Fine Fettle Modifications
DRI 618-M5 and DRI 696-M

Land Use Planning Committee
March 4, 2022



Fine Fettle Modifications

Applicant: Fine Fettle Dispensary (FFD); Ben Zachs (COO), Ellen Kaplan (agent)

Proposal: Modifications related to cultivation (DRI 618-M5), and hours and
operations (DRI 696-M)

Local permits: Special permit modifications
Checklist: 1.3D (Previous DRI)



Fine Fettle modifications

DRI 618-M5

Owner: KAYSKY LLC

Project Location: 90 Dr. Fisher Road
(Map 21, Lot 12), West Tisbury

Zoning: Light Industrial (LI)

Surrounding Land Uses: Other light
industrial uses in the LI district and
residential uses in the abutting rural
district

DRI 696-M

Owner: Cedar Box MV LLC

Project Location: 510 State Road (Map
16, Lot 101), West Tisbury

Zoning: Mixed Business (MB)

Surrounding Land Uses: Business and
residential uses in the MB district



DRI 618-M5: 90 Dr Fisher Road, West Tisbury
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90 Dr. Fisher Rd.
2017 site plan
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Notes:
1. Vegetative screening to consist of existing
native vegetation with planted white pine clusters.
Only trees and brush located within the building
envelope, driveway, and parking areas will be
removed, the remaining vegetation will be
supplimented with buffer plantings.

Being Lot 1B shown on a plan filed with the
Dukes County Registry of Deeds

in Plan Book 15 Page 137
This lot is in the Light Industrial Zoning District

A portion of this lot is in the Dr. Fisher Road
DCPC

Plan in
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DRI 696-M: 510 State Road, West Tisbury
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510 State Rd.
2021 site plan
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PHOTOMETRIC LEGEND:
DENOTES ISOFOOTCANDLE LEVEL 1.9 LUM'NA'RE SCHEDULE
DENOTES ISOFOOTCANDLE LINE — ~— _— CALLOUT SYMBOL. DESCRIPTION VOLTS QUANTITY
L o LIGMAN HAMILTON, 12" HEIGHT 120v 1
GENERAL LIGHTING NOTES: UHAM=20000~75w=T2-¥30-120
2 o0 LIGMAN HAMILTON, 12" HEIGHT 120v 2
ILLUMINANCE VALUES SHOWN ARE PROPOSED MAINTAINED HORIZONTAL UHAM—-20002—-75w—T3—-W30-120
FOOTCANDLES ON LEVEL GRADE.
L 0 LIGMAN HAMILTON, 9 HEIGHT 120v 9
IETRIC ANALYSIS DOES NOT CONSIDER ANY EXISTING UHAM-30002-75w—T4—W30-120

TOMI
ILLUMINANCE, SHADOW OR REFLECTED LIGHT FROM EXISTING OR
PROPOSED OBJECTS AND GRADE DIFFERENCES. WAL LIGHTNG NOTE; THE ADIACENT
{)SHALL BE CIRCUITED SEPARATELY FROM OTHER SITE LIGHTING AND DINWABLE
HORIZONTAL ILLUMINANCE LEVELS SHOWN ARE CALCULATED FROM DATA
M MANUFACTURER IN ACCORDANCE WITH THE
|LLUMINA'I1NG ENGINEERING SOCIETY APPROVED METHODS.

ACTUAL ILLUMINANCE LEVELS MAY DIFFER DUE TO SEVERAL FACTORS
SUCH AS

LAMP_LUMEN DEPRECIATION, LUMINAIRE DIRT DEPRECIATION,
LUMINAIRE SURFACE DEPRECIATION, AND EQUIPMENT OPERATING
FACTOR.

CONTRACTOR TO VERIFY ALL UTILITIES BEFORE CONSTRUCTION.
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Sheet 3 of 4 — Lighting Plan

GENERAL_NOTES:

1. PROPERTY LINE INFORMATION DEPICTED ON THIS PLAN IS A COMPILATION OF
RECORD PLAN AND DEED INFORMATION AND A NON-RECORD PLAN TITLED,
"SKETCH PARKING PLAN" BY VINEYARD LAND SURVEYING & ENGINEERING, INC.
DATED OCTOBER 10, 2019 AND IS NOT THE RESULT OF AN ACTUAL FIELD SURVEY
BY HAYES ENGINEERING, INC. BOUNDARY INFORMATION DEPICTED HEREIN IS
APPROXIMATE ONLY.

2. BUILDING LOCATIONS DEPICTED ON THIS PLAN TAKEN FROM THE ABOVE RECORD

PLANS AND MASSGIS 2-D LIDAR BUILDING LOCATIONS AND ARE NOT THE RESULT

OF AN ACTUAL FIELD SURVEY BY HAYES ENGINEERING, INC.

THE PURPOSE OF THIS PLAN IS TO IDENTIFY THE EXTENTS

PARKING, LANDSCAPING AND LIGHTING FOR THE PROPERTY.

4. THE PERMANENT STRUCTURES DEPICTED HEREIN ARE APPROXIMATELY LOCATED ON
THE GROUND AS SHOWN. THEY EITHER CONFORMED TO THE SETBACK
REQUIREMENTS OF THE LOCAL ZONING ORDINANCES AT THE TIME OF
CONSTRUCTION, OR ARE EXEMPT FROM VIOLATION ENFORCEMENT ACTION UNDER
MG.L., TILE VII, CHAPTER 40A, SECTION 7.

5. THE WAY BISECTING THE PARCEL IS TO THE BENEFIT OF THE LOCUS PARCEL ONLY
PER A LEGAL OPINION PROVIDED BY THE PROPERTY OWNER'S COUNSEL STATING
THAT NO OTHER PARTY OF RECORD HAS RIGHTS IN THE WAY.
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1KO7 » Impact Resistant

Weight 30.5 Ibs
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Project history: 90 Dr. Fisher Road

DRI 618-M (2010): Construction of a 9,600 ft? (footprint) building at 90 Dr. Fisher
Road for Big Sky Tents.

DRI 618-M2 (2017): To allow for medical marijuana cultivation in the building,
which was not yet constructed.

DRI 618-M3 (2019): To allow for adult-use cultivation, increase employees, and add
vegetation space.
DRI 618-M4 (2021): To allow for temporary storage units on the property.



Project history: 510 State Road

DRI 696 (2020): To allow recreational sales at an existing registered marijuana
facility at 510 State Road.

The applicant at the time was Patient Centric of Martha’s Vineyard, which later sold
the facility and state Cannabis Control Commission licenses to Fine Fettle
Dispensary (FFD), which also acquired the cultivation facility at 90 Dr. Fisher Road.

The dispensary at 510 State Road began operations in July 2021.



Proposal: 90 Dr. Fisher Road

Background:

* According to the applicant, state regulations have changed since 2020 so that marijuana
cultivated under a medical license may be produced and sold for either medical or adult-use.

* However, the current MVC approval allows for only 1,000 ft? of medical-use canopy (crop area)
and 2,000 ft? of adult-use canopy, which creates logistical issues because the state still requires
those uses to be kept separate.

Proposal:

* Increase the allocated medical-use canopy to 3,000 ft2, which would eliminate the need for two
systems (medical and adult-use) at the cultivation and production stage, and improve efficiency.

* The applicant would then grow the entire crop under an existing medical-use license, for both
medical and adult-use sales.

* There would be no net increase in cultivation area.



Proposal: 510 State Road

Modification of the following conditions:

1.1 As offered by the Applicant, there shall be no walk-in sales. All sales are to be made by appointment only.
DELETE

1.2 As offered by the Applicant, the hours of operation shall be limited to no more than 10AM to 6PM (7PM
Daylight Savings Time) Sunday through Thursday; and 10AM to 7PM (8PM Daylight Savings Time) on Friday and
Saturday.

CHANGE TO: From Labor Day through Memorial Day [end of May — beginning of Sept.], Monday through
Saturday 9AM to 6PM; from the day after Memorial Day through the day before Labor Day, Monday through
Saturday 9AM to 7PM and Sunday 12PM to 6PM.

1.3 As offered by the Applicant, there shall be no more than five appointments per fifteen-minute period, with
an additional sixth appointment reserved for express orders. DELETE

2.1 As offered by the Applicant, for at least the first three months of operation (and possibly longer, as
determined by the Town of West Tisbury), PCMV shall employ two parking attendants to allow for the safe and
efficient flow of traffic. The Applicant shall, at all times, engage at least one parking attendant to monitor
parking and traffic on the site and to ensure that no unauthorized use of the adjacent premises by patrons of
the Applicant’s business [occurs]. DELETE

2.3 Subject to the West Tisbury zoning bylaws, the Applicant shall install a sign at the entrance to the premises
saying, among other things, that sales are by appointment only, no walk-ins. All advertising and media must
include this notice as well, provided that such media may note that sales may be made online for delivery or
for express-line pickup (subject to an appointment for pickup). DELETE



Planning concerns

Economic development
Traffic and transportation



Economic development

* The applicant has stated that existing conditions 1.1 and 1.3-2.3 have created an unnecessary
burden for customers, patients, and staff in terms of scheduling, navigating the reservation
system, and restricting visits to 15 minutes.

* The applicant also notes that the town has allowed the separate Island Time dispensary on
Mechanic Street to shift from appointment-only to walk-ins.

* The applicant has stated that the modifications are intended to improve efficiency and eliminate
logistical issues and are not expected to lead to any increase in customers or employees.



Traffic and transportation (510 State Road)

The applicant has provided the following data from the first nine months of operations at 510 State
Road (transactions generally correspond to the number of vehicle trips):

Summer
e Peak day: 111 transactions (110 recreational, 1 medical)
* Peak hour: 25 transactions (11AM-12PM)

Off-season
* Peak day: 37 transactions (30 recreational, 7 medical)
* Peak Hour: 11 transactions (4-5PM)

Average daily customers
e 32.4(27.7 recreational, 4.7 medical)




Traffic and transportation (510 State Road)

From 2020 traffic staff report:

* Traffic volumes were collected over a seven-day period on State Road south of Indian Hill Road in
August 2017, and a MassDOT growth rate was applied to account for Covid.

* The 5-day (Mon-Fri) average daily traffic was roughly 10,353 vehicles per day, while the 7-day
(Mon-Sun) average daily traffic was roughly 10,205 vehicles per day.

Peak-day traffic at 510 State Road, based on customer data, would amount to 1% of average daily
traffic (Mon-Sun) based on the 2017 counts.

Average daily traffic at 510 State Road would amount to 0.3 % of average daily traffic based on
2017 counts.

Trip generation estimates based the Institute of Transportation Engineers (ITE) Land Use Code 882 —
Medical Dispensary in 2020 were much higher than observed customer visits at 510 State Road.

Observed daily trips at a dispensary in Lynn in 2019 were also much higher than observed customer
visits at 510 State Road since July 2021.



Traffic and transportation (90 Dr. Fisher Road)

* The applicant has stated that the parking at 510 State Road spots (22 shown on
site plan) have been ample, including in the summer.

* Parking attendants have been employed as required by condition 2.1, along with
the installation of a stop bar and stop sign (condition 2.4) and striping for the in
and out lanes (condition 2.5).

* The West Tisbury Policy Chief has stated that there have been no issues with the
dispensary since it opened, including in regard to traffic.
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