubbardsionma.us, pre-addressed/pre-paid envelopes for abutter notifications (see
Special Permit Application instructions).







Certified Abutters List



Subject Property:

Parcel Number: 05-080 Mailing Address: PAPER CRANE PROVISIONS LLC
CAMA Number: 05-080 42 TUCKER DR

Property Address: 56 GARDNER RD LEOMINSTER, MA 01453
Abutters:

Parcel Number:
CAMA Number:
Property Address:

Paréel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Ndmber:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

'Parcel Number:
CAMA Number:
Property Address:

05-043
05-043
49 GARDNER RD

05-046
05-046
53 GARDNER RD

05-047
05-047
57 GARDNER RD

05-048

05-048

10 RAGGED HILL RD

05-050
05-050
63 GARDNER RD

05-078
05-078
46 HIGH ST

05-079
05-079
52 GARDNER RD

05-081
05-081
60 GARDNER RD

Mailing Address:

Mail'ing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

WERME KEVIN WERME KENNETH
GREER KAREN
49 GARDNER RD

'HUBBARDSTON, MA 01452

FRANGOS STAMATIA
22 BLAKER STREET
AUBURN, MA 01501

MCCARTHY JOHN P
4 WEST BROOKFIELD ROAD
BROOKFIELD, MA 01506

BRISEBOIS LINDA
10 RAGGED HILL RD
HUBBARDSTON, MA 01452

MATTHEW PEASLEE AARON SANDRA
POLCARO

63 GARDNER RD

HUBBARDSTON, MA 01452

BRATKO THOMAS W & JASSY M

TRUSTEES HUBBARDSTON ORCHARD
REALTY TRUST

28 HIGH ST

HUBBARDSTON, MA 01452

BRATKO THOMAS W & JASSY M
TRUSTEES HUBBARDSTON ORCHARD
REALTY TRUST

28 HIGH ST

HUBBARDSTON, MA 01452

JONSSON JON ARNI & LINDA DIS
TRUSTEES

60 GARDNER RD
HUBBARDSTON, MA 01452

(st W, Jpigst>

Cardace M. Livingston
Hubbardston Town Clerk fAssessors Clerk
February 27, 2024

& lech gies

www.cai-tech.com

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

2/27/2024

are not responsible for any use for other purposes or misuse or misrepresentation of this report.

Page 1 of 1

Abutters List Report - Hubbardston, MA
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Copy of Original Special Permit Application with mark-ups



Special Permit Plan Review Letter

Article 7

2-26-21

RBEsosviTTESs MAnon o, 9034

Submitted To:
Hubbardston Planning Board

7 Main Street, Unit #7 Hubbardston, MA 01452

Submitted by:
Paper Crane Provisions, LLC
Thomas Wirth Associates Inc. 133 Western Ave Sherborn MA 01770 Thomaswirthassociates.com

Bobrek Engineering PO BOX 2185 DANVERS MA 01923 GOBOBREK.COM

M CC,AI'.L‘N( F oo eine T, M3 T Dy CEOMMSTA aa OIS

Regarding:

56 Gardner Road, Phase 1 - Outdoor Marijuana Grow Facility



Dear Board Members;

On behalf of Paper Crane Provisions we are submitting materials for a Special Permit Plan Review pursuant to
Article 7 of the Hubbardston Zoning Bylaws and related other sections and regulations.

COPIES OF DRAWINGS REQUIRED FOR SPECIAL PERMIT SUBMISSION:

a. Three (3) copies of Application Form 1, a fee set by the Planning Board, and

B. six (6) copies of a written description of the proposed use (THIS SET)

THE FOLLOWING MATERIALS ARE IN THIS APPLICATION PACKAGE:

8.

SPECIAL PERMIT LETTER - ARTICLE 7, by Thomas Wirth Associates & Bobrek Engineering, 8 pages,
dated Feb 26, 2021

SITE PLAN REVIEW LETTER - ARTICLE 9, by Thomas Wirth Associates & Bobrek Engineering, 7 pages,
dated Feb 26, 2021

SITE PLAN REVIEW APPLICATION, and SPECIAL PERMIT APPLICATION, from Paper Crane Provisions”,
dated Feb 18, 2010, 2 pages

SITE PLANS FOR PAPER CRANE PROVISIONS, 56 Gardner Road, Hubbardston, Ma February 2021. By
Thomas Wirth Associates & Bobrek Engineering, dated 2/26/2021, 6 pages

COMMUNITY IMPACT ANALYSIS, by Thomas Wirth Associates & Bobrek Engineering , 9 pages,
dated Feb 26, 2021

LETTER TO DCR, Division of Water Supply Protection Attn: Environmental Planning Re: Watershed
Protection Act — Request for Advisory Ruling, by Goddard Consulting, dated Feb 11 2021, 12 pages.

HOST COMMUNITY AGREEMENT: Town Hubbardston and Paper Crane Provisions, LLC Host

Community Agreement For The Siting of an Adult Use Marijuana Outdoor Cultivation Establishment
May 17, 2020, 17 Pages

List of Abutters

ARTICLE 7 — SPECIAL PERMITS:

7.1 PURPOSE.

a. Shall not have vehicular and pedestrian traffic of a type and quantity so as to cause significant adverse effect
to the neighborhood;

o]

Response — The scale and proposed use will not have adverse impact on the pedestrian traffic or
the neighborhood because of the limited number of employees, and agricultural use, which is self-
contained and does not create any negative impact on the community.



b. Shall not have a number of residents, employees, customers, or visitors so as to cause significant adverse
effect to the neighborhood;
-8
c  Response — There will be)(employees related to the outdoor grow facility. A small number will not
cause adverse effect to the neighborhood.

c. Shall not have a greater lot coverage than allowed in the zoning district in which the premises are
located;

o Response —There is no proposed change to the buildings in this Special Permit Application.

d. Shall not be dangerous to the immediate neighborhood or the premises through fire, explosion, emission
of wastes, or other causes;

o Response — There will be no immediate danger related to fire explosion ef emissions, or wastes.

)

e. Shall not create such noise, vibration, dust, heat, smoke, fumes, odor, glare, adverse visual effects, or
other nuisance or serious hazard so as to adversely affect the inmediate neighborhood;

¢ Response — The proposed agricultural use will not create noise, vibration, dust, heat, smoke,
fumes, glare, adverse visual effects, or other nuisance or serious hazard. We understand that both
the growing, harvesting and curing of marijuana may create odors that affect the local area, during
a very brief period of time. Depending on prevailing winds these odors can travel distances and
affect abutters with brief and intermittent scent of cannabis oil. The odor only emanates in a
noticeable degree, from mature plants for approximately 3 weeks per year, just prior to harvest
(when the oil levels are at their highest). We believe the odors will be dispersed, and will not be
significantly more potent than the odors of a natural meadow of goldenrod, or the odor of a
fungal/leaf compost layer of a forest, orchard, or other natural growing ecosystem. There will be
little to no noticeable odor during all other periods of the plants’ development. We also believe
the odors will be significantly less than most farm uses supporting livestock. The odors are also
100% natural, and non-toxic, and cause no harm of any sort . SEE ATTAQHTS Ao T -

f. Shall not cause degradation of the environment.

© Response — No structural changes will be made to the 2 existing metal buildings in the front of the
site. The high tunnel in the middle of the site will be renovated.

¢ Response — NO CHANGE TO SITE CONDITION AND HYDROLOGY: Because the driveway, parking,
buildings, and systems will not be changed, there will be no change in the hydrology (storm water
condition) condition. Other than the tillage required to plant the outdoor crop in the proposed
fenced area, there will be no grading, no moving of soils, and no change in hydrology. The gentle
gradient of 2-4%, of the grow area will make erosion non-existent or negligible. The buildings will
otherwise be kept in 'as is' condition for the purpose of this application.

¢ FENCE INSTALLATION: There will be a brief period of time where the proposed fence is installed on
site, enclosing and securing approximately 58,000 sf outdoor grow area. This is the most significant
and singular construction component of this Special Permit request.



7.2.A SUMMARY DESCRIPTION OF THE PROPOSED USE, ITS LOCATION, PURPOSE, AND ZONING DISTRICT.
Attached please find three (3) copies of application form 1, a fee set by the planning board, and six (6) copies
of a written description of the proposed use.

SITE DESCRIPTION: LAND:

o The site of the proposed project consists of one land parcel (Map: 5, Parcel: 80), totaling +/-
113,106 SF, (2.66 acres) located in a Commercial District. A portion of the back of the lot extends
into the WsPA Secondary Protection Zone (between 200' and 400'). The site was historically
agricultural land, (orchard use — see photos) A portion of the site outside the WsPA area is
improved with two metal industrial buildings (1,800sf, and 3,200sf). There is an agricultural
structure / High tunnel partially in the WSPA area (2,160sf). The site contains an existing gravel
driveway and parking areas, and functioning existing septic system. The site also contains open
meadow, invasive vegetation, hedgerows, and remnants of the old apple orchard.

PROPOSED USE FOR THIS SPECIAL PERMIT:

o Paper Crane Provisions is proposing an outdoor recreational cannabis cultivation farm contained
within a secure fenced area, (tier 6 outdoor grow 40,000-50,000 sq ft). The fence construction is
the only significant material intervention requested and required for this use. The proposed use is
a restoration to an agricultural activity.

ADDRESSING THE WSPA ISSUES :

o Arequest to install a fence, and use land within the 200-400" watershed for agricultural use, as
depicted in the plan set, has been sent to: DCR, Environmental Planning, Division of Water Supply
Protection (485 Ware Road Belchertown, MA 01007) see attached: Plan set, and Goddard
Consulting, requesting an Advisory Ruling regarding the Watershed Protection Act.

OUTLINE DESCRIPTION OF THE PROPOSED SITE WORK RELATED TO THIS SPECIAL PERMIT APPLICATION:

FENCE:
o 8 height chain link metal fence and gates - Proposed total Fenced Area is 57,747sf: of which:
c 18,606 sf is outside the WsPA Secondary Protection Area,
o 37,008 sf total, of land and structure, including a 2,160 sf agricultural structure / high tunnel, sit
within the WsPA Secondary Protection Area.
BUILDINGS:

o There are two existing metal-frame buildings of (1,800sf and 3,200sf) which Paper Crane Provisions
will utilize in 'as-is condition’, for the purpose of drying, curing and storing the cannabis, prior to its
bulk sale. No structural alteration of the buildings is being proposed.

o The pre-existing 72 x 30’ (2160 sf) agricultural structure / high tunnel, will be utilized by the
company. The renovation will consist of replacing the outer plastic skin and securing the doors.



LANDSCAPE PLANTING:

o At least 6 mature apple trees will be transplanted from the lower site to the upper street edge of
the site. The trees are 15-20' height and decades old: we anticipate using a bareroot transplant
technique to ensure the healthy transplant of the material. Additionally, we are proposing a
hedgerow of sugar sap maples, and establishing 20,000sf wildflower meadow. SEE /0024 H#

AGRICULTURAL USE RESTORATION:

o The proposed agricultural activity will be a restoration or a change to new / agricultural uses (from
orchard to cannabis cultivation) and will require only minor changes to the site Installation of the
fence, and tillage of the soil.

o The Agricultural use in in-keeping with Hubbardston Master Plan and Open space guidelines.

© Arequest has been sent to DIVISION OF WATER SUPPLY PROTECTION regarding a - LAND USE
EXEMPTION: 313 CMR 11.05(7) Conversion of Land for Agricultural Use. Or 313 CMR 11.05(9)
Maintenance or Improvement — Agricultural. The proposed project appears to qualify for either of
the two aforementioned exemptions. (see page 2 of the Request for Advisory Ruling) DCR
application included with this submission. A portion of the proposed project — grow area (and
fence) is in the WSPA area, a portion is outside their jurisdiction.

o The grow will require top-soil tillage, the addition of soil amendments, pruning an existing
hedgerow, transplanting apple trees / orchard. All agricultural work will be undertaken using
organic practices, and no use of chemicals or toxic additions. Research strongly suggests that
growing cannabis can be beneficial to the ecological integrity of the site and provides a sustainable,
productive low-impact agricultural alternative to traditional farming.

PHASE Il DEVELOPMENT — INTENT — (NOT PART O FTHIS PERMIT)

The company intends to amend this special permit (The outdoor grow requested herein) in order to implement
a more elaborate Special Permit Application for mixed facility, as outlined below, we believe this will also
require filing for specific ZBA Zoning relief. The second phase of development, if approved, will be constructed
after the conclusion of the outdoor cultivation season. This will consist of an amendment to the special
permit/site plan, with a proposed expansion of the proposed uses to include:

© Renovations to the existing metal structures for the purpose of retail and product manufacturing,
o New construction of approx 9,275 sq ft of mixed-use manufacturing and dry/cure space,

o Complete site development of parking, garden areas, storm water management, and more robust
landscaping improvements.

o 14,000 sq ft of greenhouse cultivation, and

© Retention of a portion of a significant portion of the outdoor cultivation area, developed in Phase I.

7.2.B: CITATION TO SECTIONS OF THESE ZONING BYLAWS WHICH APPLY TO THE SPECIAL PERMIT.



c  4.4(a) All uses allowed by right under Section 4.1.
o 4.1(e) Agriculture, horticulture, floriculture and viticulture
o 4.1(g) Sale of farm, nursery, or orchard products which have been produced on the premises

o 4.1(h) Accessory uses on the same lot such as garages, stables, barns, tool sheds, farm buildings
and enclosures, tennis courts, swimming pools

o 4.5(g) All Marijuana Establishments as defined by MGL 94G are allowed by special permit (subject
to Article 22

7.2.C: LIST OF ALL STATE, FEDERAL, AND LOCAL PERMITS, LICENSES, AND AUTHORIZATIONS WHICH ARE
REQUIRED FOR DEVELOPMENT, USE, OPERATION, AND MAINTENANCE OF THE PROPOSED USE.

¢ Asite plan submission, special permit application (with supporting documentation) conservation
commission submission / WSPA application, Board of Health approval of existing septic system,
assessor’s office tax status, building department and any other applicable town requirements will
be satisfied. All plans must be approved before planting cannabis/marijuana. DCR approval for
fencing and tillage within the WSPA has also been requested. State approval and continued
oversight will come from the Cannabis Control Commission.

7.2.D: ALIST OF ALL ABUTTERS IS REQUIRED FOR ALL ABUTTERS WITHIN 300" PER MGL CHPT 40A.

o Attached is the certified list of abutters. Cup oaveo fou @OSHB
TOWN OF HUBBARDSTON ZONING REVIEW NOTES:

OVERALL PERMITTING:
o The site is fully located in the Commercial Zoning district.

o Article 4, Use Regulations, §4.5.g, allows this use (Marijuana Facility) by Special Permit, subject to
the provisions of Article 22.

o Article 4, §4.5. notes that the uses listed, 4.5 a to g, are: “subject to conditions and limitations
contain in an approved site plan (Article 9), Environmental & Community Impact Analysis (article 8)
and a Special Permit (Article 7) issued by the Planning Board”.

o This use is allowed by Special Permit pursuant to Article 22, subsection 22.4.

o Pre-Existing, Non-Conforming: Zoning § 4.9 Existing Uses Continued (Grandfathering), addresses
the criteria for permitting for alterations and extensions to pre-existing structures and uses. It
requires that, “Any...substantial alteration, or extension of a non-conforming use must be
authorized by special permit issued by the Planning Board.”

o As noted on the Site Plan, one of the existing buildings is located within the front offset of 100’
(at 93.2’), making the structure a pre-existing, non-conforming structure. No proposed changes
to this structure are being proposed with this submission. We request that the Planning Board
allow the building to remain as is.



o We acknowledge that there are two existing buildings, and one agricultural accessory structure
on the lot currently. Zoning, §5.6 permits only one building per lot. We request that this pre-
existing, non-conforming condition of two buildings, be deemed appropriate as a pre-existing
condition, as seen fit by the planning board.

ZONING, ARTICLE 5, DEVELOPMENT REGULATIONS:

o A zoning compliance chart is provided on Sheet C-400, Zoning Plan, all dimensional criteria are met,
except the existing building at the front of the site, is located 93.2 off the street line. The minimum
offset is 100’. Making the structure a pre-existing, non-conforming structure.

o 5.3.d.7 requires that the parking be paved and drained adequately. The proposed gravel drive area
of 8700 sf is to be created within the bounds of, and in keeping with the topography of the existing
gravel drive (11,142 sf area). There will be no change in the material or porosity of the driveway
surface, nor will there be any earthwork - therefore there will be change in site hydrology.

o 5.3.12 we have adjusted the proposed parking to maintain a set back of five (5’) feet from building
walls.

ARTICLE 7 SPECIAL PERMIT REQUIREMENTS ARE ADDRESSED ABOVE

ARTICLE 8 ENVIRONMENTAL AND COMMUNITY IMPACT ANALYSIS:

© The applicant has submitted an Impact Statement addressing the criteria outlined in Zoning Article
8. Please refer to this document (attached to this package).

ARTICLE 9 SITE PLAN APPROVAL:

o The applicant has submitted a Site Plan Approval Application and set of plans consistent with the
intent of the Special Permit Set of plans.

@/Z%/ il __ Boey Bertold Paper Crane Provisions LLC Date: 2/26/21

L~ ’/Z%\ Brendan Pyburn (Bobrek Engineering) Date: 2/26/21

SIGNED:

al " Wes Wirth (Thomas Wirth Associates ) Date: 2/26/21



Office of
The Planning Board
7 Main Street, Unit #7
Hubbardston, MA 01452
Application for Special Permit

APPLICANT'SNAME: | Boey Bertold, Paper Crane Provisions, LLC

APPLICANT'S ADDRESS | ) Pine Street Bedford, MA 01730 617-767-9167

& PHONE NUMBER:

LocaTion: | 56 Gardner Road Hubbardston, MA 01452

ADDRESS OF ABOVE: | 56 (Gardner Road Hubbardston, MA 01452

DEED DULY RECORDED
IN WORCESTER COUNTY
REGISTRY OF DEEDS:
BoOK# 63561 PAGE# 177

ASSESSOR’S | MAP#__05_PARCEL(S) 080

Zonie DistRict | COMMERCIAL

WHERE PROPERTY IS
LOCATED:

I hereby request a hearing befo
Massachusetts, with referen
reco e withthe

the Planning Board, the Special Permit Granting Authority of Hubbardston,

the above application. In the event that a Special Permit is granted, I will
ounty Registry of Deeds or%uﬂ. ﬂ\
A-1g-R\ Z A-183)

Sig of Appli€ant Date Sig of Owner of&@d Date

uant to the provisions of M.G.L. Chapter 40, Section 57, eertification that no debt is owed to the Town of
Hubbardston by the applicant or owner of record must be obtained from the Tax Collector before this form is
submitted to the Planning Board.

No Debt is Owed: .~ DEBT IS OWED:

N alleld
Signature of Tax Collector Date

Date Application Received by Planning Board:

Fee: $150.00 payable to the Town of Hubbardston. Along with the application, please submit the permit fee,
list of abutters certified by the Assessor’s Department and drawn plan detailing your proposal.

(5{,6 Uf’%‘f@ erucqﬁbu'ﬁyu—« L2~ RS \-OB




Site Plan Approval Letter / Application

Article 9

2-26-21

ESOOMITTED Manos © O

Submitted To:
Hubbardston Planning Board

7 Main Street, Unit #7 Hubbardston, MA 01452

Submitted by:
Paper Crane Provisions, LLC
¢/o Thomas Wirth Associates Inc.

133 Western Ave Sherborn MA 01770 617-640-2412 weswirth@yahoo.com

Regarding:

56 Gardner Road, Phase 1 - Qutdoor Marijuana Grow Facility



Dear Board Members;

On behalf of Paper Crane Provisions we are submitting materials for a SITE PLAN REVIEW pursuant to Article 9
of the Hubbardston Zoning Bylaws and related other sections and regulations.

COPIES OF DRAWINGS REQUIRED FOR SITE PLAN SUBMISSION:

a. Two (2) original mylar drawings of the site plan and six (6) contact prints.

b. Three (3) copies of the Planning Board's Site Plan Review Application Form.

THE FOLLOWING MATERIALS ARE IN THIS APPLICATION PACKAGE:

14

SPECIAL PERMIT LETTER - ARTICLE 7, by Thomas Wirth Associates & Bobrek Engineering, 8 pages,
dated Feb 26, 2021

SITE PLAN REVIEW LETTER - ARTICLE 9, by Thomas Wirth Associates & Bobrek Engineering, 7 pages,
dated Feb 26, 2021

SITE PLAN REVIEW APPLICATION, and SPECIAL PERMIT APPLICATION, from Paper Crane Provisions”,
dated Feb 18, 2010, 2 pages

SITE PLANS FOR PAPER CRANE PROVISIONS, 56 Gardner Road, Hubbardston, Ma February 2021. By
Thomas Wirth Associates & Bobrek Engineering, dated 2/26/2021, 6 pages

Community Impact Analysis, by Thomas Wirth Associates & Bobrek Engineering , 9 pages, dated
Feb 26, 2021

Letter to DCR, Division of Water Supply Protection Attn: Environmental Planning Re: Watershed
Protection Act — Request for Advisory Ruling, by Goddard Consulting, dated Feb 11 2021, 12 pages.

Host Community Agreement: Town Hubbardston and Paper Crane Provisions, LLC Host Community

Agreement For The Siting of an Adult Use Marijuana Outdoor Cultivation Establishment May 17,
2020, 17 Pages

List of Abutters

9.1 Application and Purpose.

a.) A summary description of the proposed use, its location, purpose and zoning district.

SITE DESCRIPTION: LAND:



o]

The site of the proposed project consists of one land parcel (Map: 5, Parcel: 80), totaling +/-
113,106 SF, (2.66 acres) located in a Commercial District. A portion of the back of the lot extends
into the WsPA Secondary Protection Zone (between 200' and 400'). The site was historically
agricultural land, (orchard use — see photos) A portion of the site outside the WsPA area is
improved with two metal industrial buildings (1,800sf, and 3,200sf). There is an agricultural
structure / High tunnel partially in the WSPA area (2,160sf). The site contains an existing gravel
driveway and parking areas, and functioning existing septic system. The site also contains open
meadow, invasive vegetation, hedgerows, and remnants of the old apple orchard.

PROPOSED USE FOR THIS SPECIAL PERMIT:

Paper Crane Provisions is proposing an outdoor recreational cannabis cultivation farm contained
within a secure fenced area, (tier 6 outdoor grow 40,000-50,000 sq ft). The fence construction is
the only significant material intervention requested and required for this use. The proposed use is
a restoration to an agricultural activity.

ADDRESSING THE WSPA ISSUES :

A request to install a fence, and use land within the 200-400' watershed for agricultural use, as
depicted in the plan set, has been sent to: DCR, Environmental Planning, Division of Water Supply
Protection (485 Ware Road Belchertown, MA 01007) see attached: Plan set, and Goddard
Consulting, requesting an Advisory Ruling regarding the Watershed Protection Act.

DESCRIPTION OF THE PROPOSED SITE WORK RELATED TO THE SITE PLAN REVIEW APPLICATION:

FENCE:

&' height chain link metal fence and gates - Proposed total Fenced Area is 57,747sf: of which:

18,606 sf is outside the WsPA Secondary Protection Area,

37,008 sf total, of land and structure, including a 2,160 sf agricultural structure / high tunnel, sit
within the WsPA Secondary Protection Area.

BUILDINGS:

There are two existing metal-frame buildings of (1,800sf and 3,200sf) which Paper Crane Provisions
will utilize in 'as-is condition’, for the purpose of drying, curing and storing the cannabis, prior to its
bulk sale. No structural alteration of the buildings is being proposed.

The pre-existing 72 x 30" (2160 sf) agricultural structure / high tunnel, will be utilized by the
company. The renovation will consist of replacing the outer plastic skin and securing the doors.

LANDSCAPE PLANTING:

e}

At least 6 mature apple trees will be transplanted from the lower site to the upper street edge of
the site. The trees are 15-20' height and decades old: we anticipate using a bareroot transplant



technique to ensure the healthy transplant of the material. Additionally, we are proposing a
— Tlaoows
hedgerow of sugar sap maples, and establishing 20,000sf wildflower meadow. STE /ODE at

AGRICULTURAL USE RESTORATION:

© The proposed agricultural activity will be a restoration or a change to new / agricultural uses (from
orchard to cannabis cultivation) and will require only minor changes to the site Installation of the
fence, and tillage of the soil.

©  The Agricultural use in in-keeping with Hubbardston Master Plan and Open space guidelines.

©  Arequest has been sent to DIVISION OF WATER SUPPLY PROTECTION regarding a - LAND USE
EXEMPTION: 313 CMR 11.05(7) Conversion of Land for Agricultural Use. Or 313 CMR 11.05(9)
Maintenance or Improvement — Agricultural. The proposed project appears to qualify for either of
the two aforementioned exemptions. (see page 2 of the Request for Advisory Ruling) DCR
application included with this submission. A portion of the proposed project —grow area (and
fence) is in the WSPA area, a portion is outside their jurisdiction.

o The grow will require top-soil tillage, the addition of soil amendments, pruning an existing
hedgerow, transplanting apple trees / orchard. All agricultural work will be undertaken using
organic practices, and no use of chemicals or toxic additions. Research strongly suggests that
growing cannabis can be beneficial to the ecological integrity of the site and provides a sustainable,
productive low-impact agricultural alternative to traditional farming.

PHASE I| DEVELOPMENT — INTENT — (NOT PART O FTHIS PERMIT)

The company intends to amend this special permit (The outdoor grow requested herein) in order to
implement a more elaborate Special Permit Application for mixed facility, as outlined below, we
believe this will also require filing for specific ZBA Zoning relief. The second phase of development, if
approved, will be constructed after the conclusion of the outdoor cultivation season. This will consist
of an amendment to the special permit/site plan, with a proposed expansion of the proposed uses to
include:

o Renovations to the existing metal structures for the purpose of retail and product manufacturing,

©  New construction of approx 9,000 sq ft of mixed-use manufacturing and dry/cure space,

O

Complete site development of parking, garden areas, storm water management, and more robust
landscaping improvements.

o)

14,000 sq ft of greenhouse cultivation, and
© Retention of a portion of a significant portion of the outdoor cultivation area, developed in Phase I.
b.) A citation to sections of these zoning bylaws which apply to the site plan.

o 4.4(a) All uses allowed by right under Section 4.1.

o 4.1(e) Agriculture, horticulture, floriculture and viticulture



4.1(g) Sale of farm, nursery, or orchard products which have been produced on the premises

4.1(h) Accessory uses on the same lot such as garages, stables, barns, tool sheds, farm buildings
and enclosures, tennis courts, swimming pools

o 4.5(g) All Marijuana Establishments as defined by MGL 94G are allowed by special permit (subject
to Article 22

c.) A list of abutters in accordance with MGL Chapter 40A Section 11 and the required cost to publish hearing

notices and notify abutters.

© please see attached list (,oPOQY"-O wiile aoau)

9.2 Site Plan Submission.

An applicant for site plan approval shall submit the following:
a) Two (2) original mylar drawings of the site plan and six (6) contact prints.
) Three (3) copies of the Planning Board's Site Plan Review Application Form. -

o

Proposed work related to this Site Plan Application will be completed in the Spring of 2021, to
prepare for Outdoor Grow through the growing season of 2021.

) The required fee established by the Planning Board.
© Included w application

Included with the Special Permit Application

&) A location plan of the site at a scale of 1 inch = 200 feet (1" = 200') showing all proposed uses, ways,
driveways, buildings, parking and loading areas and their relation to one or more existing streets.

o Included within the Referenced Plan Set

g) A sketch plan, acceptable to the Planning Board, showing a prospective layout for any adjacent land
owned or controlled by the owner or application.

© Included within the Referenced Plan Set
@) A community and environmental assessment report as required by Article 8.

© Please see Environmental Impact Analysis Document included with this application

9.3 Site Plan Form.

o Asix page Site Plan Set is included in the submission package.

9.4 Site Plan Content.

a) Plan name, boundaries, true north point, date, scale, and zoning district(s). A site plan set is entitled:



b)

¢)

d)

e)

1)

g)

h)

i)

J)

o Site Plans for Paper Crane Provisions, 56 Gardner Road, Hubbardston, MA February 2021. By
Thomas Wirth Associates & Bobrek Engineering Dated 2/24/2021, 6 Pages

Plan name, boundaries, true north point, date, scale, and zoning district(s).
o included in Site Plan Set.

Names and addresses of present record owner(s) and applicant and name(s) of the engineer and
surveyor who prepared the plan; certificates and seals of the engineer and surveyor; and a certificate
that all surveying conforms to the requirements of the Massachusetts Land Court.

o Included in Site Plan Set.
Zoning district boundaries,
© Noted in Site Plan Set: L500 and in attached documentation

Suitable space to record the action of the Planning Board and the signatures of the Planning Board on
each sheet of the site plan.

° Yes

Major site features, such as existing stone walls, fences, buildings, rock ridges, rock out-croppings,
swamps, trees over twelve (12") inches in diameter, or the perimeter of heavily wooded areas.

o Depicted on Site Plan Set, and in the WsPA plan submission, and referenced in the Environmental
Impact Assessment.

Location of natural waterways, water bodies and wetlands within and adjacent to the site.

© Depicted on Site Plan Set, and in the WsPA plan submission, and referenced in the Environmental
Impact Assessment.

Existing and proposed topography of the land to be shown at five (5') foot intervals.
o  Depicted in Site Plan Set, and referenced in the Environmental Impact Assessment.

Size, material, type, and location of existing and proposed storm drains, sewers, utility services, septic
or sanitary disposal systems, hydrants.

©  There are no proposed changed in topography or in hydrology, therefore there are not any new
storm drains, sewer, or septic, improvements associated with this application, other than
maintaining existing systems in working order. Regarding Sanitary disposal: the agricultural
operation will only generate organic waste, all which will be composted in the bounds of the
security fence, and or disposed of in a manner in accordance with CCC guidelines. Drying and
Curing will not create any non organic waste or by product.

Existing and proposed layout of driveways, parking areas, storage and loading areas, buildings,
structures, lighting, signs, fire alarm systems.



¢ Included in Site Plan Set
k) Profiles of all buildings, structures, signs.

o There are not any new proposed buildings or signs with this submission

) Landscape and maintenance plan.

© Landscape plans, Planting Plan is included in the Site Plan Set. Maintenance will require installing
a temporary irrigation system to irrigate the transplanted and other proposed new trees. The

proposed native wildflower meadow will require little maintenance other than a seasonal brush
mow.

Signed:

Boey Bertold Paper Crane Provisions LLC Date: 2/26/21

3[4/

"
/%ILVZ % Brendan Pyburn (Bobrek Engineering) Date: 2/26/21

w I Wes Wirth (Thomas Wirth Associates ) Date: 2/26/21



Town of Hubbardston
Office of the Planning Board

APPLICATION FOR SITE PLAN APPROVAL

Applicant goé% R erto/A, fap@r Crave P ws,m,, Ll
Location 5 & %ﬂ/lgtl’)ﬁf LA /’/}L bb&lf‘ff'g'fazx— Vit i

Owner of Record ,%mf Rorts)d_

addressofownes_ - Pine. St Bedfored _MA 8/730

Deed duly recorded in Worcester County Registry of Deeds

Book 035 / page L7 7

Assessors Map No. 25 Parcel No. _@?@

Zoning District where propect islocated __ (O m i erci al

Nature of Application 54& iﬁ/ AN Qﬁﬂ( 0 UO\\‘ ‘@r ?///765 /a( l[@ff‘ it

Iheteby fore the Planning Board of Hubbardston, Massachysetts, with
o? Al %%Z%/ E/ A-1§a|

Si of Apphcant df Owner of Record

Application received by Planning Board

Fee: $150.00 payable to Town of Hubbardston

Along with application please submit Site Plan, Fee, and a list of abutters certified by
Assessor’s Department.

Planning Board Signatures

** Proposed work related to this Site Plan Application will be completed in the
Spring of 2021, to prepare for outdoor Grow through the growing season of 2021
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GENERAL NOTES

BASE MAPFING OF THE PROJECT SITE SHOWHN I5 THE RESULT OF AN ON-THE-GROUND SURVEY
PERFORMED BY ALFRED M. RERRY OF 179 SOUTH MAIN STREET, ATHOL. MA 01331,

ELEVATIONS DEPICTED ARE BASED ON NORTH AMERICAN VERTICAL DATUM 1988 (NAVDSS).

CONTRACTOR I TO NOTIFY ENGINEER IMMEDIATELY OF ANY DISCREPANCIES PRIOR TO
PROCEEDING WITH PROPCSED WORK.

THIS PLAN DOES NOT NECESSARILY DEPICT THE EXACT LGCATION AND SIZE OF ALL UTILITEES
WHICH MAY EXIT AT THIS TIME INSIDE OR OUTSIDE OF EXISTING OR PROPOSED BUILDINGS.
ON THE SUBJECT PROPERTY, WITHIN THE STREET RIGHT-OF-WAY, OR ON ABUTTING LOTS.

CONTRAI:TDR SHALL CONTACT THE TOWN OF HUBBARDSTON FOR THE MARKING OF

ON MUNICIPAL UTILITIES.
|N ACCORDANCE WITH MGL. CH 82, SEC. 40 INCLUDING ALL AMENDMENTS, CONTRACTOR
SHALL NOTIFY UTILITY COMPANIES AND: ALL PERTINENT GOVERNMENT AGENCIES IN W
‘OF THE INTENT TO EXCAVATE, AND CONTACT DIG-SAFE AT |-$88-344-7231 OR 1-800-322-4844
AT LEAST 72 HOURS PRIOR TO EXCAVATION (EXCLUSIVE OF SATURDAYS, SUNDAYS, AND
HOLIDAYS),

THE CONTRACTOR K5 RESPOINSIBLE FOR OBTAINING ALL PERMITS AND INSURANCE THAT MAY
BE REQUIRED FOR THE PROJECT.
ADJACENT ABUTTERS SHALL BE NOTIFIED PRIOR TO THE START OF CONSTRUCTION.

NO WORK SHALL BE UNDERTAKEN UNTIL APPROVAL FROM THE CONSERVATION COMMIESION
HAS BEEN RECEVED.

LEGEND

WSPA OUTER LIMIT OF
200 400" SECONDARY
PROTECTION ZONE

LANDSCAPE ARCHITECTURE

THOMAS WIRTH ASSOCIATES, INC.
133 WESTERN AVEMUE | SHERBORH, MA 01770
Wesirh@yboocon 61760 MR

PAPER CRANE PROVISIONS
56 GARDNER ROAD
HUBBARDSTON, MA




GEMERAL NOTES

BASE MAPPING OF THE PROJECT SITE SHOWN IS THE RESULT OF AN ON-THE-GROUND SURVEY
PERFORMED BY ALFRED M. BERRY OF 179 SOUTH MAIN STREET, ATHCL. MA 01331,

[ELEVATIONS DEPICTED ARE BASED ON NORTH AMERICAN VERTICAL DATURM 1988 (NAVDSS).

CONTRACTOR I8 TO NOTFY ENGNEEI IMMEDIATELY OF ANY DISCREPANCIES PRICR TO
PROCEEDING WITH PR

TI—ISPLANDOESNOTI\ECESS&NLTDEHCTWEXACTLOCA“ONANDSIZEOFALLUW
WHICH MAY EXIST AT THIS TIME INSIDE OR OUTSIDE OF EXISTING OR PROPOSED
ON THE SUBJECT PROPERTY, WITHIN THE STREET H)GHYQH-WA'! OR ON ABUTTING LOTS.

CONTRACTOR, SHALL CONTACT THE TOWN OF HUBBARDSTON FOR THE MARKING OF
HUBBARDSTON MUNICIPAL UTILITIES.

N ACCORDANCE WITH MGL. CH 82, SEC. 40 INCLUDING AJ_LAMENDMENTS. cmmcma
SHALL NOTIFY UTILITY COMPANIES AND ALL PERTINENT GOVERNMENT WRITING
OF THEINTENT TO EXCAVATE, AND CONTACT DIG-SAFE AT I-WJM-TIJZ Oﬁ IMZ—JW
AT LEAST 72 HOURS PRIOR TO EXCAVATION (EXCLUSIVE OF SATURDAYS, SUNDAYS, AND
HOLIDAYS).

THE CONTRACTOR I5 RESPONSIBLE FOR OBTAINING ALL PERMITS AND INSURANCE THAT MAY
BE REQUIRED FOR THE PROJECT.

ADJACENT ABUTTERS SHALL BE NOTIFIED PRICR TO THE START OF CONSTRUCTION,

NO WORK SHALL BE UNDERTAKEN UNTIL APPROVAL FROM THE CONSERVATION COMMESION
HAS BEEN RECEIVED.

FENCE INSTALLATION NOTES

1. FENCE TO BE INSTALLED IN LOCATION INDICATED ON PLAN. MINGR REPOSITIONING
MAY BE NECESSARY TO AVCID EXISTING TREES OR OTHER NATURAL FEATURES.

2. FEMCE TO BE INSTALLED I' MIN. CFFSET FROM PROPERTY LINE TO ACCCOMMODATE FOOTINGS.

CHAIN LINK. FENCE NSTALLA“ON DETAILS (N.TS)
STANDAND IFSE SHALL F ADAPTIOTO 5TE C3)

LEGEND

WSPA OUTER LIMIT OF
200400 SECONDARY
PROTECTION ZONE

PROPOSED CHAIN LINK FENCE
SILT FENCE AND WATTLES

(AS PER DIRECTION OF THE
CONSERVATION COMMISSION)

133 WESTERN AVEMUE . SHERBORN, P4 01770
Weswirb@yshoncom 417640412

THOMAS WIRTH ASSOCIATES, INC.
LANDSCAPE ARCHITECTURE

PAPER CRANE PROVISIONS
56 GARDNER ROAD
HUBBARDSTON, MA
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LANDSCAPE ARCHITECTURE
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56 GARDNER ROAD
HUBBARDSTON, MA
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GENERAL NOTES

BASE MAPPING OF THE PROJECT SITE SHOWN IS THE RESULT OF AN ON-THE-GROUND SURVEY
PERFORMED BY ALFRED M. BERRY OF 129 SOUTH MAIN STREET, ATHOL, MA 01331,

ELEVATIONS DEPICTED ARE BASED O NORTH AMERICAN VERTICAL DATUM 1988 (NAVDES).

CONTRACTOR IS TG MOTIFY ENGINEER IMMEDIATELY GF ANY DISCREPANCIES PRIOR TO
PROCEEDING WITH PROPOSED WORK.

THIS PLAN DOES NOT NECESSARILY DEPICT THE EXACT LOCATICN AND SIZE OF ALL UTILITIES
'WHICH MAY EXIST AT THIS TIME INSIDE OR QUTSIDE OF EXISTING OR PROPOSED BUILDINGS,
ON THE SUBJECT PROPERTY, WITHIN THE STREET RIGHT-OF-WAY, OR ON ABUTTING LOTS.

‘CONTRACTOR SHALL CONTACT THE TOWN OF HUBBARDSTON FOR THE MARKING OF

HUBBARDSTON MUNICIPAL UTILITIES.

IN N(:CrJRDANCEWlm MGL. CH B2, SEC. 40 INCLUDING ALL AMENDMENTS, CONTRACTOR
COMPAMIES AND ALL PERTINENT GOVERNMENT AGENCIES IN WRITING

Df THE INTENT TO EXCAVATE, AND CONTACT DIG-SAFE AT |-888-344.7233 OR |-B00-3224344

AT LEAST 72 HOURS PRIOR TO EXCAVATION (EXCLUSIVE OF SATURDATS, SUNDAYS, AND

HOLIDAYS).

THE CONTRACTOR 5 RESPONSIBLE FOR OBTAINING ALL PERMITS AND INSURANCE THAT MAY
BE REQUIRED FOR THE PROJECT.

ADJACENT ABUTTERS SHALL BE NOTIFIED PRIOR TO THE START OF CONSTRUCTION.

NO WORK SHALL BE UNDERTAKEN UNTL APPROVAL FROM THE CONSERVATION COMMISSION
HAS BEEN RECEIVED.

EROSION CONTROL FENCE INSTALLATION NOTES.

'WATTLES TO BE INSTALLED DOWN GRADIENT OF THE PROPOSED FENCE
IF REQUESTED BY THE CONSERVATION COM|
POTENTIAL FOR EROSION ALONG THE PROPOSED FENCE LINE IS VERY MINIMAL.

SN.T FENCE AND HAY WATTLE DETAILS
TTLES CAM BE PISTALLES GOWN GRATHAT OF THE FENCE INSTALLATION AT THE COMSERUATION
Corvmasore et

LEGEND

PROPOSED CHAIN LINK FENCE

SILT FENCE AND WATTLES
(A5 PER DIRECTION OF THE
CONSERVATION COMMISSION)

THOMAS WIRTH ASSOCIATES, INC.
LANDSCAPE ARCHITECTURE
133 WESTERN AVEHIUE SHERBORIL MA 01770
WesWth@rahoocom 617602412

56 GARDNER ROAD
HUBBARDSTON, MA
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PAPER CRANE PROVISIONS
56 GARDNER ROAD
HUBBARDSTON, MA

GEMNERAL NOTES
1. BASE MAPPING OF THE PROJECT SITE SHOWN IS THE RESULT OF AN ON-THE-GROUND SURVEY LPeRn.
PERFORMED BY ALFRED M.BERRY OF 129 SOUTH MAINSTREET, ATHOL MAOIZIL. e WA OUTER LIBIT OF
2007-400" SECONDARY
2. ELEVATIONS DERICTED ARE BASED ON NORTH AMERICAN VERTICAL DATUM 1968 (NAVOES). ootz
ZONING TABLE ———————  PROPOSED CHAIN LINK FENCE
THE FOLLOWING TABLE DESCRIBES THE MINIMUM LOT AREA REQUIREMENTS, MINIMUM FRONTAGE REQUIREMENTS, MINIMUM FRONT YARD ZONING PLAN
REQUIREMENTS. MINIMUM REAR. AND SIDE YARDS REQUIREMENTS. MAXIMUM LOT COVERAGE REQUIREMENTS AND MAXIMUM BUILDING HEIGHT SILT FENCE AND WATTLES
REQUIREMENTS FOR A COMMERCIAL ZOMING DISTRICT AND THE EXISTING AND PROPCSED SITE CONDITIONS: (AS PER DIRECTION OF THE | —
CONSERVATION COMMESION) Bt wnmm
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Environmental and Community Impact Analysis

Article 8

2-26-21

Brsbwimeds Manat 6, 9094

Submitted To:
Hubbardston Planning Board

7 Main Street, Unit #7 Hubbardston, MA 01452

Submitted by:
Paper Crane Provisions, LLC
Thomas Wirth Associates Inc. 133 Western Ave Sherborn MA 01770 Thomaswirthassociates.com

Bobrek Engineering PO BOX 2185 DANVERS MA 01923 GOBOBREK.COM

MCCMLT\-'( ELbiveenine [Tt YD o O, (Zoriosa A oYs3

Regarding:

56 Gardner Road, Phase 1 - OQutdoor Marijuana Grow Facility



INTRODUCTION:

The purpose of this report is to be a guide to the Hubbardston planning board in its deliberations RELATED TO
ARTICLE 7. (SPECIAL PERMIT APPLICATION) AND SITE PLAN REVIEW SUBMISSION (ARTICLE 9) , and to make
careful consideration of the environmental and community impacts of the proposed use and/or development.
In this report Paper Crane Provisions will address the primary and secondary environmental and community
impacts to the greatest extent possible, including both beneficial and adverse anticipated impacts as a result of
the proposed use, suggest possible alternatives to the proposed use and/or development, and suggest
measures to be used to minimize adverse environmental and community impacts. Paper Crane Provisions aims
to assure the Planning Board that the proposed use will be conducted in a manner that is consistent with the
Hubbardston Master Plan and land use objectives, meet all zoning and building requirements, have a net-
positive impact on the community of Hubbardston's financial well-being, with direct contributions to the town
(as noted in the Host Community Agreement), positively impact the cultural well-being (by providing jobs) and
support the environmental well-being, by establishing a low-impact, natural, sustainable agricultural land use.

PROPOSED USE SUMMARY:

Paper Crane Provisions is proposing a very light, sustainable, low-impact Special Permit proposal. The plan is to
return the use of the site to agriculture, as an outdoor cannabis grow facility, contained within a secured
fenced-in area. The site was once an apple orchard, and as homage to the orchard, and the historic character,
we are planning on transplanting at least 6 large-caliper mature apple trees (growing in the lower site) to a
prominent position along the street. The buildings and infrastructure, driveway, topography and site will
remain largely as is, except for landscape improvements to the street-scape and the side lines of the site, as
well as an installation of a % acre native wildflower meadow in the front street adjacent portion of the parcel,
to improve the street character of the lot. sEe ~DOLLoOGM # 3

HISTORY AND ATTRIBUTES OF CANNABIS :

Cannabis is a remarkable plant with many positive attributes. Education is a critical element in understanding
the positive potential the plant and the industry around the plants can promote. Cannabis has closely
followed, and co-evolved with man for 6000 years, and has been an integrated part of nearly every culture, in
countless ways. The history of cannabis as a companion plant for man is deep and storied. Cannabis was
unfairly outlawed, using misinformation, scare tactics, and harsh legal and regulatory frameworks, in relatively
recent history. Now, the tables are turning, and the benefits of the plant, and its medicinal usefulness are
becoming widely recognized. Additionally, it is a sustainable crop, with net-positive environmental benefits,
which have been shown to build soil quality, remediate toxins (heavy metals in particular), function as a
cover/nurse crop, and sequester carbon, not to mention a multitude of non-toxic, and green sustainable
secondary uses as fiber for cloth and paper, seed oil for health and plastic production, and more. Additionally,
the plant is drought tolerant, and quite resistant to pests and disease, therefore water and pest management
demands are low compared to other agricultural alternatives.

SUSTAINABLE, SMALL SCALE, NON TOXIC AGRICULTURE IS THE FUTURE:

Because cannabis is heavily regulated by the CCC, and guidelines recently developed outside of the influence of
large chemical manufacturers that promote use of herbicides and pesticides in conventional agriculture, the
use of harmful herbicides, pesticides, and other toxins (all too often used in our normal food supply) are strictly
prohibited when growing and processing Cannabis. Rigorous testing of the harvested materials ensures that
harmful additives are not used at any point in the process. As a result, the environmental impact of the crop is
net-positive, and beneficial: better soils, less erosion due to vigorous and fast growing root systems, carbon



sequestering of dense green canopy, minimal water requirement due to drought tolerance, and robust root
systems.

THE SITE AND ITS BUILDINGS:

The buildings, topography, driveway, hydrology, will not be changed. The operation is estimated to have 6-8
employees, and will be difficult to see from the public way, therefore will have minor visual and structural
impact on the town.

SUMMARY OF IMPACTS:

e FENCE INSTALLATION: There will be brief period of time where the proposed fence is installed on-site,
enclosing and securing 58,000 sf outdoor grow area. This is the most significant and singular
construction component of this Special Permit request.

e NO PROPOSED STRUCTURAL CHANGES TO THE EXISTING BUILDINGS OR THE SITE: No structural
changes will be made to the 2 existing metal buildings in the front of the site. The high tunnel in the
middle of the site will be renovated.

e NO CHANGE TO SITE CONDITION AND HYDROLOGY: Because the driveway, parking, buildings, and
systems will not be changed, there will be no change in the hydrology (storm water condition)
condition. Other than the tillage required to plant the outdoor crop in the proposed fenced area, there
will be no grading, no moving of soils, and no change in hydrology. The gentle gradient of 2-4%, of the
grow area will make erosion non-existent or negligible. The buildings will otherwise be kept in 'as is'
condition for the purpose of this application.

e SECURITY SYSTEMS ON THE EXISTING BUILDINGS: Security systems consistent with the CCC regulations
will be installed on the existing buildings AND SITE, with special attention given to shield abutters from
unnecessary lighting and any other nuisance issues. The applicant also plans to avoid unnecessary
lighting as it could be detrimental to health of the crop.

e POSITIVE CHANGE TO THE STREET SCAPE AND LANDSCAPE VISIBLE TO THE PUBLIC: At least 6 mature
16-20' height and 12" caliper apple trees will be bare root transplanted to a prominent position in the
front of the site (see plan). Native wildflower meadows, planted in the front of the site, and along the
visible edges of the fence will contribute to a healthy environment and the beauty of the town, and
additional treed hedgerows will be planted to buffer the property line between the lot and the organic
livestock farm to the South and West. SEE 002 DO 3

b-

e EMPLOYEES AND TRAFFIC IMPACTS: With an estimated 6 er%p!oyees working through the Spring,
Summer and Fall seasons, there shall not be vehicular and pedestrian traffic of type and quantity so as
to cause any adverse effect to the neighborhood.

e NO DANGER OF NEGATIVE IMPACT ON THE NEIGHBORHOOD: The proposed outdoor grow shall not
be dangerous to the immediate neighborhood or the premises through fire, explosion, emission of
wastes, or other causes. On the contrary, there should be a positive environmental impact of overall
stabilization and improvement in soil quality.

e POSITIVE ENVIRONEMNTAL IMPACTS: The outdoor grow will not cause degradation of the
environment. In fact, it will represent a sustainable soil building agricultural use that will have net-
positive impact on the environment compared to almost all other agricultural uses.



POSITIVE COMMUNITY BENEFIT: The Establishment may benefit the Town and its citizens
through increased economic development, additional employment opportunities for
residents, and a strengthened local tax base. Paper Crane Provisions shall pay an Annual
Community Impact Fee in an amount equal to the greater of (a) three percent (3%) of the
gross sales of Establishment which are not sold directly or transferred to Company-owned or
operated marijuana retailer establishment(s) or product manufacturing establishment(s)
located within the Town, but are distributed to other off-site marijuana establishments, or (b)
one hundred fifty thousand dollars (5150,000.00). SE& oooewoo~ &3

8.4 Scope.

The Environmental and Community Impact Analysis shall evaluate all of the following topics:

a. Natural Environment.

L.

L.

til.

Air and Noise Pollution - The impact of local air quality and noise from the proposed development
(including traffic generated from the development), both during and after construction, shall be
evaluated. The Planning Board may require detailed technical reports of such impacts.

Response - The proposed agricultural use will not create noise, vibration, dust, heat, smoke,
fumes, glare, adverse visual effects, or other nuisance or serious hazard. We understand that
both the growing, harvesting and curing of marijuana may create odors that affect the local
area, during a very brief period of time. Depending on prevailing winds these odors can travel
distances and affect abutters with brief and intermittent scent of cannabis oil. The odor only
emanates in a noticeable degree, from mature plants for approximately 3 weeks per year, just
prior to harvest (when the oil levels are at their highest). We believe the odors will be
dispersed, and will not be significantly more potent than the odors of a natural meadow of
goldenrod, or the odor of a fungal/leaf compost layer of a forest, orchard, or other natural
growing ecosystem. There will be little to no noticeable odor during all other periods of the
plants’ development. We also believe the odors will be significantly less than most farm uses

supporting livestock. The odors are also 100% natural, and non-toxic, and cause no harm of
anysort. SEE AOORUILM ¥ 1

Water Pollution - The impact of storm water run-off on adjacent and downstream surface water bodies
and sub-surface ground water shall be evaluated. Dangers of flooding as a result of increased
downstream runoff, especially peak runoff. The impact of the proposed project on water table levels
shall also be analyzed.

Response - The buildings, topography, driveway, and parking areas will not be changed in a
way that impacts the flow of storm water, therefore the hydrology, and therefore the water
table or water pollution, will not be changed or impacted, due to any construction in the upper
portion of the site. The cultivation area agricultural use will be 100% natural and not utilize
any harmful herbicides, pesticides, or fungicides, and will have no impact on the water quality.

Land - Compatibility of the proposed development with existing soils; the impact of any soils or other
materials to be remaved from the site; and the potential dangers and impacts of erosion and
sedimentation caused by the proposed development.

Response - The buildings, topography, driveway, and parking areas will not be changed in a
way that impacts the flow of storm water, therefore soils will not be moved, and the hydrology
will not be impacted or changed. There is no evidence of erosion on the existing site. Instead,



the proposed tree plantings, and the proposed wildflower meadow plantings will infiltrate
water more effectively than the existing lawn with no trees. The fence installation will cause
only a minor disturbance, will only require drilling fence post holes, and can be protected down
gradient with silt fence and waddles upon request of the planning board. The cultivation area
is a gradient of 2-4%, which is gentle and will not easily erode. The site is bound by mature
hedgerow on the down gradient edges (East and South) which will act as a natural erosion
barrier and control. We do not anticipate any erosion issues at all. Additionally, cover crops
will be planted post-grow to further stabilize and nourish the soils.

= Response SOILS: The soil quality on site is considered high-quality farmland on Oliver USGS
mapping. The high-grade agricultural soil is suitable for the growing of cannabis, as is the
exposure and site gradient. RDSTON ZONING BYLAWS PAGE 22

1@. Plants & Wildlife - The impact that the proposed project may have on wildlife habitat and on any rare
or endangered plant or animal species known to exist in the area.

= Response - A portion of the back of the lot extends into the WsPA Secondary Protection Zone
(between 200' and 400'). Because of this Paper Crane Provisions has submitted a Request for
Advisory Ruling, per the Watershed Protection Act — to DCR, Division of Water Supply
Protection. The application asks for guidance on the proposed agricultural use, as well as any
other environmental concerns. We are aware of the watershed resource down gradient, and
do not believe any of the proposed uses will negatively impact plants and/or wildlife in the
watershed area. It should be noted that agriculture (maintenance or improvement of
agricultural land, changes in crops, use of new technologies and the conversion of land to
agricultural use) is a qualified exemption under the Watershed Protection Act. The company
has consulted the DCR to ensure this work meets all regulations.

= Response - RARE OR ENDANGERED SPECIES: We do not believe there to be any rare or
protected plants or species which will be impacted by the proposed uses.

@. Water Supply - The average and peak daily demand and the impact of such demands on groundwater
aquifers.
= We estimate that the 2500 cannabis plants will require an average of approximately 2 gallons
per day per plant (5000 gallons per day). We intend on installing a very efficient delivery
system which drips each individual plant, maximizing water delivery. The flow rate of the well
is estimated at 10 gallons per min, it will take approximately 8 hrs to cycle through watering at
the estimated 2 gal per plant per day. Water delivery and demand is most critical for a short
period, during the first three weeks of the seedling/clone stages (when the root system is
forming). Once the plants are established and are in a strong vegetative state, the watering
schedule is reduced to 3 times per week. Water needs continue to diminish over time and
water needs during their flowering phase are reduced even further. Many of the popular
modern-day strains of cannabis cultivated for recreational and medicinal use, originated from
arid mountain regions of the world such as Southwest Asia, The Middle East, Africa and Siberia.
It is an extremely hardy and robust plant in all environments. In the event of a drought,
cannabis is drought-resistant, making it one of the most sustainable crops. SEE ASOZL00—# o

@1. Sewage Disposal - The average and peak daily disposal and the impact of such disposal on groundwater
aquifers.



With an estimates 6 employees to tent the outdoor grow, we anticipate that the existing septic
system will be adequate. The Hubbardston Board of Health does not have any information on
the existing system, we are in the process of having it assessed, and will share the data with
the Planning Board as soon as it is available. The system is fully functioning at this time.

b. Man-Made Environment.

i.  Existing Neighborhood Land Use - Compatibility with adjacent or nearby existing land uses, or approved
private development plans, if known, for adjacent or nearby land use changes to occur during the life of
the proposed development. If not compatible, reasons therefor shall be detailed. Consultation with the
Planning Board is strongly recommended.

The project site is located within the ‘Commercial Zone’ as outlined by the Hubbardston Zoning
Map. The adjacent properties consist of an auto-shop (to the east), a multiuse building which
has a pizza shop and a private insurance company and a school bus storage area (across the
street to the north), and a cattle farm to the west and the south. The abutter to the west and
south is the Bratko property which is an active organic farm that raises cattle and crops. This
land is protected from development by an Agricultural Preservation Restriction obtained by the
Mass. Dept of Agriculture. It is a significant land use directly adjacent to the property. Paper
Crane is committed to protecting this abutting resource. We believe the outdoor cannabis
grow (agricultural use) is compatible with the abutting organic (cattle) farm, as a compatible
agricultural use. We will maintain the existing hedgerow separating the properties, and install
a new hedgerow along the western edge (between the abutting pasture and the existing
buildings, as well as street tree plantings). The outdoor grow will not degrade the environment
of the surrounding lots in any way. Per order of the CCC, the outdoor grow area needs to be
fenced. The fence will be a barrier off-set from the property line enclosing the back lot — It will
be hard to see the fenced area from the street, and impossible to see through the fence to the
cannabis plants. The fence will be installed adjacent to a mature hedgerow on the south and
east sides of the site, and may have to be offset even more than the plan calls for, to avoid
interference with the hedgerow. We are proposing planting along the base of the fence
(between the fence line and the property line) on the western edge (adjacent to the open
cattle pasture, of a native wildflower seed mix. The auto salvage yard on the east is a relatively
passive use, because of the passive nature of the business we believe it to be compatible.

ii. Zoning - Compatibility of proposed development with the purposes of the Zoning By-Law and the
Zoning District.

4.4(a) All uses allowed by right under Section 4.1.
4.1(e) Agriculture, horticulture, floriculture and viticulture
4.1(g) Sale of farm, nursery, or orchard products which have been produced on the premises

4.1(h) Accessory uses on the same lot such as garages, stables, barns, tool sheds, farm
buildings and enclosures, tennis courts, swimming pools

4.5(g) All Marijuana Establishments as defined by MGL 94G are allowed by special permit
(subject to Article 22

We are not proposing any change to the driveway or parking, all of which is a gravel driveway,
and compliant with setback requirements. The number of cars is based on the square footage
of the existing two buildings, (assuming 1 car per 1000 sf, 6 cars are required, and we are able



iii.

to provide space for 9 without changing anything. We also anticipate that we will have no
more than 5-8 employees working in the field at any one time.

= Response - DIVISION OF WATER SUPPLY PROTECTION - LAND USE EXEMPTION: 313 CMR
11.05(7) Conversion of Land for Agricultural Use. Or 313 CMR 11.05(9) Maintenance or
Improvement — Agricultural. The proposed project appears to qualify for either of the two
aforementioned exemptions. (see page 2 of the Request for Advisory Ruling) DCR application
included with this submission. A portion of the proposed project — grow area (and fence) is in
the WSPA area, a portion is outside their jurisdiction.

Architecture - The style of architecture of the buildings shall be described; its relation to prevailing types
of architecture for similar buildings; and its compatibility with the function of the building and to the
architecture of adjacent buildings. Sketches, photos, elevations and renderings are encouraged to
illustrate architectural appropriateness as well as innovation.

= Response - There are no architectural changes being proposed with this special permit

c. Public Service.

ii.

fii.

iv.

Schools - The expected impact on the school system both elementary and secondary levels, the number

of students; projected school bus routing changes and projections of future school building needs
resulting from the proposed project.

= Response - The project will have no impact on the school system.

Police - The expected impact on police services, time and manpower needed to protect the proposed
development and service improvements necessitated by the proposed development.

= Response - The outdoor grow will not require any policing. The CCC requires a security system
designed and installed by industry-specific specialists such as Sapphire Security, with cameras,
motion detectors, and 24 hr video surveillance by two providers viewing the feed.

Fire - Expected fire protection needs; on-site fire-fighting capabilities; on-site alarm or other warning
devices; fire-flow water needs, source and delivery system and other needs shall be presented. Fire
department service improvements necessitated as a result of the proposed project shall also be
discussed.

= Response - The agricultural component of the outdoor grow has no fire risk or need, the drying

and curing in the existing buildings will be renovated to meet all state and local fire related
building codes.

Recreation - On-site recreation provisions shall be detailed and off-site recreation demands shall be
estimated. Provision for public open space, either dedicated to the Town or available to its residents

shall be described. Open space available primarily or exclusively for residents or employees shall also be
described.

= The project consists of an entirely commercial development. There will be no recreation areas
designed or incorporated as a part of the project.

Solid Waste Disposal - Analysis of the projected volume and type of solid waste to be generated by the
proposed development and methods of removal.



= Response -Regarding Sanitary disposal: the agricultural operation will only generate organic
waste, all which will be composted in the bounds of the security fence, and or disposed of in a
manner in accordance with CCC guidelines. Drying and Curing will not create any non organic
waste or by product.

vi. Traffic - The expected impact of traffic generated by the proposed development on area roadways.
Discussion shall include existing average and peak traffic volumes and composition, projected average
and peak traffic generation and composition, intersection impacts and analysis of area roadway and
intersection capacities. Methodologies used to make projection shall be described in detail.

= The proposed agricultural use, and small number of employees (estimated at 6) will not
generate any significant change in existing traffic patterns.

vii. Highway - Projected need, responsibility and costs to the Town of roadway maintenance shall be
analyzed. Impacts of construction equipment on area roadways shall also be discussed.

= The proposed agricultural use, and small number of employees will not generate on the
adjacent roadways.

d. Aesthetics.

i. Lighting - The type, design, location, function and intensity of all exterior lighting facilities shall be
described. Attention given to safety, privacy, security, and daytime and nighttime appearance shall be
detailed.

= Response - Lighting will be minimal, and only as required by the CCC. No additional site lighting
will be installed for the agricultural use.

1. Landscaping - Provisions for landscaping shall be described including type, location and function of all
plantings and materials.

= Response - We are planning on installing approximately 20 trees, 20,000 sf of native wildflower
meadow in the front lot, at least 6 mature apple trees will be transplanted from the lower lot
to the street line, per plan, and a hedgerow of new sugar maples will be installed along the
Western edge of the property adjacent to the cattle pasture. SEE SO0z~ H 3

iii. Visual - Attention given to views into the site and from the site shall be described. Included shall be
long-distance views as well as views to and from adjacent properties.

= Response - The proposed street trees, hedgerows and wild flower meadow will contribute to
the scenic and agricultural values consistent with the goals of the Hubbardston Growth
Management Master Plan and the most recent Open Space Plan. SE& Sooso0tA & 3

e. Planning.

Analyze the compatibility of the proposed development and its alternatives with the goals and objectives of the
most recent Growth Management Master Plan and the most recent Open Space Plan.

m  Response - The Hubbardston growth management Master Plan And Open Space Plan identified
the following issues as primary concerns of the residents, and goals for the Master and Open
Space Plan : (Plan is from 1988, and is somewhat outdated, but remains the record copy of
plan referenced in the Community Impact Analysis)



Preservation of the towns rural character,
Preservation of groundwater resources,
Preservation of historic sites,
Preservation of unique scenic areas, and
Preservation of agricultural areas

Town members (82% : 210 out of 259) overwhelmingly voted to encourage agriculture (1988
growth management master plan

Finally the town members noted that loss of rural character was the single most serious
problem to be faced in the next 5 years, and that loss of agricultural land, open space,
protection of groundwater where other top ranking concerns.

The Proposal from Paper Crane Provisions, for cannabis outdoor grow / agricultural use (using
sustainable and natural growing practices) supports almost all of the towns desires for
Agriculture, open space, and protection of groundwater, as voted by residents, and as stated as
Goals in the Master Planning effort.

f. Cost/Benefit Analysis.

This municipal benefit/cost analysis should follow standard and usual procedures for measuring both the
benefits to be derived and costs to be incurred by the Town of Hubbardston as a result of the proposed
development. This element should also estimate net benefits or costs of non-quantifiable environmental

impacts

SIGNED:

_

Response - Please reference the signed Host Community Agreement for Outdoor Cultivation.
There are significant financial contributions from paper Crane Provisions to the town, linked to
the proposed development of outdoor grow facility, which are, low-impact, safe, sustainable,
clean, environmentally sound, and in-keeping with the master plan guidelines of the town (as
an agricultural use) STEE OooeLuoom B3R

___ Boey Bertold Paper Crane Provisions LLC Date: 2/26/21

/A
PREAG— Zl /Y

% Brendan Pyburn (Bobrek Engineering) Date: 2/26/21

I Wes Wirth (Thomas Wirth Associates ) Date: 2/26/21
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Subject Property:

Parcel Number: 05-080 Mailing Address: PAPER CRANE PROVISIONS LLC
CAMA Number: 05-080 2 PINE ST

Property Address: 56 GARDNER RD BEDFORD, MA 01730

Abutters:

Parcel Number: 05-043 Mailing Address: WERME KEVIN WERME KENNETH
CAMA Number: 05-043 GREER KAREN

Property Address: 49 GARDNER RD 49 GARDNER RD

Parcel Number:
CAMA Number:

05-046
05-046

Mailing Address:

HUBBARDSTON, MA 01452

FRANGOS STAMATIA
22 BLAKER STREET

Property Address: 53 GARDNER RD AUBURN, MA 01501
Parcel Number: 05-047 Mailing Address: MCCARTHY JOHN P
CAMA Number:  05-047 4 WEST BROOKFIELD ROAD

Property Address: 57 GARDNER RD BROOKFIELD, MA 01506
Parcel Number: 05-048 Mailing Address: BRISEBOIS LINDA
CAMA Number:  05-048 10 RAGGED HILL RD
Property Address: 10 RAGGED HILL RD HUBBARDSTON, MA 01452
Parcel Number: 05-050 Mailing Address: MATTHEW PEASLEE AARON SANDRA
CAMA Number: 05-050 POLCARO
Property Address: 63 GARDNER RD 63 GARDNER RD

HUBBARDSTON, MA 01452
Parcel Number: 05-078 Mailing Address: BRATKO THOMAS W & JASSY M
CAMA Number:  05-078 TRUSTEES HUBBARDSTON ORCHARD
Property Address: 46 HIGH ST REALTY TRUST

28 HIGH ST

HUBBARDSTON, MA 01452
Parcel Number: 05-079 Mailing Address: BRATKO THOMAS W & JASSY M
CAMA Number:  05-079 TRUSTEES HUBBARDSTON ORCHARD
Property Address: 52 GARDNER RD REALTY TRUST

28 HIGH ST

HUBBARDSTON, MA 01452
Parcel Number: 05-081 Mailing Address: JONSSON JON ARNIE
CAMA Number:  05-081 60 GARDNER RD
Property Address: 60 GARDNER RD HUBBARDSTON, MA 01452

2/19/2021

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies
are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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GODDARD CONSULTING

LLC

February 11, 2021
DCR, Division of Water Supply Protection
Attn: Environmental Planning
485 Ware Road
Belchertown, MA 01007

Re: Watershed Protection Act — Request for Advisory Ruling
56 Gardner Road, Hubbardston, MA 01452
Map: 5, Parcel: 80

Dear Department of Conservation and Recreation:

Goddard Consulting, LLC (Goddard) is pleased to submit this request for an Advisory Ruling on
behalf of Boey Bertold of Paper Crane Provisions LLC for the property known as 56 Gardner
Road in Hubbardston, MA (the property). Paper Crane Provisions LLC proposes work within the
area between 200-400 feet of the Bank of a Tributary or Surface Water, commonly referred to as
the WsPA Secondary Protection Zone (the WsPA Zone). This area falls under the jurisdiction of
the Watershed Protection Act 313 CMR 11.00. The proposed work within the WsPA Zone
involves the outdoor cultivation of cannabis. The agricultural activity will require top-soil tillage,
the addition of soil amendments, growing cannabis, pruning an existing hedgerow, transplanting
an apple orchard, and installing a chain link fence around the perimeter of the property boundary.
Paper Crane Provisions LLC seeks an Advisory Ruling as to whether the proposed Structures,
Uses and Activities on the property are permitted under 313 CMR 11.00 by virtue of the
exemptions set forth in 313 CMR 11.05.

A list of enclosed documents is as follows:
e Topographic Map with Assessor’s Data
Copy of the deed showing ownership
DCR Jurisdiction Map
Web Soil Survey Map
Prime Farmland Map
Site Plan with Proposed Chain Link Fence Installation (DRAFT), Thomas Wirth
Associates Inc., 2/8/2021

Existing Conditions

The site of the proposed project consists of one land parcel (Map: 5, Parcel: 80), totaling +/-
113.106 SF, with the back of the lot extending into the WsPA Zone. Within this WsPA Zone,
there is an existing Quonset building, gravel driveway, an apple orchard, a hedgerow, and natural
vegetation.

Project Summary and Regulatory Compliance

The proposed project will involve the outdoor cultivation of cannabis within the WsPA Zone.
The property will either be converted to land for agricultural use or be maintained as agricultural
land (due to the presence of an apple orchard). The apple trees are proposed to be transplanted
elsewhere on the property, outside of the WsPA Zone. The removal of an existing hedgerow

goddardconsultinglic.com = 291 Main Street, Suite 8, Northborough, MA 01532 « 508.393.3784




along the property boundaries will be pruned to increase light levels within a proposed outdoor
cannabis cultivation area. The proposed outdoor cultivation area is estimated at +/- 23,000 SF.
The cannabis cultivation will require top-soil tillage, the addition of soil amendments and
growing cannabis plants. A chain-link fence with a gate is proposed along the property
boundaries within the WsPA Zone.

The proposed project appears to be permittable under 313 CMR 11.00 by virtue of the
exemptions set forth in 313 CMR 11.05, specifically 11.05(7) or 11.05(9). 313 CMR 11.05 states
that the provisions of 313 CMR 11.04 [Jurisdiction] shall not apply to the following:

313 CMR 11.05(7)

Conversion of Land for Agricultural Use.

Conversion of Land for Agricultural Use or preparation of Land for Agricultural Use; provided,
however, that such conversion shall be made under a plan approved by the United States
Department of Agriculture, Natural Resources Conservation Service and the Commissioner, in
consultation with the Commonwealth's Department of Agricultural Resources, or have an
approved Forest Cutting Plan;

313 CMR 11.05(9)

Maintenance or Improvement — Agricultural.

Activities relating to normal maintenance or improvement of Land in Agricultural Use;
provided, however, that such activities do not impair the quality of the water or have an
approved Forest Cutting Plan;

The proposed project appears to qualify for either of the two aforementioned exemptions. If the
apple orchard in the rear of the property qualifies as an existing agricultural use, then the project
would be exempt under 313 CMR 11.05(9) Maintenance or Improvement — Agricultural. The
proposed activities would be normal maintenance or improvement to Land in Agricultural Use
because the outdoor cultivation of cannabis could be considered a conversion of crop or an
improvement to existing crop yields on the property.

If the apple orchard is not considered an existing agricultural use on the property, then the
project would appear to qualify for an exemption under 313 CMR 11.05(7) Conversion of Land
for Agricultural Use. The conversion of the land for agricultural use (cannabis cultivation) would
require the plan to be approved by the United States Department of Agriculture, Natural
Resources Conservation Service and the Commissioner, in consultation with the
Commonwealth's Department of Agricultural Resources. In anticipation that the project would
potentially need to qualify for this specific exemption, the Commonwealth's Department of
Agricultural Resources has been contacted for consultation. Due to Covid-19, the office closure
of the Commonwealth's Department of Agricultural Resources has significantly hindered the
consultation process. Efforts are being made to work through the consultation process in a timely
manner and will continue concurrently with the filing of this request for an Advisory Ruling,
unless DCR rules that the consultation is not necessary.



Conclusion

In summary, Paper Crane Provisions LLC seeks an Advisory Ruling as to whether the proposed
Structures, Uses and Activities on the property are permitted under 313 CMR 11.00 by virtue of
the exemptions set forth in 313 CMR 11.05.

Please feel free to contact us if you have any questions.

Sincerely,
Goddard Consulting, LLC

Mitch Maslanka
Wetland Scientist

CC: Boey Bertold, Paper Crane Provisions LLC, 2 Pine Street, Bedford, MA 01730
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Worcester South District Registry of Deeds
Electronically Recorded Document

This is the first page of the document — Do not remove

Recording Information

Document Number 0126425
Document Type : DEED

Recorded Date - October 22, 2020
Recorded Time :11:13:53 AM
Recorded Book and Page . 63561 /177
Number of Pages(including cover sheet) : 4

Receipt Number - 1272616
Recording Fee (including excise) 1$1,518.44

MASSACHUSETTS EXCISE TAX
Worcester District ROD #20 001

Date: 10/22/2020 11:13 AM

Ctri# 215560 24809 Doc# 00126425
Fee: $1,363.44 Cons: $299,000.00
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Worcester South District Registry of Deeds
Kathryn A. Toomey, Register
g0 Front St
Worcester, MA 01608

(508) 798-7717



56 Gardner Road Hubbardston

Bk: 63561 Pg: 178

QUITCLAIM DEED

We, Kenneth L. Erickson and Pauline A. Erickson, husband and wife, of Webster,
Massachusetts,

For consideration paid, and in full consideration of TWO HUNDRED NINETY-NINE
THOUSAND ($299,000.00) DOLLARS and ZERO CENTS;

Grant to Paper Crane Provisions LLC, a Massachusetts Limited Liability Company, of 2 Pine
Street, Bedford, MA 01730

with quitclaim covenants,

A certain parcel of land with the buildings thereon located at 56 Gardner Road Hubbardston,
Massachusetts, being more particularly described on “Exhibit A attached hereto and
incorporated herein.

Being the Same premises conveyed to the Grantor(s) by deed dated December 19, 1986 from
EUGENE A, BRIER and recorded in Worcester District Registry of Deeds in Book -10094, Page
245.

The grantors hereby waive and release, any and all of their rights, title and interest in and to an
Estate of Homestead, if any, which may have been created under provisions of Chapter 188, of
the General Laws of Massachusetts, and further state under the pains and penalties of perjury,
that no other individuals or entities are entitled to claim the benefit of any existing homestead in

and to the property.

Signature to follow on next page
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Witness our hands and seals this _-’_éf day of _Maxed  ,2020.

- P ey
K’L:nneth L. Erickson ™

) rpw 0 ﬁ‘zﬁc_mam

Pauline A. Erickson

COMMONWEALTH OF MASSACHUSETTS

State ppi Floricla:

, S8
d avdy, opt Lo

On this f(i day of _Moigeln_ 2020, before me, the undersigned notary public, personally
appearcd Kenneth L. Erickson and Pauline A. Erickson, proved to me through satisfactory
evidence of identification, which were 7éo {# —~ Ma 8+, to be the persons whose names are
signed on the preceding document, and acknowledged to me that they signed it voluntarily for its

stated purpose.
( ’ J -Notary Public

My Commission Expires: Febseary 3,20aY

“Eia.  NOEM! XOMARADIEZ |
AT MYCOMMISSION # GG 813118

EXPIRES: February 3, 2024
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EXHIBIT A

A certain parcel of land situated on the southeasterly side of Gardner Road, in Hubbardston,

Worcester County, Massachusetts, bounded and described as follows:

BEGINNING at the most westerly corner thercof at an iron pipe in the southeasterly line of
Gardner Road at land now or formerly of one Pultorak et als, said pipe being located about 588
feet northeasterly of the point of curvature of a curve which rounds the intersection of the

southeasterly line of Gardner Road with the easterly line of High Street;

THENCE N. 42° 07" E. by the southeasterly line of Gardner Road, 70.0 feet to a Worcester
County highway bound;

THENCE still northeasterly by a curve to the left having a radius of 2,040 feet, by the

southeasterly line of Gardner Road, 150 feet to a stone wall;

THENCE S. 30° 30' E. by said stone wall, by land now or formerly of Chester E. Pultorak et als,

569 feet to an angle in said wall in line of land now or formerly of one Scott;

THENCE 8. 45" 30' N. by a stone wall, by said Scott land, 210 feet to an iron pipe in said atone

wall;

THENCE N. 317 W. by land now or formerly of Chester E. Pultorak et als, 550 feet to the

southeasterly line of Gardner Road and the place of beginning.

CONTAINING 2 %5 acres.

ATTEST: WORC Kathryn A. Toomey, Register



locus site
(outer 200' DCR
e jurisdiction)
H?E bDleIS:}-m ent
b/_Smio_.J-'

@

Scoftt o
Hilary APR' 4

Wk e
E%iniﬁil.; Y




Contact Us | Subscribe :'1\ Archived Soil Surveys | soit Survey Status | Glossary | Preferences | Link | Logout |

Soil Data
Explorer

Download
Soils Data

Shopping
Cart (Free)

B b ek

Map Unit Legend 2]
@

253D Hinckley loamy 4.4 1.2%
sand, 15 to 25
percent slopes

351B Becket fine sandy 0.1 0.0%
loam, 3to 8
percent slopes

355B Marlow fine sandy 51.6 13.6%
loam, 3.0 8

Marlow fine sandy 181 4
loam, 8 to 15 '
percent slopes

Peru fine sandy 22.9 6.0%
loam, 3to 8

ercent slopes

652 Udorthe

- 0.9 0.2%
refuse substratum

ey L L U 1 1 1 | ek

AN Ml eabkfce Macla... aAn A ERa e 174



~®Iliver OLIVER: MassGIS's Online Mapping Tool Please take our user survey |
@ Q O O oo P @ Q zoneiem v e
ke | ‘ |

&z

4 _]Public Water Supply Service Territories
=3 Soils
{1 Soils Polygons with Mapunit Names
{_-Soil Spot Features Lines
: +*Soil Spot Features Points
[ Soils by Slope
I3 Prime Farmiand Soils
3 Prime Farmland Soils Outlines |
41 Surficial Geology
4|1 Topography Contours
) Watersheds
4 _JWind Power Density at 50m
4[| Poltical / Administrative Boundaries

Check all  Uncheck all Remove all
“—O__ Prima Farmland Soils o - |
L3 [ElTax Parcels for Query
Ff Detailed Features
WA Tax Parcels for Display

i,,whﬂ, gy T e e o g
rime Farmland Soils

B 2l Areas Are Prime Farmland

|. Farmland of Unique Importance

[;( Farmland of Statewide Importance

i Parcels for Query

077.88m 915,964.77m
AR,

phic Fealures Basemap




GRAPIC SEALE

PROTECTION ZONE
PROPOSED CHAIN LINK FENCE
SILT FENCE AND WATTLES

(A4S PER DIRECTION OF THE
CONSERVATION COMMISSION)

GENERAL NOTES

L

PROPERTY LINES SHOWN HEREON HAVE BEEN
COMPILED 8Y OTHERS.

IN ACCORDANCE WITH MGL. CH 82, SEC. 40 INCLUDING
ALL AMENDMENTS, ALL CONTRACTORS SHALL NOTIFY
UTILITY COMPANIES AND GOVERMENT AGENCIES IN
WRITING. OF THE INTENT TO EXCAVATE NO LESS
THAN 72 HOURS PRIOR TO SUCH EXCAVATION
(EXCLUSIVE OF SATURDAYS, SUNDAYS, AND HOLIDAYS)
OR CALL "DIG SAFE™ AT BI1.

THE CONTRACTOR I RESPONSIBLE FOR OBTAINING ALL
PERMITS AND INSURANCE THAT MAY BE REQUIRED FOR
THE PROJECT.

NO WORK SHALL BE COMPLETED UNTIL APPROVAL
FROM THE CONSERVATION COMMISSION HAS BEEN
RECEIVED.

FENCE INSTALLATION NOTES

I FENCE TO BE INSTALLED IN LOCATION INDICATED ON PLAN. MINOR REPOSITIONING
MAY BE NECESSARY TO AVOID EXISTING TREES OR OTHER NATURAL FEATURES.
1. FENCE TO BE INSTALLED I'MIN. OFFSET FROM PROPERTY LINE TO ACCOMMODATE FOOTINGS.
2. WATTLES TO BE INSTALLED DOWN GRADIENT OF THE FENCE ONLY IF REQUESTED BY THE
CONSERVATION COMMISSION. POTENTIAL FOR EROSION IN THIS LOCATION IS VERY MINIMAL.

SILT FENCE AND HAY WATTLE DETAILS
T T
ConMan s KIGuiT

CHAIN LINK FENCE INSTALLATION DETAILS
AT THE STANDARD FENCE MUIT 35 ABAFTED 10 THE HTE
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THOMAS WIRTH ASSOCIATES, INC.
LANDSCAPE ARCHITECTURE
133 WESTERN AVEMUE | SHERBGRA, MA D170

PAPER CRANE PROVISIONS
56 GARDNER ROAD
HUBBARDSTON, MA

FENCEINITALLATION
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Town of Hubbardston
Planning Board and
Board of Health

RE:  Joint Meeting of the Boards dated May 3. 2023

In an effort to address the concerns of both the Planning Board and the Board of Health. 1
am submitiing the following statements concerning Paper Crane’s plan to attempt to nutigate
some of the odors emanating from Paper Crane’s grow facility in 2023.

e

While we have been told that there were numerous complaints of odors resulting from
our cannabis operation in 2022, we were provided with no details of any complaints. We were
not told when the complaints were made, where the party complaining resided. what the weather
was like that day, etc. Instead. we were grouped together with the other cannabis business in
town and we were collectively blamed for the strong odors in the Town. We do agree that
growing cannabis outside produces odors wherever it is grown. The odor is also very strong
around the home-grow operations at homes across town. Some of the varietals being grown at

the non-commercial grow sites may indeed include so-call ~skunk™ cannabis which we do not
grow. :

From the outset, I have repeatedly indicated that our company was engaged in an
endeavor tew to Massachusetts, and on a scale we were not fully familiar with. Essentially. this
is an ongoing experiment. In 2022, our crew gained a great deal of experience. and we
accumulated a great deal of data about our facility and our operating procedures.

Odor from the cultivation of cannabis cannot be completely eliminated. However, with the
knowledge¢ and data we gathered. we hope to mitigate the odors emanating from Paper Crane by
making changes to our standard operating procedures. Some of these steps include the
following:

1. Atihe time of each planting. we will be planting a significantly fewer number of plants
thig year. We expect it to be nearly 1/3 less. although the exact number will depend on

¢

i
i



many variables. We also plan to stagger the planting so that there are not too many of the
same plants maturing at the same time.

S

Fewer plants means that we should be able to bring the plants inside in a more prderly
and less time-consuming tashion. We will also atiempt to time the harvest to bring in the
plants as soon as they are able to be harvested. Naturally. the weather will dictate when
the plants will be ready. but we will be mindful to get them in as soon as possible.
Additionally. as we have added air conditioning to the stove shop. we have an additional
1800-2000 square feet of space to house the plants.

[O'S]

Due to the improvement gained by changing our operating procedures (outlined in items

1 and 2 above), we should have little or no plants that are left rotting in the field. To the

extent we have any that are not salvageable. we will make efforts to remove and compost
them as soon as possible.

We have no doubt that we will continue to learn what the “best practices™ are for Paper
Crane’s operations. We will continue to tweak our methods to become even more efficient
whenever possible.

We are optimistic that our new procedures will improve the odor of cannabis from our
operations. however. we are unable to make promises that these steps will be effective enough to
satisty those that wish to complain. Some folks simply do not like the odor of cannabis, or even
the thought of cannabis. However. as we all are aware. there are many other significant odors
emanating from farms all over town, and many of those odors persist for a much longer time than
the odor from cannabis.

Sincerely.

Bdey Béttofd. CEO
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Addendum #2:

In Section 7.2.A of the original Special Permit Application dated February 26, 2021, the Applicant
stated under “Landscape Planting” that “At least 6 mature trees will be transplanted from the lower
site to the upper street edge of the site. The tree are 15-20’ height and decades old: we anticipate
using a bareroot transplant technique to ensure the healthy transplant of the material. Additionally,
we are proposing a hedgerow of sugar sap maples, and establishing a 20,000 SF wildflower
meadow.”

Following receipt of the Special Permit in 2021, Paper Crane consulted with an arborist for the
transplanting of the six apple trees. The arborist determined that the trees were not healthy enough
to transplant. Based on the arborist's determination, the trees were not transplanted.

The Applicant intends to pursue Site Plan Approval and a Special Permit for a Retail Dispensary at
this site. As part of that Project, the front yard will be converted to a paved parking area with
associated site improvements including landscaping improvements. The Applicant wishes to defer
any additional plantings until such time as the Special Permit for the Retail Dispensary is acted on.
Deferring the plantings until that time will ensure that the plantings are in locations that will not be
further disturbed.

The 20,000 SF wildflower meadow was established per the original Special Permit.
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Addendum #3:

In Article 8 of the Environmental and Community Impact analysis include in the original Special
Permit Application dated February 26, 2021, the Applicant stated under “Positive Community
Benefit” that “The Establishment may benefit the Town and its citizens through increased economic
development, additional employment opportunities for residents, and a strengthened local tax
base. Paper Crane Provisions shall pay an Annual Community Impact Fee in an amount equal to the
greater of (a) three percent (3%) of the gross sales of Establishment which are not sold directly or
transferred to Company-owned or operated marijuana retailer establishment(s) or product
manufacturing establishment(s) located within the Town, but are distributed to other off-site
marijuana establishments, or (b) one hundred fifty thousand dollars ($150,000).”

The CCC regulations governing Host Community Agreements (HCA), and corresponding
Community Impact Fees, were amended in November of 2023. Paper Crane Provisions remains

committed to working with the Town to update their HCA to be in conformance with the amended
regulations.
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Addendum #4:

In Article 8, section 4, paragraph VI of the Environmental and Community Impact analysis included
in the original Special Permit Application dated February 26, 2021, the Applicant provided an
estimate of average and peak daily demand for water supply and the impact of that demand on the
groundwater aquifer. They estimated that the 2,500 cannabis plants would require 2 gallons of
water per plant per day for a total of 5,000 gallons per day.

Paper Crane has monitored their water consumption over the last two years of operation and has
found that actual consumption is closer to 850 gallons per day, a reduction of 4,150 gallons per day
from the original estimated amount.

This reduction results in much less of an impact to the aquifer over what was originally estimated
and approved.






Copy of Original Special Permit Application Exhibit 4.2
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Copy of Original Special Permit Application Exhibit 5



e PLACES Associates, Inc.

Architecture
Civil
Engineering
Surveying

May 5, 2021

Hubbardston Planning Board via email: plan@hubbardstonma.us
7 Main Street, Unit #7
Hubbardston, MA 01452

Re: Second Review of Special Permit and Site Plan Submittal
56 Gardner Road, Commercial Marijuana Facility
Exterior Growing, and Processing Facility
Places Project No. 5491

Dear Board Members:

As requested, we have conducted a second review of the revised, submitted materials provided to us
for a Special Permit Plan Review pursuant to Article 7 of the Hubbardston Zoning Bylaws and related
other sections and regulations.

We reviewed the following submitted materials:

A. Response documents, dated 4-15-21, 5 pages
B. Plan Set entitled, “Site Plan for Paper Crane Provisions, Inc.” by Bobrek Engineering &
Construction, 8 pages, dated February 2021.

The applicant has summarized the changes to the plans as:

A. Increase the fenced area and rectified the plans to depict the same fenced area.
B. Have added a canopy calculation rational in sketches, charts and diagrams

C. Minor landscaping changes have been made

D. Addressed odor controls a noise control strategies.

In conducting this review, we are:

1. Only listing those items that we believe need to be further addressed or,
2. The submitted plans modified and,

3. ltems that are discretionary for the Board to address:

The items that meet the criteria 1-3 above are in bold text.
1. Pre-Existing, Non-Conforming: Zoning § 4.9 Existing Uses Continued (Grandfathering), addresses the
criteria for permitting for alterations and extensions to pre-existing structures and uses. It requires

that, “Any...substantial alteration, or extension of a non-conforming use must be authorized by special
permit issued by the Planning Board.”
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As noted in our original review letter, the condition where three existing building are located on the
same lot is a non-compliant case. |t is possible that the construction of the three buildings was
allowed previously by Special Permit. In which case a modification of that permit would be required. It

is the applicant’s responsibility to provide evidence of the compliance of the existing
structures to meet current zoning criteria.

No information has been supplied to this office regarding this matter.

2. Number of Parking Spaces: Pursuant to 5.3, a.3, During the Board's first public hearing the Building
Commissioner defered a review of the required number of parking spaces to the Planning Board. The
application material states that there will be 6-8 employees with 9 parking spaces shown on the plans.

a. Parking Space Design Requirements: Items not listed, comply based on the current submittal.

i. 5.3.d.7 requires “Off-street parking and loading areas shall be surfaced with an asphaltic,
bituminous, cement or other properly bound pavement so as to provide a durable and
dustless surface, and shall be graded and drained as to dispose of all surface water
accumulation in the area”. The applicant is proposing to use the current gravel drive and
parking area with no proposed drainage structures. The Planning Board decision should
include a finding as to whether this is an acceptable surface and if the number of
spaces is sufficient for the use.

ii. 5.3.10 requires that parking areas of more than five (5) spaces have a landscaped area of
10’ wide to screen the parking area. The proposed parking will be screened by the sugar
maple trees and the existing buildings. The two parking spaces to the west of the existing
metal building may be visible from the street depending on the height of the growth in the
wildflower meadow. Additional plantings should be provided to screen this parking.

3. Article 8 Environmental and Community Impact Analysis
a. Section 2 Natural Environment:
i. 2.1 Air and Noise Pollution: The applicant states, “The proposed project will not resultin a
significant increase to air or noise pollution at the project site or surrounding area.”

Qdors:
The applicant has responded regarding the “fragrance of the fields” and states that there is no

way to control the odors of an outdoor grow. They also state, “...the smell is natural, and has
no detrimental or harmful effect on the environment or on human beings.”

We direct the applicant to the criteria for approval of both the Special Permit and Site Plan,
wherein it states, “...The Planning Board’s decision will be based on a determination that

the proposed use as approved of modified will have an acceptable community or
environmental impact, ...”

As the Board may be aware, Mr. Bratko, the abutter to the south and east of the site has
negotiated a deal with Paper Crane. This deal will require Paper Crane to install a screening
hedge of evergreen plants on the Bratko property to assist in odor mitigation. The hope is that
the screen will act as a wind break and reduce the transport of odors. Mr. Bratko has asked
that the Board make this a condition of the approval. Mr. Bertold of Paper Crane, informed ouf
office that they had made a deal with Mr. Bratko.

2|Page
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As this is a “deal” between to private parties, we recommend that at the upcoming public
hearing, both Mr. Bratko and Mr. Bertold indicate their agreement to incorporate this as part of
the Board’s permit.

Further in additional conversations with Mr. Bertold, he has indicated that the species of
cannabis that he will plant will not be of the excessively odiferous varieties. He will also
endeavar to ensure that it is their goal to harvest the plan as soon as is possible to reduce the
timeline when the plant is producing the maximum odors. Cannabis will be moved inside the
buildings as soon as is practicable to again limit the spread of odors.

Finally, both the latest narrative and recent conversations with Mr. Bertold have informed the
Board that they will develop a negative pressure ventilation system in the buildings, where
outside alr will be drawn into the building and discharged to an exhaust system that will feature
carbon filters. The filters will act to eliminate the odors during the drying and processing of the
cannabis.

Noise:

Places Associates made the following comment: Indoor cultivation requires significant air
handlers and the drying of marijuana sometimes requires dehydrators or blowers. These units
may produce measurable noise beyond the project’s property lines.

The applicant has stated that the air filtering units will be in the building and invisible to the
public. ...the fans are not large (6 inch high volume in-line duct fans), and should not cause
any sound perceptible form the outside.

We defer to the Board as to whether these two issues (odor and noise) have been
adequately addressed.

ii. 2.2 Water Pollution:

The main source of potential water pollution is from the cultivation area. During the non-
growing season, the concern would be the transport of sediment from bare fields. The
applicant has indicated that they will be planting cover crops during the offseascn, which will
adequately address this concern. We recommend that this be a condition of both the
Special Permit and Site Plan review.

iii. Land:

The fence is discussed in this section. We note that the fence line has been modified between
to be consistent across all of the plans. They do note a “future reduced growing area fence
and gate”, which we do not believe need apply to this current application. If they propose to
modify the grow area, we would recommend that the Special Permit be modified at the
time of the proposed change.

b. Section 3 Man-Made Envirocnment:

i. Architecture:

We defer to the Planning Board the review of the aesthetics and appropriateness of the
existing buildings. We do note that they do not exceed the maximum height allowed in this
district of 35". The buildings also comply with maximum lot coverage of less than 50% by the
structures.

3|Page
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¢. Section 5 Public Services:

i. 5.1 Lighting: The states “lighting will be minimal, and only as required by the CCC. No
additional site lighting will be installed for the agricultural use.”

It is recommended that the Board include in their decision a finding that there will be no
artificial grow lights in the high tunnel greenhouse.

ii. 5.2 Landscaping:
The applicant has modified the planting plan removing the proposed is transplant of mature,

existing apple trees to the provision of nursery grown trees including sugar maples, tulip trees
and apple trees.

As noted above, some additional planting to screen parking spaces may also be
required. Additional plantings to accommodate the “deal” between Paper Crane and the
Bratko's property should also be added to the plans.

iii. 5.3 Visual: The applicant states, “the proposed street trees, hedgerows and wild flower
meadow will contribute to the scenic and agricultural values consistent with the goals of the
Hubbardston Growth Management Master Plan and most recent Open Space Plan”. If
properly planted, maintained and places, we agree.

. Article 9 Site Plan Review:

Citation to sections of the Zoning Bylaws which apply to the site plan. The applicant lists two uses
pertaining to agriculture:
4.1 .(e) Agriculture, horticulture, floriculture and viticulture

4.1.(g) Sale of farm, nursery, or orchard products which have been produced on the
premises.

As this site is a commercial use (Marijuana Establishment) these two agricultural uses are not

applicable to this site. The applicant has agreed to remove these uses from the overall narrative,
but has not supplied the revised document.
should be removed from this portion of the narrative.

Additional Items:

Town of Hubbardston Local Bylaw Requirements:

In addition to the above, the Applicant should address the following local bylaws:

1. Chapter XXIV, Public Safety, Section 4, Hazardous Materials
2. Chapter XXVII, importation of Material

The applicant has note addressed the above local bylaws. The requirements of these bylaws
should be added to the plans.
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If the Board or Applicant have any questions or require additional information regarding any of the above
items, please do not hesitate to contact the undersigned.

Sincerely,
Places Associates, Inc.

William E. Murray, ASLA, APA, CLARB
Project Manager

Fa
Cc:  Roland Jean, Jr, Hubbardston Building Commissioner riean@gardner-ma.gov
Boey Bertold, Paper Crane Provisions, Applicant boey@papercranecannabis.com

S5|FPage
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Worcester South District Registry of Deeds
Electronically Recorded Document

This is the first page of the document — Do not remove

Recording Information

Document Number
Document Type
Recorded Date
Recorded Time

Recorded Book and Page

Number of Pages(including cover sheet)
Receipt Number

Recording Fee

. 81768

- DECN

s June 14, 2021
:11:569:14 AM

165376 /337

13

1349909
:$105.00

Worcester South Distriet Registry of Deeds
Kathryn A. Toomey, Register

90 Front St
Worcester, MA 01608

(508) 798-7717



Bk: 65376 Pg: 338

\\\ﬂllﬂlimw&’

@“’;‘\"‘“"’"ﬁ ., Site Plan & Special Permit Application
g%*-" RS
§§ § Aty HOE Paper Crane Provisions, LLC
%'i:; ety e ) 5§ 56 Gardner Road, Hubbardston, MA

Y O ;"if Assessor's Map 5, Parcel 80

%’mfr?mm‘“‘m
DECISION
SITE PLAN & SPECIAL PERMIT APPROVAL
56 Gardner Road

Paper Crane Provisions
May 20, 2021
1. Petition

This document is the DECISION of the Planning Board (hereinafter, the Board) on the Petition
of Paper Crane Provisions (hereinafter, the Petitioner) for property located at 56 Gardner Road.
Said property is shown on Hubbardston Property Map Sheet 5 as Parcel 80 {hereinafter, the
site). This decision is in response o a Petition filed for Site Plan Approval and Special Permit
Application made on February 26, 2021, with final revisions submitted April 15, 2021 under the
Hubbardston Zoning Bylaws and Rules (hereinafter jointly referred to as, “the Rules”) and their
gualifying subsections:

Article 4, Use Regulation

Article 5, Development Regulations

Article 7, Special Permits

Article 8, Envi'ronmentél and Community Impact Analysis
Article 9, Site Plan Approval

Article 22, Commercial Marijuana Establishments

The Petitioner seeks permission for an exterior marijuana growing facility at 56 Gardner Road
which will require Site Plan Approval and a Special Permit for modifications of the existing facilities
to be located in the Commercial District off of Gardner Road, Hubbardston.

Page | 10f 10
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2. Petitioner/ Owner

Boey Bertold
Paper Crane Provisions, LLC
2 Pine Street, Bedford, MA 01730

Agent/Representatives:

Wesley Wirth

Thomas Wirth Associates, Inc.
133 Westemn Ave.

Sherborn, MA 01770

Brendan Pybum, P.E.
Bebrek Engineering

P.O. Box 2185

Danvers, MA 01923-2185

3. Location

56 Gardner Road

Hubbardston, MA 01452

Hubbardston Assessor's a portion of Map 5, Parcel 80
Worcester County Registry of Deeds, Bk. 163561, pg. 177

4, Board Action

After due consideration of the Petition, the record of proceedings, testimony of abutters and other
concerned parties and based upon the findings set forth below, the Board, on May 6, 2021 by a
unanimous vote of all 5 members of the Hubbardston Planning Board at said public hearing, voted
to GRANT the petition for Site Plan (Art 9) and Special Permit {Art 7} and use permit for a
Commercial Marijuana Facility (Art 22), subject to the following findings and conditions.

B, Proceedings
The Board held duly noticed public hearings on:

5.1 March 18, 2021: Meeting to accept application, not a public hearing.

5.2 April 15, 2021: Open Public Hearing. Members present: Alice Livdahl-Chair, Francois
Steiger, Wm. Homans, Kristofer Munroe, Erica Dack (Alternate Member): Missing:
John DeMalia. Meeting continued tc May 6, 2021.

B.3 May 6, Continued Public Hearing. Members present: Alice Livdahl-Chair, John
DeMalia, Francois Steiger, Wm. Homans, Kristofer Munroe, Erica Dack (Alternate
Member), Public Hearing closed on this date.

Members eligible to vote: Alice Livdahl-Chair, Francois Steiger, Wm. Homans, John DeMalia,
Kristofer Munroe, and Erica Dack (Alternate Member).

The record of proceeding and submission upon which this decision is based may be referred to
in the Offices of the Planning Board and Town Clerk.
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The record of proceeding and submission upon which this decision is based may be referred to
in the Offices of the Planning Board and Town Clerk.

6. Exhibits
Submitted for the Board's deliberation were the following exhibits:

EXHIBIT 1
1. PDF file entitled” Paper Crane All Documents Combined 2-26-21-signatures

containing:

a. Special Permit Review Letter dated 2/26/21 (8 pages).

b. Completed Application Form, from Paper Crane Provisions”, dated Feb 18, 2021,
ohe page.

¢. Site Plan Approval Letter/Application dated Feb 26, 2021 {4 pages).

d. Completed Application for Site Plan Approval, from Paper Crane Provisions,
dated Feb 18, 2021, one page.

e. Plan Set entitled, “Site Plan for Paper Crane Provisions, Inc.” by Bobrek
Engineering & Construction, 6 pages, dated February 2021.

f. Environmental and Community Impact Analysis, by Bobrek Engineering &
Construction, 7 pages, dated Feb.26, 2021 (8 pages).

g. Abutters list.

h. Letter to DCR from Goddard Consulting dated February 11, 2021 — Request for
Advisory Ruling.

i. Record Deed
j- Locus Map showing property in cuter 200" of DCR jurisdiction.
k. Soils Map

. Prime Farmland map
2. Plans: (all by Bobrek Engineering)
a. Plan L100 dated 02.08.20 entitled “Site Plan with Proposed Chain Link Fence
Installation” by Bobrek Engineering.
PDF entitied “PC_L200_Layout and Materials Plan Amended 210319".
PDF entitied “PC_L0O0D _Coversheet Amended 210319,
PDF entitled “PC_L100 _Existing Conditions Plan Amended 210228".
PDF entitled “PC_L201 and L202 _Building A & B, Dry & Cure Plan & Sections
210319", ‘

¢ ooo

EXHIBIT 2 ‘

Received by the Board on March 8, 2021; Advisory Ruling, DCR, Watershed Protection
Act for 56 Gardner Road, Hubbardston, MA, 01452, Review Letter from Places
Associates, Inc., dated February 25, 2021, 3 pages, wherein they state (in pertinent
part), “...the Division has determined your outdoor cultivation of cannabis and instaliation
of a chain link fence is not prohibited provided the work is carried ouf in the manner and
at the location proposed.”

EXHIBIT 3
Review Letter from Places Associates, Inc., dated April 7, 2021, 9 pages.
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EXHIBIT 4

1. Submitted Documents received by the Board electronically on 4-15-21:
a. Paper Crane Provisions Response to: Review of Special Permit and Site Plan
Review Submittal from Places Associates, Inc, dated 4-15-21, 5 pages.

2. Submitted Plans all revised 4-15-2021, {Sheets LO0O0 to L500 by Bobrek Engineering
and Thomas Wirth Assodciates, Inc., other sheets prepared as noted below, including:

Cover Sheet with locus, and sheet index, revision dates, Sheet No LO00

Existing Conditions Plan, L100

Layout & Materials Plan, L200

Landscape/Lighting Plan, L300

Erosion Control Plan, L400

Zoning Plan, L500, dated

Building A, Renovation — Floor Plan and Sections, L201, by Thomas Wirth

Associates, Inc., Landscape Architects.

Building B, Renovation — Floor Plan and Sections, L202, by Thomas Wirth

Associates, Inc., Landscape Architects

S @mpoeoTe

EXHIBIT 5

7.

Review Letter from Places Associates, Inc., dated May 3, 2021, 3 pages.

Findings, Conclusions, Waivers and Conditions

Based upon its review of the exhibits and the record of proceedings, the Board finds and
concludes that:

71

7.2
7.3

7.4

7.5

Finding — The approval hereby granted_is based on, and specifically applies to a parcel of
land located at 56 Gardner Road, shown on Assessors Map Sheet 5 as Parcel 80.

Finding - The Site is in a Commercial Zoning District.

Finding - The proposed use, Commercial Marijuana Facility is a use permitted in the
Commercial District subject to Site Plan Approval and grant of a Special Permit. A
Commercial Marijuana Facility is not considered “an agricultural activity” under both
Massachusetts and Hubbardston's Zoning Laws and regulations.

Finding — The site is comprised of 2.60% Acres with 220 feet of frontage on Gardner
Road.

Finding — The site consists substantially of grass, meadow areas and hedgerow of trees
along the rear (southerly) side of the site, which will require clearings. The Development
describes that approximate less than 0.5 acres will be cleared. The site will be accessed
by an existing gravel drive off the existing roadway, Gardner Road. A total of 9 parking
spaces are being provided in the existing gravel areas on the site. The Building
Commissioner deferred to the Planning Board the number of required parking spaces. No
new pavement is proposed.

The Board finds that the proposed 9 parking spaces are sufficient. Proposed parking,
loading areas and pre-existing gravel driveway are also sufficient while the site remains an
exclusively a growing and processing only use with no access by the public as currently
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7.10
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7.13

7.14

7.15

7.16
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proposed. The parking, loading and access ways must be paved pursuant to the Zoning
Bylaw requirements pursuant to Zoning Section 5.3.d.7 for any future use.

Finding- The site currently has three structures on it. These siructures will be
repaired/upgraded for the proposed use. No additions io the exterior footprint of the
structures are proposed. The hoop house will be repaired. Other two structures will have
interior renovations to accommodate the growing and drying processes for marijuana. The
Board finds that the three buildings will include a total of 5,088 s.f. with 9 parking spaces.

Finding- The Planning Board finds that the present use of this site constitutes a pre-
existing, non-conforming use and this Special Permit and Site Plan review will act to
supersede any prior Special Permit and or Site Plan applicable to this site.

Finding — The site will not result in wetlands alterations and proposes no new structures in
the Depariment of Conservation and Recreation’'s {(DCR) outer watershed areas. DCR
has ruled that the growing of marijuana on this site is an agricultural activity under the
Watershed Protection Act (313 CMR 11.00). The Hubbardston Conservation Commission
has issued a Negative Determination of Applicability for this project.

Finding -~ The submitted Environmental & Community Impact statement sufficiently
addresses the impacts of the development on the Town. The Board herewith finds that
with some supplemental safeguards and conditions, the project will not have an adverse
impact on the environment and community.

Finding — Dimension and Density Requirements: pursuant to §5.1 of the Bylaws. The
submiited Plans depict the required offsets to perimeter property lines and roadways. The
Board finds that the existing structure intrudes into the front offset by approximately 8’ and
this structure is a pre-existing, non-conforming sfructure that is not being made more non-
conforming by the proposed use.

Finding — The applicant has informed the Board that no supplemental lighting is proposed
for the hoop house {greenhouse} or other areas of the site.

Finding — The applicant has informed the Board that only organic, manure based
fertilizers will be used in the growing of cannabis. Accordingly, no spill control or fertilizer
application plan is required.

Finding — Pursuant to Section 8.7 — Site Plan Approval, the Board find that based on the
submittal of required and supplemental materials that the development, as approved with
conditions, will have an acceptable level of community and environmental impact, will be
consistent with the land use objectives of the town and will comply with applicabie iocai
bylaws and requirements of the town.

Finding -~ The Petition, as conditioned herein, satisfies the mandatory findings by Site
Plan Permit Granting Authority, as required in Article 9 of the Zoning Bylaws.

Finding — All marijuana establishments shall be in conformance with MGL 94G, and 935
CMR 500 and Article 22 of the Hubbardston Zoning Bylaws. The Board finds that this
application meets those requirements. This project is also independently regulated by the
Massachusetts Cannabis Control Commission.

Finding — The Board finds that this site is suitable for a Tier 6 Marijuana growing
operation, which allows up to 50,000 square feet of canopy, as defined by 935 CMR 500
and Article 22 of the Hubbardston Zoning Bylaws.
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7.17 Finding - This approval shall not be deemed approval by the Board of Health, the
Conservation Commission, Highway Department, Fire Department, Building Departiment
or other authority having its separate jurisdiction and inspection requirements.

7.18 Standard Conditions:
Administrative

1. The Site Plan Approval granted by this decision shall not take effect until a copy of the
decision has been recorded, at the owner's expense, in the proper Registry of Deeds
and duly indexed or noted on the owner's Certificate of Title. A copy of the recorded
decision, certified by the Registry, or notification by the Owner of the recording, including
recording information, shall be furnished to the Town Clerk and the Planning Board.

2. A copy of this decision shall be always maintained at the site until a final inspection
and approval of the project by the Building Commissioner has occurred.,

3. Prior to the commencement of any site work, the Applicant/Owner shall submit written
confirmation from the Tax Collector that all taxes, including any rollback taxes have been
paid in full for all property included in this application.

4. Prior to the commencement of any site work, the Applicant/Owner shall pay all
outstanding fees incurred for the Planning Board's consultants including Town Counsel,
other professional services required by the Board to review and approve the project.

5. Prior to the issuance of a Building Permit, the Applicant shall fund an account to cover
the cost of regular construction and project close-out inspections by the Board or its
consultant. The costs of such services shall be provided by the consultant to the Board
and Applicant for review. It shall meet the criteria for selection of consultants pursuant to
M.G.L. c.44, Section 35G and Local Bylaws. Such inspections shall include at a
minimum:

5.1 Limit of Clearing, barrier locations and erosion controls.

5.2 Post Clearing and prior to site construgction.

5.3 Regular construction inspections as determined by the Board, especially after
intense rainfall or weather conditions.

5.4 Inspection prior to a Certificate of Occupancy, pursuant to the conditions listed in
item in this decision, as-built drawing (hard copy and electronic copy) and
certification that construction was in accordance with approved plans and
identifying any deviations.

6. Changes to the project shall be reviewed by the Planning Board's Agent to determine
if such changes are significant or of a minor nature. Significant changes shall require
public notification and hearing, at the applicant's cost, to allow the Board, abutters and
public the opportunity to review such changes at a public hearing. Should the Board
determine changes proposed or made are not significant, they shall be determined to be
minor engineering changes and shall be noted as such on any as-built plan/ certification
with no further action required by the Board.

7. On the one-year anniversary of the issuance date of this permit the permit holder
shall provide the Planning Board a written report of the status of the project including site
related maintenance that has occurred, photographs of the site and access.

8. The Planning Board hereby reserves the power to modify or amend the terms and
conditions of this approval on the petition of the owner, lessee, or mortgagee of the
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premises or upon its own motion for cause. All provisions of this paragraph applicable to
approval shall, where appropriate, be applicable to such modification or amendment.
Such power is hereby reserved.

9. Violations of Permits issued by other agencies of the Town of Hubbardston are
hereby incorporated into the permit criteria, as permissible by-law, as part of this permit.
Should a violation or non-compliance of any such other agency permit take place, it may
be considered a violation of this condition and therefore this permit. The Board herewith
reserves the rights identified in condition 8, above.

10. This permit does not authorize the removal from the site of any earthen materials
{including loam) subject to the Town's General Bylaws, Chapter XIX, and its subsequent
regulations adopted by the Hubbardston Planning Board.

11. The hours of operation of the facility shall be limited Sunday to Saturday, from dawn
to dusk. During harvest periods extended hours may be necessary and are accepted for
a limited timeframe during harvest periods not to exceed two month’s time in a calendar
year. The hours of operations shall not be modified without the consent of the
Hubbardston Planning Board as the Site Plan granting authority. The Building
Commissioner shall have the authority to enforce these requirements.

12. Special Condition for Sale or Transfer of the Project:

The sale or transfer of rights or the property may affect the Special Permit as issued for
this project. Accordingly, the Board requires the following actions be undertaken by the
Applicant andfor Owner upon change or transfer of:

1. Operations of the faciiity
2. Transfer of the issued Gannabis Control Commission License,

3.  Transfer of the ownership or rights to the property including the grant of
easements or other rights, determined by the Board to affect the Special Permit.

A minimum of ninety (90) days prior to any of the above transfers of rights or
responsibilities (item 12, 1 to 3), the Applicant and/or Owner shall:

a. Notify the Planning Board by certified mail of the intent to fransfer rights or
responsibilities such notification shall include:

1. Current Owner

2. Proposed Owner

3. Details of transfer {e.g rights, title, or other)

4.  Proposed closing or transfer dates

5. Point of contact for the Planning Board if not the Owner (e.g. Attorney or Agent).
6 A copy of the latest project status report as filed with the Planning Board per

issued permit

7. A copy of the notification items 1.) to 6.) as forwarded to the Hubbardston
Assessor's office.
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Failure to perform the above-listed items shall be grounds for the Planning Board to find
the Applicant’/Owner in violation of the Special Permit. The Board reserves the rights as
described in 7.18.8.

Prior to the commencement of any Site Work:

13. Prior to commencement of any site work, a pre-construction on-site meeting shall be
held with the applicant, construction site superintendent, Building Commissioner and
Planning Board Agent. Parties shall be notified at least 48 hours prior to meeting.

14. Prior o commencement of any site work, the contractor shall address what
chemicals/hazardous or toxic materials will be on site, their intended use and anticipated
quantities. All chemicals stored on site shall be in a locked container with a minimum of
110% secondary containment volume. Spill kits, of a sufficient number, volume and
material composition for the listed chemicals shall be provided on site and shall be
accessible for the duration of construction, if hazardous materials are present.

General Conditions:

15. The hours of construction shall be between the hours of 7:00 a.m. and 5:00 p.m. or
dusk, whichever is eadier, Monday through Friday and 8:00 a.m. and 12:00 p.m. on
Saturdays unless specific approval is granted by the Building Commissioner. Saturday
work shall specifically prohibit trucking toffrom the site. This does not prohibit site
activities related to erosion control/storm water management before/during/after a rainfall
event.

16. Contractor shall supply sanitary facilities appropriate for the number of workers on
site.

17. Signage with emergency contact information (both during construction and when
operational) shall be posted at the access gate. The Building Inspector shall confirm that
all signs meet the requirements of the Town of Hubbardston's signage bylaws.

18. During construction, Town Officials or their designated agent shall have the right to
enter the subject property fo conduct inspections. Inspections shall not be limited to one
topic but shall be to determine compliance with the issued permit and related conditions.
The inspecting official shall notify the contractor of the inspection and shall be subject to
the applicable safety standards.

19. All stumps, slash and wood waste not stockpiled on the site for later use shall be
disposed of in accordance with the Massachusetts Wood Waste Policy. No stumps, or
slash shall be buried or burned on site.

20. No debris, junk, rubbish or other non-biodegradable waste materials shall be buried

or burned on portion of the land within the limits of work, and removal of same shall be
required prior to system operation.
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22. All erosion control measures, including temporary settling basins, shall be
maintained until the site is fully stabilized. The contractor shall be responsible for
keeping sediment from this site from collecting onto the abutting roadway and shall be
responsible to sweep the street if necessary.

23. Board herewith requires that: During construction, all vehicles servicing, delivering to
or parking for the project do so in an indicated area on-site. No on-street parking,
standing, delivering or staging for the site shall occur on Gardner Road or surrounding
public ways at any time during the construction of the project or during its
commissioning. No idling of construction vehicle in excess of State and Federal
Standards shall be permitted in parking, staging or other non-construction related areas.

24, Fueling of any vehicles on-site shall b conducted in a manner to ensure no spillage
or leaching of fuel shall occur into the ground or allowed to run-off fo adjacent areas.

Upon Completion of the Project, but prior to Final Occupancy:

25. Prior to the application for final occupancy, an as-built plan shall be prepared by a
Massachuseits Registered Land Surveyor submitted to the Building Commissioner and
the Planning Board. Such plan shall depict the location of all structures on the site, and all
utilities. Landscaped areas and installed landscaping (trees, shrubs, hedges) shall be
shoewn. The location of all fencing and gates shall be depicted on the plan. The as-built
plan shall be submitted as both hard paper copies and an electronic copy. The Surveyor
shall certify that the zoning requirements are met by the construction of the project and
identify if there are any deviations from the approved plans.

7.19 Additional Special Conditions:

1. This Special Permit is valid for a term of three years from the date of issuance. Should
the applicant desire to continue the uses granted by this permit after the three year
period, they shall petition the Board for an exiension of the permit a minimum of three
months prior to the expiration of the permit. The Board shall require notification to
abutters, advertisement in a newspaper of common circulation and public notice for a
public hearing to receive input from abuiters and other interesied parties. The Board
shall then be able to extend, modify or revoke the permit as issued, based on updated
findings developed from the public hearing.

2. Cover Crop: The applicant has indicated that a cover crop will be grown on the fisld
areas of the project to preserve soil, reduce runoff and enhance the soils. The Board
requires that cover crops be required when the growing of cannabis is not on-going for
the reasons noted herein. Such caver crops shall be planted within three weeks of the
completion of the harvest and no later than November 1 at the end of each growing
season. For the purposes of this section a “cover crop” shall mean: “Cover crops are
plants that are planted to cover the soil rather than for the purpose of being harvested. Cover
crops manage soil erosion, sail fertility, soil quality, water, weeds, pests, diseases,
biodiversity and wildlife in an agroecosystem. They form a dense cover over the growing
area of a field.”
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3. Modifications: Modifications to the grow area, operations or exterior modifications to
buildings shall require a modification of the Special Permit issued herein at the time of
the proposed change.

4. Monitoring: The proposed use calls for a specific square footage of growing area, which
is difficult to monitor. Accordingly, the Board reguires that the applicant- at their own
expense- shall conduct aerial photography of the site in a manner that depicts the entire
growing areas in a single digital photo.

a. The applicant shall cause to be placed three monuments that shall be clearly
visible from above. Such monuments shall be depicted on the as-built plan, as
required by condition 24, above. They shall be maintained and shall be
referenced in all aerial photos to provide scale and location controls. Digital
photos shall be of such a resolution that individual plants and footpaths are
clearly able to be discerned.

b. Digital photos shall be taken at the time of planting and during the initiation of
harvest and other times if so required by the Board. The photos must be
provided to the Board within 30 days of the image capture. If more than one crop
occurs in a single growing season, photos of each crop shall be taken.

¢. Failure to take and provide the photos shall be considered a violafion of this
permit subject to the provisions of Condition 7.18.8.

5. Odor Control: The Board acknowledges that the growing of cannabis is a natural
process, that may have significant odors both during the growing process, harvesting,
drying and processing. The Planning Board finds that in order to mitigate cannabis odor
so site will have an acceptable community and environmental impact the following steps
must be taken:

a. Only majerity dominant (>50%) indica varieties will be planted as these are quick
growing, early harvest varieties.

b. Harvesting will occur early before plants reach full maturity {and full odor
producing ages).

c. After harvesting all processing of marijuana will be done indoors.

d. All buildings in which processing takes place will be fitted with negative air
air pressure system that will direct indoor exhaust through activated charcoal air
filters. Exhaust fans will be mounted indoors so as to cause minimal noise
outside the building. Filters will be replaced on a regular basis io ensure odor
controls are effective.

e. Wild Flower Field as shown on the plans will be planted with fragrant varieties of
wildflower mixes that will assist in reducing odor control. Species selection shall
be targeted to be most fragrant to coincide with the potential odor issuance of the
cannabis plants.

f. Complaints: Pursuant to the requirements of Zoning, Section 7.1, Section 8.4a, i
and Section 9.7, where the conditions for granting a Site Plan Approval and
Special Permit require that the Board assess and provide mitigation for impacts
on the neighborhoed. If the Planning Board or Board of Health receives three or
more credible complaints about odors from the operation, the Planning Board will
require the Applicant attend a public meeting to address the complaints and to
advise what operational changes will be made to mitigate the odor. The rights
reserved by Condition 7.18.8 are specifically reserved under this provision.

6. Supplemental Planting:
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more credible complaints about odors from the operation, the Planning Board will
require the Applicant attend a public meefing to address the complaints and to
advise what operational changes will be made to mitigate the odor. The rights
reserved by Condition 7.18.8 are specifically reserved under this provision.

6. Supplemental Planting:

a. Applicant has agreed to provide supplemental planting to the adjacent abutter
{Hubbardston Orchard Realty Trust, Bratko, Map 5, parcel 79) located on the
property’s southerly and easterly border, to potentially reduce wind carried odors
from the growing operation. The owners’ of the adjacent land (Hubbardston
Orchard Realty Trust) have indicated that they would accept the installation of a
dense evergreen hedge, of a deer resistant plant variety, between the marijuana
exterior fields and the Hubbardston Orchard Realty Trust property located to the
south and west of the grow facility The Board hereby makes this a condition of
approval.

b. Applicant has agreed to provide supplemental planting to the adjacent abutter

~ {Jon A. Jonsson, Map 5, parce! 81) located on the property’s northerly border, to
potentially reduce wind carried odors from the growing operation. The Applicant
shall obtain the permission of Mr. Jonsson fo accept the installation of a dense
evergreen hedge, of a deer resistant plant variety, between the marijuana
exterior fields and the Jonsson. The Board hereby makes this a condition of
approval.

¢. The plant species shall be reviewed by the Board. They shall be of a dense
evergreen variety, suited for a zone 5 habitat and be deer resistant and notbe a
known hazard for disease transmission (e.g. Easter Red Cedar is not
acceptable). .

d. Plantings described in this section 6, a to ¢, shall be installed by June 1, 2022,
failure to do so may constitute a determination of permit non-compliance.

8.  Plan Modifications: The Board requires that the following plan changes be made prior
to the issuance of a Building Permit or initiation of Site Construction:

1. A fence or other type of screening shall be added to the plans for the two
proposed parking spaces on the southerly side of the building closest to Gardner
Road.

9. APPEALS

Appeals, if any, shall be made pursuant fo Section 17 of the Massachusetis General Laws,
Chapter 40A and shall be filed within twenty (20) days after the date of filing this decision with
the Town Clerk.

Endorsed: Town of Hubbardston Planning Board

Witness our hands this 6% day of May, 2021

i A : P
il e S
Al A sofle v o
Alice Livdahl, Chair -~
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P
Jo g Malia, Member Wil mHomans, Member

Kristofer Munroe, Member Erica Dack, Associate Member

Filed with Town Clerk:

: M%ﬂ 20, 202} \:032
ﬁ%}l’own Clerk Date PWI

This is o certify that the twenty (20) day appeal period on this decision has passed and there
have been no appeals made to this office.

_é% _CJunl 102071 Moo
Laurie _ﬁ’own Clerk

Date

ATTEST. WORC Kathryn A. Toomey, Register
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