Application & Request for
Public Hearing
Pepperell, MA
Summer 2020

I.

Introduction

Uma Flowers LLC (“Uma Flowers”) is a family owned business that seeks to operate an Adult
Use Marijuana Retailer 1 Establishment at 2 Tarbell Street in Pepperell, Massachusetts (the
“Property.”) The Property is located in the Commercial Zoning District, which was specifically
designated as an area where Marijuana Retailers are permitted to operate pursuant to the Town of
Pepperell’s Zoning Bylaws Table of Principal Uses. (See Town of Pepperell Zoning Bylaws
(“Zoning Bylaws”) Appendix A, Table of Principal Uses). As such, in furtherance of our goal to
operate a retail only, adult-use Marijuana Retailer Establishment, Uma Flowers submits the
following Brief to the Board seeking to obtain a Special Permit and approval of our proposed
Site Plan, in compliance with M.G.L. c. 40A, § 9, Sections 6600 et. seq., 9300 et. seq., and 9400
et. seq. of the Zoning Bylaws, and the Town of Pepperell’s Planning Board’s Rules and
Regulations (“Planning Board’s Rules”).
II.

Background of Project, Scope of Work, and Uma Flowers’ Team

Uma Flowers proposes to renovate the existing, 2,900 square foot building located at 2 Tarbell
Street for use as a Marijuana Retailer establishment. No cultivation or product manufacturing
operations will occur at the proposed facility in Pepperell. Marijuana and Marijuana Products
will be securely transported to the Retailer Establishment in Pepperell from other licensed
Marijuana Establishments in the Commonwealth. No on-site consumption will occur at the site.
Uma Flowers is committed to dispensing consistent, high quality, independently tested, adult-use
marijuana and marijuana products in the Commonwealth of Massachusetts. Uma Flowers
intends to dispense a variety of marijuana strains, extractions, and Marijuana Infused Products
(MIPs) in accordance with M.G.L. Ch. 94G and the Cannabis Control Commission’s (CCC)
Regulations at 935 CMR 500.000 et seq.
III.

Satisfaction of the Town of Pepperell Planning Board Rules and Regulations and
Zoning Bylaws for Special Permits, Site Plan Reviews and Adult Use Recreational
Marijuana Establishments

In compliance with Section 3.0 and Section 6.0 of the Town of Pepperell Planning Board’s Rules
and Regulations for Special Permits and Site Plan Reviews (“Planning Board Rules”), Uma
Flowers has attended several meetings and regularly communicated with members of the
Planning Board in advance of filing this Application to promote efficiency in the public hearing
process. As a result, we are confident that the following submission complies with all applicable
Planning Board Rules and Zoning Bylaws governing Adult Use Recreational Marijuana
Establishments (Section 6600 of the Zoning Bylaws), Special Permits (Section 9300 of the
Zoning Bylaws), and Site Plan Review (Section 9400 of the Zoning Bylaws).
Defined under the Town of Pepperell Zoning Bylaws as “An entity licensed to purchase and deliver marijuana and
Marijuana Products from Marijuana Establishments and to deliver, sell or otherwise transfer marijuana and
Marijuana Products to Marijuana Establishments and to consumers.”
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In anticipation of public hearing to discuss our proposed use of the Property, below please find
Uma Flowers’ Brief to the Board, including detailed narratives demonstrating adherence to the
applicable requirements set forth in the Zoning Bylaws. In addition, enclosed herewith please
find the following documents required to assist the Planning Board in assessing our application:
Planning
Board Rule
3.1
3.2

3.3
3.4
3.6
3.7
4.1
4.3
Zoning
Bylaws
6640.1(b)-(c)
6650(a)
6650(b)
6650(c)

6650(d)

6650(e)

Description of Document

Exhibit

Application Form
Two Copies of Plans for Project prepared Mistry Associates,
Inc., which comply with all information requested in Appendix
A of the Planning Board Rules. Appendix A is crossreferenced in Plans and also enclosed herewith.
17 Copies of (one original, fifteen copies, and an additional
copy for the Town Clerk) of Uma Flowers’ Application
List of All Waiver Requests from Civil Engineer Ian Ainslie
Filing Fees
Any additional review or inspection fees to be submitted upon
request
Certified Abutters List
Public Hearing Notice
Description of Document

A
B

Buffer Zone Analysis

E

The name and address of each owner and operator of the
establishment.
A copy of an approved Host Community Agreement.
Copies of all required licenses and permits issued to the
applicant by the CCC and any other governmental agencies
having jurisdiction for the establishment; provided that
approval of a Special Permit may be conditioned upon receipt
of a final license from the CCC.

F

Evidence of the applicant’s right to use the proposed site of the
establishment for the establishment, such as purchase and sale
agreement, deed, owner’s authorization, or lease.
A notarized statement signed by the Marijuana Establishment
organization’s chief executive officer and corporate attorney
disclosing all of its designated representatives, including
officers, directors, shareholders, partners, members, managers,
and other similarly-situated individuals and entities and their
addresses. If any of the above are entities rather than persons,

C

D
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G
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6650(f)

6650(g)
6650(h)

6650(i)
6650(j)
6650(k)

6650(l)

6650(m)

6650(n)

the applicant must disclose the identity of all individual
persons associated with the entity as set forth above.
A letter from the Town of Pepperell Police Chief, or designee,
acknowledging review and approval of the Marijuana
Establishment security plan.
Proof of liability insurance coverage or maintenance of an
escrow as required in 935 CMR 500.105
In addition to all application requirements outlined in the
Planning Board Rules and Regulations for Special Permits and
Site Plan Reviews, details showing all exterior proposed
security measures for the Marijuana Establishment including
lighting, fencing, gates and alarms, etc. ensuring the safety of
employees and patrons and to protect the premises from theft
or other criminal activity.
A detailed floor plan identifying the area available and
functional uses (including square footage).
All signage proposed for the Marijuana Establishment
A pedestrian/vehicular traffic impact study to establish the
Marijuana Establishment’s impacts at peak demand times,
including a line queue plan to ensure that the movement of
pedestrian and/or vehicular traffic, including but not limited to,
along the public right of ways will not be unreasonably
obstructed
An odor control plan detailing the specific odor-emitting
activities or processes to be conducted on-site; the source of
these odors; the locations from which they are emitted from
the establishment, the frequency of such odor-emitting
activities; the duration of such odor-emitting activities; and the
administration of odor control measures including
maintenance of odor control devices
A management plan including a description of all activities to
occur on-site, including all provisions for the delivery of
marijuana, marijuana accessories, and Marijuana Products to
the Marijuana Establishment and off-site direct delivery.
Individual written plans which, at a minimum comply with the
requirements of 935 CMR 500, relative to the Marijuana
Establishment’s operating procedures, marketing and
advertising, waste disposal, transportation and delivery of
marijuana or Marijuana Products, energy efficiency and
conservation, security and alarms and the decommissioning of
the Marijuana Establishment, as may be required, including a
cost estimate taking into consideration Town oversight and
regulatory costs in connection with such decommissioning.

J

K
L

M
N
O

P

Q

R

9350
and Major Site Plans. Major site plans shall be submitted on 249452(a)-(e)
inch by 36-inch sheets. Plans shall be prepared by a Registered
Professional Engineer, Registered Land Surveyor, Architect,
or Landscape Architect, as appropriate. Dimensions and scales
shall be adequate to determine that all requirements are met
and to make a complete analysis and evaluation of the
proposal. All plans shall have a minimum scale of 1"=40'. The
Planning Board may, upon written request of the applicant,
waive any of the technical requirements of this section where
the project involves relatively simple development plans.

UMA FLOWERS LLC BRIEF TO THE BOARD
I.

Compliance with Section 6600 of the Zoning Bylaws Governing Adult Use
Recreational Marijuana Establishments

As shown in this submission, Uma Flowers proposal to operate a Marijuana Retailer 2
establishment complies with all requirements set forth in Section 6600 of the Zoning Bylaws.
A. Uma Flowers’ Proposed Location Complies With All Requirements of Section
6640.1 et al. Governing Location.
a. Section 6640.1(a): Marijuana Establishments are encouraged to utilize
existing vacant buildings where possible.
Uma Flowers was able to identify an existing vacant building that satisfied local zoning
requirements to operate our proposed Marijuana Retailer establishment. The vacant space is
1200 sq ft, located at 2 Tarbell Street, in the Commercial Zoning District. The adjacent tenant,
Pepperell Beverage, is expected to be vacant by August 2020. Uma Flowers will then have
approximately 3100 sq ft.
Uma Flower’s will ultimately share the building with 7-Eleven, Tea Cafe and Brown & Brown
Insurance of New Hampshire’s Office. None of the abutting residents object to Uma Flowers’
proposed use of the property.
b. Section 6640.1(b): No Marijuana Establishment shall be located within
three hundred feet (300’) (to be measured in a straight line from the nearest
point of the principal building structure in question to the nearest point of
the principal building structure where the Marijuana Establishment is or
will be located) of a preexisting public or private school (existing at the time
the applicant’s license application was received by the CCC) providing
education in kindergarten or any of grades pre-k to 12.
Uma Flowers will remain compliant at all times with the local zoning requirements set forth in
the Zoning Bylaw. In accordance with the Zoning Bylaws Table of Principal Uses, our
proposed Marijuana Retailer is located in the Commercial Zoning District designated for
Marijuana Retailer Establishments.
In accordance with Section 6640.1(b) and (c) of the Zoning Bylaws, Uma Flowers’ proposed
Marijuana Retailer Establishment is not located within 300 feet of a pre-existing public or
private school providing education in kindergarten or any of grades pre-k through 12, day care
center, or any place where children commonly congregate including, but not limited to,
facilities in which children gather for a particular purpose in a structured or scheduled manner,
Defined in the Zoning Bylaws as “An entity licensed to purchase and deliver marijuana and Marijuana Products
from Marijuana Establishments and to deliver, sell or otherwise transfer marijuana and Marijuana Products to
Marijuana Establishments and to consumers.”
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or which are dedicated to use by children such as playgrounds, youth service programs, youth
sports facilities, dance school and gymnastic schools.
In further support, please see the attached Buffer Zone Analysis, prepared by Hayes Engineering,
which confirms that:

c. Section 6640.1(c): No Marijuana Establishment shall be located on a parcel
which is within three hundred feet (300’) (to be measured in a straight line
from the nearest corner of the principal building structure in question to the
nearest corner of the principal building structure where the Marijuana
Establishment is or will be located) of a parcel occupied by a day care center
or any facility where children commonly congregate. Such a facility is not,
however, limited to a building. A “facility where children commonly
congregate” includes, but is not limited to, facilities in which children gather
for a particular purpose in a structured or scheduled manner, or which are
dedicated to use by children, such as playgrounds, youth service programs,
day care centers, youth sports facilities, dance schools and gymnastic schools.
Please see above, and enclosed Buffer Zone Analysis, confirming that Uma Flowers proposed
location complies with all setback requirements.
d. Section 6640.1(d): The SPGA may reduce the distance requirement for nonretail Marijuana Establishments if the SPGA determines that there is no
other feasible location alternative.
As set forth above, Uma Flowers’ proposed location complies with all set back requirements. As
such, we are not seeking a reduction of distance requirements.
B. Uma Flowers’ Hours of Operation Shall Be Set by the Planning Board in
Compliance with Section 6640.2 of the Zoning Bylaws.
Uma Flowers’ seeks to operate during the following times, subject to approval by the Planning
Board:
Business Hours
Monday: 10AM – 9PM

Tuesday: 10AM – 9PM
Wednesday: 10AM - 9PM
Thursday: 10AM – 9PM
Friday: 10AM – 10PM
Saturday: 10AM – 10PM
Sunday: 10AM – 6PM
C. Uma Flowers Will Only Engage in Uses Permitted as a Marijuana Retailer in
Compliance with Section 6640.3 of the Zoning Bylaws.
Uma Flowers’ proposed use of the property as a Marijuana Retailer is limited to the retail sale of
adult-use marijuana and marijuana products. A “Marijuana Retailer” is defined under the Zoning
Bylaws as “an entity licensed to purchase and deliver marijuana and Marijuana Products from
Marijuana Establishments and to deliver, sell or otherwise transfer marijuana and Marijuana
Products to Marijuana Establishments and to consumers.”
No cultivation or product manufacturing operations will occur at the proposed facility in
Pepperell. Marijuana and Marijuana Products will be securely transported to the Retailer
Establishment in Pepperell from other licensed Marijuana Establishments in the Commonwealth.
No on-site consumption will occur at the site.
D. On Site Consumption of Marijuana and Marijuana Products Will be Prohibited
Pursuant to Section 6640.4 of the Zoning Bylaws
No smoking or consumption of any Marijuana Products or burning of any Marijuana Products
shall be permitted on the premises of Uma Flowers’ proposed Marijuana Retailer establishment.
E. Uma Flowers’ Marijuana Retailer Establishment Will Not Exceed Maximum
Number of Marijuana Establishments in Compliance with Section 6640.5 of the
Zoning Bylaws and M.G.L. c. 94G, §3(b)(2).
Pursuant to Section 6640.5 of the Zoning Bylaws, and consistent with M.G.L. c. 94G, §3(b) (2),
the maximum number of Marijuana Establishments in the Town of Pepperell shall be limited as
follows:
a) The number of Marijuana Retailers shall not exceed twenty percent (20%) of
the number of alcohol licenses issued pursuant to M.G.L. c. 138, §15 for retail
sale of alcohol not to be drunk on the premises in the Town of Pepperell, said
20% figure to be rounded up to the next whole number.
b) The number of non-retail Marijuana Establishments shall be limited an
aggregate of two (2), one (1) Tier 2 or lower tier Cultivator and one (1) Tier 6 or
lower tier Cultivator.

Currently, there are not any licensed Marijuana Retailer establishments in the Town of Pepperell.
As such, approval of Uma Flowers’ application for a Special Permit and approval of our Site
Plan will not exceed the maximum number of Marijuana Establishments permitted to operate in
the Town of Pepperell.
F. Uma Flowers’ Marijuana Retailer Will Not be Located Inside a Building Containing
Residential Units in Compliance with Section 6640.6 of the Zoning Bylaws.
Uma Flowers’ Marijuana Retailer will not be located inside a building that contains any
residential units. Uma Flowers will ultimately share the building located at 2 Tarbell Street with
other commercial entities, namely 7-Eleven, Tea Cafe and Brown & Brown Insurance of New
Hampshire’s Office. Neither abutting residents object to Uma Flowers’ proposed use of the
property.
G. Uma Flowers’ Marijuana Retailer Shall be Located Within a Permanent Building in
Compliance with Section 6640.7 of the Zoning Bylaws.
Uma Flowers’ proposed Marijuana Retailer Establishment will be located within a permanent
building located at 2 Tarbell Street in Pepperell, Massachusetts. It will not be located in a trailer,
cargo container, motor vehicle or other similar nonpermanent enclosure.
H. Uma Flowers Will Not Offer Drive Through Service in Compliance with Section
6640.8 of the Zoning Bylaws.
Uma Flowers will not offer drive-through services at our Marijuana Retailer establishment.
I. Uma Flowers Shall Prohibit Outside Storage of Marijuana Accessories or Related
Supplies in Compliance with Section 6640.9 of the Zoning Bylaws.
No outside storage of marijuana accessories, marijuana related supplies or promotional materials
shall be allowed at Uma Flowers’ Marijuana Retailer establishment.
J. Uma Flowers Will Institute an Odor Mitigation Plan to Prevent Odor From Being
Detected from the Exterior of the Property in in Compliance with Section 6640.10 of
the Zoning Bylaws.
Pursuant to Section 6640.10 of the Zoning Bylaws, all Marijuana Establishments shall be
ventilated in such a manner that:
a) If pesticides, insecticides or other chemicals or products are used in cultivation or
processing they must be vented and dispersed into the outside atmosphere so as not to be
detectible at any adjoining use or property.

b) No odor from marijuana can be detected by a person with a normal sense of smell at
the exterior of the Marijuana Establishment or at any adjoining use or property.
Uma Flowers’ proposal is for a retail- only marijuana establishment. No cultivation, product
manufacturing or onsite consumption of marijuana is contemplated, nor will it be permitted on
the premises.
In compliance with the Zoning Bylaws, Uma Flowers Marijuana Retailer establishment shall be
ventilated in such a manner that: No odor from marijuana can be detected by a person with a
normal sense of smell at the exterior of the Marijuana Establishment or at any adjoining use or
property. To the extent practicable, all marijuana and marijuana products will be pre-packaged
before delivery to the facility in Pepperell, and the interior storage of marijuana and marijuana
products will provide appropriate safeguards against odor. The prohibition of against on site
consumption will also help to minimize odor. All exhaust exiting the building will pass through
carbon filters to eliminate possible odor. The exhaust fan will be running continuously to
mitigate odor on the relief air leaving the building and create a slightly negative pressure in the
building.
Uma Flowers’ detailed Odor Mitigation Plan is enclosed herewith on page
K. Uma Flowers Building Satisfies all Setback Requirements of the Zoning Bylaw in
Compliance with Section 6640.11 of the Zoning Bylaws.
Please see enclosed Buffer Zone Analysis and Site Plan confirming that Uma Flowers’
Marijuana Retailer establishment shall meet the setback and dimensional controls of the
applicable zoning district as specified in this Zoning Bylaw.
Specifically, with respect to the Recreational Marijuana Zoning Bylaw Amendment, Section
6640.1(b) and (c), Uma Flowers’ proposed Marijuana Retailer Establishment is not located
within 300 feet of a pre-existing public or private school providing education in kindergarten or
any of grades pre-k through 12, day care center, or any place where children commonly
congregate including, but not limited to, facilities in which children gather for a particular
purpose in a structured or scheduled manner, or which are dedicated to use by children such as
playgrounds, youth service programs, youth sports facilities, dance school and gymnastic
schools.
Uma Flowers’ compliance with Sections 4000 et al., Dimensional Regulations, and Section 5000
et al., General regulations of the Zoning Bylaws are set forth on the enclosed Site Plan.

L. Compliance with Section 6650 et seq. of Zoning Bylaws
In addition to the criteria set forth herein, the Zoning Bylaws also require Marijuana Retailers
who are seeking a Special Permit to provide specific documentation in support of their

application. In compliance with Section 6650(a)-(n) of the Zoning Bylaws, enclosed herewith
please find:
Zoning
Bylaws
6650(a)
6650(b)
6650(c)

6650(d)

6650(e)

6650(f)

6650(g)
6650(h)

6650(i)
6650(j)
6650(k)

Description of Document

Exhibit

The name and address of each owner and operator of the
establishment.
A copy of an approved Host Community Agreement.
Copies of all required licenses and permits issued to the
applicant by the CCC and any other governmental agencies
having jurisdiction for the establishment; provided that
approval of a Special Permit may be conditioned upon receipt
of a final license from the CCC.

F

Evidence of the applicant’s right to use the proposed site of the
establishment for the establishment, such as purchase and sale
agreement, deed, owner’s authorization, or lease.
A notarized statement signed by the Marijuana Establishment
organization’s chief executive officer and corporate attorney
disclosing all of its designated representatives, including
officers, directors, shareholders, partners, members, managers,
and other similarly-situated individuals and entities and their
addresses. If any of the above are entities rather than persons,
the applicant must disclose the identity of all individual
persons associated with the entity as set forth above.
A letter from the Town of Pepperell Police Chief, or designee,
acknowledging review and approval of the Marijuana
Establishment security plan.
Proof of liability insurance coverage or maintenance of an
escrow as required in 935 CMR 500.105
In addition to all application requirements outlined in the
Planning Board Rules and Regulations for Special Permits and
Site Plan Reviews, details showing all exterior proposed
security measures for the Marijuana Establishment including
lighting, fencing, gates and alarms, etc. ensuring the safety of
employees and patrons and to protect the premises from theft
or other criminal activity.
A detailed floor plan identifying the area available and
functional uses (including square footage).
All signage proposed for the Marijuana Establishment
A pedestrian/vehicular traffic impact study to establish the
Marijuana Establishment’s impacts at peak demand times,
including a line queue plan to ensure that the movement of
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pedestrian and/or vehicular traffic, including but not limited to,
along the public right of ways will not be unreasonably
obstructed
An odor control plan detailing the specific odor-emitting
P
activities or processes to be conducted on-site; the source of
these odors; the locations from which they are emitted from
the establishment, the frequency of such odor-emitting
activities; the duration of such odor-emitting activities; and the
administration of odor control measures including
maintenance of odor control devices
A management plan including a description of all activities to
Q
occur on-site, including all provisions for the delivery of
marijuana, marijuana accessories, and Marijuana Products to
the Marijuana Establishment and off-site direct delivery.
Individual written plans which, at a minimum comply with the R
requirements of 935 CMR 500, relative to the Marijuana
Establishment’s operating procedures, marketing and
advertising, waste disposal, transportation and delivery of
marijuana or Marijuana Products, energy efficiency and
conservation, security and alarms and the decommissioning of
the Marijuana Establishment, as may be required, including a
cost estimate taking into consideration Town oversight and
regulatory costs in connection with such decommissioning.

a. Request for Waiver to Provide Copies of All Licenses and Permits Issued by
the CCC.
Uma Flowers’ respectfully requests that the Planning Board waive the requirement that it
provide copies of all licenses and permits awarded by the CCC, and instead allow our application
for a Special Permit on the condition that Uma Flowers receives a final license from the CCC.
While Uma Flowers submitted a complete Adult Use Retail Application to the CCC on 5/11/20,
it is currently pending review. In further support of this request, please see Section 6650(c) of the
Zoning Bylaws which expressly permits the Planning Board to approve a Special Permit
conditioned upon receipt of a final license.
M. Uma Flowers Proposed Use of the Property Satisfies All Mandatory Findings Set
Forth in Section 6660 et seq. of the Zoning Bylaws
Pursuant to the Zoning Bylaws, the Planning Board shall not grant a special permit for a
Marijuana Establishment unless the applicant demonstrates compliance with the criteria set forth
below. As discussed herein, Uma Flowers’ proposed operations satisfy all mandatory findings.
As such, our application for a Special Permit should be allowed.

a. Section 6660(a): The establishment is designed to minimize any adverse
visual or economic impacts on abutters and other parties in interest, as
defined in M.G.L. c. 40A, §11.
Uma Flowers proposed Marijuana Retailer establishment will not cause any adverse visual or
economic impacts on abutters or other parties in interest. Uma Flowers only intends to renovate
the interior of the existing building located at 2 Tarbell Street. No new construction or major
exterior modifications are contemplated that would result in any significant impact on exterior
design.
In addition, all exterior lighting at the Property will be downcast and appropriately located to
ensure site security and customer and employee safety and to allow clear and identifiable video
capture of necessary objects, persons, and information. The lighting will be angled to prevent
unnecessary light trespass onto any street or abutting property and eliminate direct or reflected
glare. The lighting will not differ noticeably for similar uses such as banks, pharmacies and
other commercial establishments.
Further, Uma Flowers will institute the following measures to avoid creating a nuisance to the
community:
•
•
•
•
•
•
•
•

All litter and waste will be properly disposed of to minimize the development of odor and
the potential for attracting pests.
Uma Flowers will not use radios or loud speaker equipment for the advertising of
marijuana.
No marijuana or marijuana products will be clearly visible to a person from the exterior
of Uma Flowers’ facility or delivery vehicles.
Uma Flowers will not install any neon or illuminated signage that does not comply with
local ordinances or is illuminated more than 30 minutes before sundown until closing.
No consumption of marijuana or marijuana products will occur on Uma Flowers’
premises by customers, employees, or visitors.
To the extent practicable, Uma Flowers will pre-package its retail products and use
carbon filtration or other air ventilation procedures to minimize potential odors.
Uma Flowers will not engage in any advertising or marketing practices using public or
private vehicles or public transportation venues.
Uma Flowers will comply with all reasonable special permit conditions required by the
town of Pepperell and will work diligently and in good faith to address any reasonable
nuisance concerns brought to its attention by members of the community.

With respect to economic impacts, Uma Flowers expects to be a positive contributor to its
neighboring businesses and the Town of Pepperell as a whole. As set forth in its executed Host
Community Agreements (“HCA”), we will make significant, annual community impact
payments to the Town based on a percentage of gross sales revenue from the facility. In addition,
as agreed to in the HCAs, we are committed to preferential hiring of qualified Pepperell residents
as employees. We estimate that we will employ approximately 8 to 10 full-time, year-round

employees in our first year of operations. Furthermore, Uma Flowers will give priority to
qualified local businesses, suppliers, contractors, builders and vendors in the provision of goods
and services called for in the maintenance and continued operation of the facility. Finally, Uma
Flowers will also contribute to the Town’s revenue through the payment of property taxes, as
well as a local sales tax of 3% on each sale of recreational marijuana.
b. Section 6660(b): The applicant demonstrates to the satisfaction of the SPGA
that it will meet all the permitting requirements of all applicable agencies
within the Commonwealth of Massachusetts and will comply with all
applicable state laws and regulations.
Uma Flowers has submitted a comprehensive Adult Use Application to the CCC demonstrating
its compliance with all applicable state laws and regulations. Our application is currently pending
review, but we are happy to provide a complete copy for the Planning Board’s review upon
request.
c. Section 660(c): The Marijuana Establishment provides adequate security
measures to ensure that no individual participant will pose a direct threat to
the health or safety of other individuals, and that the storage and/or location
of any cultivated marijuana and Marijuana Products is adequately secured
on-site and in delivery operations.
Uma Flowers’ has designed a comprehensive Security Plan that complies with the Cannabis
Control Commission’s strict security regulations set forth in 935 CMR 500.110 and will be
implemented in a manner that minimizes potential adverse impacts on the surrounding
neighborhood. Uma Flowers spoke with the Pepperell Police Department to review this plan, and
a copy of Chief Scott’s security plan approval letter is included with this submission.
d. Section 6660(d) The Marijuana Establishment’s traffic plan adequately
addresses traffic demand, circulation flow, parking and queueing,
particularly during peak periods at the establishment, and its impact on
neighboring uses.
TEPP LLC prepared the traffic-impact and access study (TIAS) that addresses these aspects.
The TIAS study area consists of the following existing intersections:
•

Groton Street/Tarbell Street

•

Groton Street/driveway

•

Groton Street/Main Street/Railroad Street

•

Tarbell Street/Driveway

This TIAS analyzes traffic operations for the following peak hours:

•

weekday AM-street-peak hour

•

weekday PM-street-peak hour

•

Saturday midday-peak hour

The analysis is under the following conditions:
•

2020 existing

•

2027 no build (with background-traffic growth)

•

2027 build (with background-traffic growth and the proposed change in use)

Calculated vehicle-trips related to the proposed change in use are:
•

weekday daily, 424 (total of in and out)

•

weekday AM-street-peak hour, 27 (15 in and 12 out)

•

weekday PM-street-peak hour, 37 (19 in and 18 out)

•

Saturday daily, 292 (total of in and out)

•

Saturday midday-peak hour 75 (37 in and 38 out)

Some of these vehicle-trips may be pass-by or diverted trips that are already be in the area.
The Institute of Transportation Engineers (ITE) suggests that land developments generating at
least 100 peak-hour vehicle-trips, in the busier direction, are candidates for consideration of traffic-impact analysis. 3 The calculations show less than 100 peak-hour vehicle-trips, in the busier
direction, being added by the proposed change in use.
TEPP LLC conducted capacity analysis and simulation as relevant:
•

for study-area intersections

•

under 2020 existing, 2027 no-build and 2020 build conditions, as described above

•

for the weekday AM street-peak hour, the weekday PM street-peak hour and the Saturday
midday-peak hour

•

to calculate levels of service (LOS), delays, volume-to-capacity ratios (V/C) and/or
queues

Capacity-analysis and simulation findings are the:
•
3 ITE,

144.

Groton Street/Tarbell Street intersection shows low-to-moderate delays
Manual of Transportation Engineering Studies (Prentice Hall: Englewood Cliffs, New Jersey, 2000), page

•

Groton Street/driveway intersection shows low-to-moderate delays

•

Groton Street/Main Street/Railroad Street intersection shows no significant delay change
due to the proposed change of use

•

Tarbell Street/Driveway intersection shows low-to-moderate delays

Calculated average-peak demand is 37 vehicles. The number of parking spaces on the site is 47.
In summary, the TIAS indicates no significant area traffic impact.

e.

Section 6660(e) The applicant has satisfied all of the conditions and
requirements set forth in Section 6600.

As demonstrated throughout this Brief to the Board, Uma Flowers has satisfied all of the
conditions and requirements set forth in Section 6600.

II.

Compliance with Section 9300 of Zoning Bylaws Governing Special Permits

As set forth in Section 9320 of the Zoning Bylaws, Special Permits shall be granted upon a
determination that the proposed use will not cause substantial detriment to the town or
neighborhood in view of the particular characteristics of the site and its surroundings, and upon
consideration of the criteria described below and set forth in Sections 9321 through 9326 of the
Zoning Bylaws. As described below, Uma Flowers’ proposed use satisfies all relevant criteria
will not cause substantial detriment to the town or neighborhood.
A. Section 9321: Social, economic, or community needs which are served by the
proposal.
Uma Flowers proposed use of the Property as a Marijuana Retailer will have myriad positive
impacts on the Pepperrell community by furthering social, economic and municipal initiatives.
As a preliminary matter, the operation of the Marijuana Retailer establishment in Pepperrell will
further the will of voters. In November 2016, the citizens of Massachusetts approved Ballot
Question 4 legalizing recreational marijuana for consumers 21 years of age and older. In the
Town of Pepperell, Question 4 was approved by 54% of all voters.4 In addition, the residents of
Pepperell voted to amend the Zoning Bylaw to allow for recreational marijuana businesses
located within the Commercial Zoning District on May 6, 2019. However, to date, there are no
licensed marijuana businesses operating in Pepperell. Uma Flowers seeks to fulfill the will of
the voters by siting and operating a Marijuana Retailer establishment at 2 Tarbell Street that will
provide eligible consumers 21 years of age and older with convenient access to high-quality,
Voting statistics available at :
https://electionstats.state.ma.us/ballot_questions/view/7297/filter_by_county:Middlesex
4

independently-tested marijuana and marijuana products in a secure, welcoming and compliant
environment.
Uma Flowers will also positively impact the Pepperell economy in several ways. As set forth in
its executed Host Community Agreements (“HCA”), we will make significant, annual
community impact payments to the Town based on a percentage of gross sales revenue from the
facility. In addition, as agreed to in the HCAs, we are committed to preferential hiring of
qualified Pepperell residents as employees. We estimate that we will employ approximately 8 to
10 full-time, year-round employees in our first year of operations. Furthermore, Uma Flowers
will give priority to qualified local businesses, suppliers, contractors, builders and vendors in the
provision of goods and services called for in the maintenance and continued operation of the
facility. Finally, Uma Flowers will also contribute to the Town’s revenue through the payment of
property taxes, as well as a local sales tax of 3% on each sale of recreational marijuana.
Finally, Uma Flowers proposed Marijuana Retailer operations will further community needs, as
our team will institute an internship program, available to individuals who are at least 21 years
old, to foster the growth of additional entrepreneurs. The program will provide one individual (at
a time) a 12-week internship opportunity. The intern will have the opportunity to learn the basic
fundamentals to operating and managing an adult-use retail marijuana shop. The intern will
shadow staff at different positions within the company to understand the roles and
responsibilities of those different positions and to understand how each position impacts the
success of the business. At the end of the internship, the individual may be presented the
opportunity to join the company as an employee. The internship program will provide 3, 12week internships in one year.
B. Section 9322: Traffic flow and safety, including parking and loading.
Continuous one-way access is provided on all four sides of the building, and two entrances/exits
from the site are provided. Aisle widths for one-way access are above commonly accepted
engineering minimums. All existing parking spaces meet the minimum dimensional
requirements specified by the Pepperell Zoning Bylaw. The total number of existing parking
spaces (47) is greater than the minimum required by the Pepperell Zoning Bylaw (43) for the
proposed use. Several speed bumps are present on site to reduce vehicle speeds. Finally, the only
loading anticipated will be supply deliveries via van sized vehicles, which can fit in any of the
provided parking spaces. Supplies can easily be carried into the building by individual deliverers
and employees. Furthermore, TEPP LLC prepared the TIAS described above, which addresses
traffic flow and safety. The TIAS indicates no significant area traffic impact.

C. Section 9323: Adequacy of utilities and other public services.
This building is currently serviced by municipal water and sewer. Flow totals are not expected to
differ significantly from the present use and previous use, and thus the existing water and sewer
capacities are presumed to be adequate. No other public services are anticipated to be impacted.

D. Section 9324: Neighborhood character and social structures.
Uma Flowers’ proposed facility is located at 2 Tarbell Street in the Commercial Zoning District
of the Town of Pepperell. The Commercial Zoning District was specifically designated as an
area where Marijuana Retailers may operate pursuant to the Town of Pepperell’s Table of
Principal Uses. Pursuant to Section 6610 of the Zoning Bylaws, zoning districts that provide for
the placement of Marijuana Establishments were chosen with the intention “to minimize the
adverse impacts of these establishments on adjacent properties, residential neighborhoods,
schools and other places where minors congregate by regulating the siting…of Marijuana
Establishments.” As such, by locating its Marijuana Retailer in the Commercial Zoning District,
Uma Flowers has already fulfilled the purpose of the Town’s Zoning Bylaws, and made a
conscientious effort to mitigate impacts on the neighborhood’s character and social structures.
In addition, because Uma Flowers’ project does not contemplate any major exterior
modifications that would significantly change or negatively impact the small-scale commercial
character of this area, to the extent that its operations have any impact on the current social
structures and neighborhood atmosphere, they will be minimal.
E. Section 9325: Impacts on natural environment.
Uma Flowers proposes to renovate the interior of the existing building located at 2 Tarbell Street.
No new construction or major exterior modifications are contemplated that would result in any
significant impact on the natural environment.
As mentioned previously, no exterior work is proposed on this project other than re-painting and
re-striping of existing pavement. Therefore, there will be no increase in the volume of
stormwater runoff and no increase in pollutants associated with asphalt pavement. No
downstream erosion or sedimentation is expected to be generated by this project.
No portion of this property is located within a resource area or associated buffer zone protected
by the Wetlands Protection Act. No portion of this property is located within a Natural Heritage
Priority Habitant of Rare Species.
F. Section 9326: Potential fiscal impact, including impact on town services, tax base,
employment and property values.
As discussed previously, Uma Flowers’ project involves the operation of a Marijuana Retailer
establishment in an existing commercial space in the Commercial Zoning District. It is currently
serviced by adequate utilities and public services. We do not anticipate requiring any additional
utilities or public services beyond those required of other similar commercial uses in this area.
Uma Flowers will also positively impact the Pepperell economy in several ways. As set forth in
its executed Host Community Agreements (“HCA”), we will make significant, annual
community impact payments to the Town based on a percentage of gross sales revenue from the
facility. In addition, as agreed to in the HCAs, we are committed to preferential hiring of

qualified Pepperell residents as employees. We estimate that we will employ approximately 8 to
10 full-time, year-round employees in our first year of operations. Furthermore, Uma Flowers
will give priority to qualified local businesses, suppliers, contractors, builders and vendors in the
provision of goods and services called for in the maintenance and continued operation of the
facility. Finally, Uma Flowers will also contribute to the Town’s revenue through the payment of
property taxes, as well as a local sales tax of 3% on each sale of recreational marijuana.
Finally, Uma Flowers proposed Marijuana Retailer operations will further community needs, as
our team will institute an internship program, available to individuals who are at least 21 years
old, to foster the growth of additional entrepreneurs. The program will provide one individual (at
a time) a 12-week internship opportunity. The intern will have the opportunity to learn the basic
fundamentals to operating and managing an adult-use retail marijuana shop. The intern will
shadow staff at different positions within the company to understand the roles and
responsibilities of those different positions and to understand how each position impacts the
success of the business. At the end of the internship, the individual may be presented the
opportunity to join the company as an employee. The internship program will provide 3, 12week internships in one year.
III.

Request for Waivers from Site Plan Requirements

Four waivers are requested from the Planning Board Rules and Regulations for Special Permit and
Site Plan Reviews. They are listed below:
1. Appendix A, Item #9 – Existing Variances & Special Permits on Site Plan
2. Appendix A, Item #14 – Stormwater System on Site Plan
3. Appendix A, Item #15 – Topography on Site Plan
4. Appendix A, Item #19 – Surveyor Stamp on Site Plan
Please see included waiver request letter for the rationale for these waiver requests.
IV.

Compliance with Section 6.3 of Planning Board Rules Governing Site Plan Design
Criteria

All design criteria are met as set forth in the individual sections, below. This project will not
result in a significant change to the existing site as it presently functions.

A. Section 6.3(a): The proposal, with consideration given to waivers granted, shall comply
with all requirements of these Rules and Regulations and with applicable zoning
requirements for parking, service areas, environmental performance standards, and
any other applicable sections of the Zoning Bylaw.
Compliance with these regulations is documented throughout this narrative

B. Section 6.3(b): The development shall be integrated into the existing terrain and
surrounding landscape and be designed to preserve natural and historic features, to
minimize tree, vegetation and soil removal, to minimize grade changes and to screen
objectionable features from neighboring properties.
This is an existing development. No grade changes, vegetation removal, or soil removal are
proposed. Existing screening is provided along two property lines. There will not be a significant
change to the appearance of the site.
C. Section 6.3(c): Architectural style shall be in harmony with the prevailing character
and scale of buildings in the neighborhood.
This mixed-use commercial building built in 1985 is characteristic of contemporary
interpretations of Federal-style architecture, the prevalent style of the United State from
approximately 1780-1820. Often this is described as a commercial vernacular style insofar as
traditional building geometries, materials, and proportions are considered, albeit with simplified
detailing and a transition to newer building methods.
As seen from Tarbell Street (MA Route 113), the side-gabled red and burgundy colored brickveneer building appears to have a single-story with the roof extending out to cover the front
walk. A reverse gable dormer is positioned above each side of the nearly symmetrical,
rectangular design to accentuate the two upper level tenancies. The Groton Street (left-side) and
right-side elevations introduce a beige-yellow vinyl shingle cladding material from the soffit line
up to the ridge, accented by white vinyl frieze boards and pork chop style eave returns. The rear
façade facing the Nashua River Rail Trail resembles two-stories of brick due to a lower elevation
that provides at-grade entrances to the lower level tenancies. A one-story high hip roof protects
the lower level walkway on each side of a small vestibule that projects from the main building.
One-story columns of the Tuscan order support both the front and rear roof structures. Brick
quoins three courses high with alternating widths of 1.5 to 2.5 stretchers accentuate each corner
of the building. Window styles range from storefront glazing and entrances, to casement
windows on the lower level, and double-hung one-over-one windows on the rear upper level.
The Subject Property’s existing design is respectful of the adjoining neighborhood in terms of
scale, building materials, and color palette. Nearby residential and commercial buildings are
typically between one- and two-stories, clad in vinyl or brick materials, and painted in soft or
neutral tones.
D. Section 6.3(d): The project shall be served by an adequate water supply and waste
disposal system as determined by the appropriate regulatory agencies.
The building is currently serviced by municipal water and sewer. No significant increase in flow
requirements is expected when compared to the present use.
E. Section 6.3(e): The plans shall maximize the convenience and safety of vehicular and
pedestrian movement within the site and in relation to adjacent ways with the traffic

flow pattern showing adequate access to and from the site and adequate circulation
within the site.

Both entrances/exits from the site provide excellent sight distance in both directions of oncoming
traffic, reducing the likelihood of collision. Much of the parking is located directly against the
building and thus minimal pedestrian travel is required to and from these spaces. Continuous
one-way vehicular access is provided on all sides of the existing building.
F. Section 6.3(f): The plans and documents shall show adequate measures to prevent
pollution of surface water or groundwater, prevent erosion, sedimentation, changes in
groundwater levels, increased run-off, or flooding, and that the drainage design will not
adversely affect neighboring properties.
No change to the existing drainage system is proposed, and there will be no increase in runoff as
described previously. There are no known erosion, sedimentation, or flooding issues on this
property.

G. Section 6.3(g): The project will not place excessive demands on Town services and
infrastructure.
No significant change in utility supply is expected as a result of this project. Furthermore, TEPP
LLC prepared the TIAS described above, which addresses traffic flow and safety. The TIAS
indicates no significant area traffic impact
V.

Compliance with Section 9460 of Zoning Bylaws Governing Site Plan Review

Pursuant to Section 6640 of the Zoning Bylaws, “no special permit for any Marijuana
Establishment shall be issued without major site plan approval having been obtained from the
Planning Board pursuant to Planning Board Rules and Regulations for Special Permits and Site
Plan Reviews. In addition to the standards set forth therein, the site plan must meet all
dimensional, parking, landscaping, and signage requirements within the Zoning Bylaw.” In
compliance with Section 6640 of the Zoning Bylaws, as well as Section 9400, which governs
Site Plan Review in the Town of Pepperell, Uma Flowers seeks approval of our proposed Site
Plan, enclosed herewith at Exhibit B.
A. Summary of Contemplated Project
This property is an existing commercial building which leases retail and office units to individual
companies. The existing site is improved by paved parking, landscaping, striping, signage, and
fencing. The existing building and site are serviced by municipal water and sewer, gas,
electricity (overhead), and stormwater controls. The project proposal is to open a Marijuana
Retailer Establishment within one of the aforementioned rental units. As part of this proposal, the
applicant intends to re-stripe and re-pave portions of the existing pavement. The applicant will
also provide additional signage on the site. No other exterior construction is proposed.

All proposed marijuana establishments must obtain a Special Permit and Major Site Plan
approval, as stated in the Pepperell Recreational Marijuana Zoning Bylaw. This application
includes an Existing Conditions plan which accurately shows the site in its present condition.
This plan is intended to meet all of the Site Plan requirements listed in the Planning Board Rules
& Regulations for Special Permits and Site Plan Reviews
In addition, below please find a written summary of the contemplated project, demonstrating
compliance with Section 9460 et. al. of the Zoning Bylaws.
B. Section 9461. Minimize the volume of cut and fill, the number of removed trees 6"
caliper or larger, the length of removed stone walls, the area of wetland vegetation
displaced, the extent of stormwater flow increase from the site,soil erosion, and
threat of air and water pollution.
No exterior site work is proposed other than re-paving and re-striping existing pavement.
Therefore, there will be no stormwater flow increase, no increase in pollutants, and no additional
erosion. No grade changes, stone wall removal, or wetland disturbance are proposed.
C. Section 9462. Maximize pedestrian and vehicular safety on the site, egressing from
it, and in the immediate vicinity common or public land, and any other evidence
necessary to indicate compliance with this ordinance.
Both entrances/exits from the site provide excellent sight distance in both directions of oncoming
traffic, reducing the likelihood of collision. Much of the parking is located directly against the
building and thus minimal pedestrian travel is required to and from these spaces. The vehicle
aisle widths are wider than generally accepted minimums which will prevent “pinching”
pedestrians and vehicles into narrow areas.
D. Section 9463. Minimize obstruction of scenic views from publicly accessible
locations;
There are no scenic views in the vicinity of this property. There are no new structures or grade
changes that would obstruct views being proposed.
E. Section 9464. Minimize visual intrusion by controlling the visibility of parking,
storage, or other outdoor service areas viewed from public ways or premises
residentially used or zoned.
All parking is set back at least 10 feet from any public way, and most of the parking is located in
the rear of the site, furthest from public ways. Abutting residential uses are screened by existing
trees.

F. Section 9465. Minimize glare from headlights and lighting intrusion.
The exterior cladding materials of the existing building feature matte or low-sheen finishes,
which are effective in mitigating the effects of glare cast by vehicular traffic and on-site lighting.
These include the red and burgundy brick veneer, the beige-yellow vinyl shingles above, the
white vinyl trim, and the gray asphalt roof shingles.
On-site lighting associated with the Area of Work for the proposed Uma Flowers LLC tenancy,
i.e. the lower level, includes ceiling-mounted light fixtures below the covered walkways which
are effectively beyond sight lines from the rear parking light, gooseneck-style wall sconces
directly illuminating wall-mounted signage, an internally-illuminated channel letter sign for the
7-eleven tenancy, and a few flood lights positioned to illuminate parking areas only. There is
also one (1) twin-pole internally illuminated pylon sign promoting the lower level tenancies.
Based on the Architect’s on-site inspection of existing lighting conditions at night, it is their
professional opinion that said lighting is well contained to the boundaries of the Subject Property
without noticeably intruding on adjoining streets or neighboring properties.
G. Section 9466. Minimize unreasonable departure from the character, materials, and
scale of buildings in the vicinity, as viewed from public ways and places.
The Scope of Work affecting the exterior façade of the existing building is minimal. There is no
proposed change to the Tarbell Street or right-side façade. Alterations to the Groton Street façade
are limited to the removal of signage associated with tenants no longer occupying the building.
On the Nashua River Rail Trail façade, the project will remove one (1) casement window located
immediately to the right of the existing vestibule, and cut back the concrete block with brick
veneer exterior wall assembly as required to provide a new exit door from the Uma Flowers LLC
tenancy. The style of the new door will be comparable to those existing on this façade. The
adjoining casement window on the sidewall of that vestibule will either be fixed closed or
replaced with a non-operable unit of comparable design so as to eliminate any potential
obstruction to the path of exit travel from the new exit door. All remaining casement windows on
this façade that are associated with the Uma Flowers LLC tenancy will also be fixed closed or
replaced with non-operable units of comparable design as a security measure. Lastly the Scope
of Work includes the removal of signage and lighting associated with former building tenants,
and their replacement with new signage associated with Uma Flowers LLC of similar scale and
construction.
These minor changes will not depart visually from the character of the building. The changes
located below the covered walkway are discrete, and those above are effectively one-to-one
alterations of signage. There is no proposed change to the exterior cladding materials, or to the
scale of the building.

H. Section 9467. Minimize contamination of groundwater from on-site waste-water
disposal systems or operations on the premises involving the use, storage, handling,
or containment of hazardous substances.
There are no on-site wastewater systems existing or proposed. No hazardous substances will be
present on the site.

I. Section 9468. Provide adequate access to each structure for fire and service
equipment and adequate provision for utilities and stormwater drainage consistent
with the functional requirements of the Planning Board’s Subdivision Rules and
Regulations; and
Continuous one way access is provided on all sides of the building, with aisle widths exceeding
generally accepted engineering minimums. The existing traffic circulation on the property will
not be altered by this project. Existing water, sewer, and drainage utilities will not be altered as
part of this project, and there are no known issues with any of these in their present condition.
J. Section 9469. Ensure compliance with the provisions of this Zoning Bylaw,
particularly including parking, signage, landscaping, and environmental protection.
There are 43 parking spaces required for the proposed use, and 47 existing spaces are provided.
A signage plan is included with this submittal, and all signs conform with local dimensional
requirements. No portion of this property is within an area protected by the Wetlands Protection
Act, and no additional stormwater volume or pollutants are expected to be generated as a result
of this project.
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Preface
Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.
Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.
Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).
Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.
The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.
Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.
The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock. The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.
Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that
share common characteristics related to physiography, geology, climate, water
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey
areas typically consist of parts of one or more MLRA.
The soils and miscellaneous areas in a survey area occur in an orderly pattern that
is related to the geology, landforms, relief, climate, and natural vegetation of the
area. Each kind of soil and miscellaneous area is associated with a particular kind
of landform or with a segment of the landform. By observing the soils and
miscellaneous areas in the survey area and relating their position to specific
segments of the landform, a soil scientist develops a concept, or model, of how they
were formed. Thus, during mapping, this model enables the soil scientist to predict
with a considerable degree of accuracy the kind of soil or miscellaneous area at a
specific location on the landscape.
Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented
by an understanding of the soil-vegetation-landscape relationship, are sufficient to
verify predictions of the kinds of soil in an area and to determine the boundaries.
Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them
to identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units).
Taxonomic classes are concepts. Each taxonomic class has a set of soil
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character
of soil properties and the arrangement of horizons within the profile. After the soil

5

Custom Soil Resource Report
scientists classified and named the soils in the survey area, they compared the
individual soils with similar soils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.
The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that
have similar use and management requirements. Each map unit is defined by a
unique combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components
of the map unit. The presence of minor components in a map unit in no way
diminishes the usefulness or accuracy of the data. The delineation of such
landforms and landform segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, onsite
investigation is needed to define and locate the soils and miscellaneous areas.
Soil scientists make many field observations in the process of producing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape,
and experience of the soil scientist. Observations are made to test and refine the
soil-landscape model and predictions and to verify the classification of the soils at
specific locations. Once the soil-landscape model is refined, a significantly smaller
number of measurements of individual soil properties are made and recorded.
These measurements may include field measurements, such as those for color,
depth to bedrock, and texture, and laboratory measurements, such as those for
content of sand, silt, clay, salt, and other components. Properties of each soil
typically vary from one point to another across the landscape.
Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.
While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists
interpret the data from these analyses and tests as well as the field-observed
characteristics and the soil properties to determine the expected behavior of the
soils under different uses. Interpretations for all of the soils are field tested through
observation of the soils in different uses and under different levels of management.
Some interpretations are modified to fit local conditions, and some new
interpretations are developed to meet local needs. Data are assembled from other
sources, such as research information, production records, and field experience of
specialists. For example, data on crop yields under defined levels of management
are assembled from farm records and from field or plot experiments on the same
kinds of soil.
Predictions about soil behavior are based not only on soil properties but also on
such variables as climate and biological activity. Soil conditions are predictable over
long periods of time, but they are not predictable from year to year. For example,
soil scientists can predict with a fairly high degree of accuracy that a given soil will
have a high water table within certain depths in most years, but they cannot predict
that a high water table will always be at a specific level in the soil on a specific date.
After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
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identified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.

7

Soil Map
The soil map section includes the soil map for the defined area of interest, a list of
soil map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP LEGEND
Area of Interest (AOI)
Area of Interest (AOI)
Soils
Soil Map Unit Polygons
Soil Map Unit Lines
Soil Map Unit Points
Special Point Features
Blowout
Borrow Pit
Clay Spot
Closed Depression
Gravel Pit
Gravelly Spot
Landfill
Lava Flow
Marsh or swamp

MAP INFORMATION
The soil surveys that comprise your AOI were mapped at
1:25,000.

Spoil Area
Stony Spot
Very Stony Spot

Warning: Soil Map may not be valid at this scale.

Wet Spot

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Other
Special Line Features
Water Features
Streams and Canals
Transportation

Please rely on the bar scale on each map sheet for map
measurements.

Rails
Interstate Highways

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

US Routes
Major Roads

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

Local Roads
Background
Aerial Photography

Mine or Quarry
Miscellaneous Water

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Perennial Water
Rock Outcrop

Soil Survey Area: Middlesex County, Massachusetts
Survey Area Data: Version 19, Sep 12, 2019

Saline Spot
Sandy Spot

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Severely Eroded Spot
Sinkhole

Date(s) aerial images were photographed:
14, 2017

Slide or Slip
Sodic Spot

May 22, 2015—Jun

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.
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Map Unit Legend
Map Unit Symbol
626B

Map Unit Name

Acres in AOI

Merrimac-Urban land complex,
0 to 8 percent slopes

Totals for Area of Interest

Percent of AOI
0.8

100.0%

0.8

100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.
A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.
Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They
generally are in small areas and could not be mapped separately because of the
scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a
given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not
mentioned in the descriptions, especially where the pattern was so complex that it
was impractical to make enough observations to identify all the soils and
miscellaneous areas on the landscape.
The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
onsite investigation is needed to define and locate the soils and miscellaneous
areas.
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An identifying symbol precedes the map unit name in the map unit descriptions.
Each description includes general facts about the unit and gives important soil
properties and qualities.
Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major
horizons that are similar in composition, thickness, and arrangement.
Soils of one series can differ in texture of the surface layer, slope, stoniness,
salinity, degree of erosion, and other characteristics that affect their use. On the
basis of such differences, a soil series is divided into soil phases. Most of the areas
shown on the detailed soil maps are phases of soil series. The name of a soil phase
commonly indicates a feature that affects use or management. For example, Alpha
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.
Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.
A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps.
The pattern and proportion of the soils or miscellaneous areas are somewhat similar
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.
An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present
or anticipated uses of the map units in the survey area, it was not considered
practical or necessary to map the soils or miscellaneous areas separately. The
pattern and relative proportion of the soils or miscellaneous areas are somewhat
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.
An undifferentiated group is made up of two or more soils or miscellaneous areas
that could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion
of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.
Some surveys include miscellaneous areas. Such areas have little or no soil
material and support little or no vegetation. Rock outcrop is an example.
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Middlesex County, Massachusetts
626B—Merrimac-Urban land complex, 0 to 8 percent slopes
Map Unit Setting
National map unit symbol: 2tyr9
Elevation: 0 to 820 feet
Mean annual precipitation: 36 to 71 inches
Mean annual air temperature: 39 to 55 degrees F
Frost-free period: 140 to 250 days
Farmland classification: Not prime farmland
Map Unit Composition
Merrimac and similar soils: 45 percent
Urban land: 40 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Merrimac
Setting
Landform: Moraines, outwash plains, kames, eskers, outwash terraces
Landform position (two-dimensional): Backslope, footslope, summit, shoulder
Landform position (three-dimensional): Side slope, crest, riser, tread
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy glaciofluvial deposits derived from granite, schist, and
gneiss over sandy and gravelly glaciofluvial deposits derived from granite,
schist, and gneiss
Typical profile
Ap - 0 to 10 inches: fine sandy loam
Bw1 - 10 to 22 inches: fine sandy loam
Bw2 - 22 to 26 inches: stratified gravel to gravelly loamy sand
2C - 26 to 65 inches: stratified gravel to very gravelly sand
Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Somewhat excessively drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to
very high (1.42 to 99.90 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 2 percent
Salinity, maximum in profile: Nonsaline (0.0 to 1.4 mmhos/cm)
Sodium adsorption ratio, maximum in profile: 1.0
Available water storage in profile: Low (about 4.6 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: A
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Hydric soil rating: No
Description of Urban Land
Typical profile
M - 0 to 10 inches: cemented material
Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: 0 inches to manufactured layer
Runoff class: Very high
Capacity of the most limiting layer to transmit water (Ksat): Very low (0.00 to 0.00
in/hr)
Available water storage in profile: Very low (about 0.0 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8
Hydrologic Soil Group: D
Hydric soil rating: Unranked
Minor Components
Windsor
Percent of map unit: 5 percent
Landform: Deltas, outwash plains, dunes, outwash terraces
Landform position (three-dimensional): Riser, tread
Down-slope shape: Linear, convex
Across-slope shape: Linear, convex
Hydric soil rating: No
Sudbury
Percent of map unit: 5 percent
Landform: Terraces, deltas, outwash plains
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Tread, dip
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No
Hinckley
Percent of map unit: 5 percent
Landform: Deltas, outwash plains, kames, eskers
Landform position (two-dimensional): Summit, shoulder, backslope
Landform position (three-dimensional): Nose slope, crest, head slope, side slope,
rise
Down-slope shape: Convex
Across-slope shape: Convex, linear
Hydric soil rating: No

14

References
American Association of State Highway and Transportation Officials (AASHTO).
2004. Standard specifications for transportation materials and methods of sampling
and testing. 24th edition.
American Society for Testing and Materials (ASTM). 2005. Standard classification of
soils for engineering purposes. ASTM Standard D2487-00.
Cowardin, L.M., V. Carter, F.C. Golet, and E.T. LaRoe. 1979. Classification of
wetlands and deep-water habitats of the United States. U.S. Fish and Wildlife
Service FWS/OBS-79/31.
Federal Register. July 13, 1994. Changes in hydric soils of the United States.
Federal Register. September 18, 2002. Hydric soils of the United States.
Hurt, G.W., and L.M. Vasilas, editors. Version 6.0, 2006. Field indicators of hydric
soils in the United States.
National Research Council. 1995. Wetlands: Characteristics and boundaries.
Soil Survey Division Staff. 1993. Soil survey manual. Soil Conservation Service.
U.S. Department of Agriculture Handbook 18. http://www.nrcs.usda.gov/wps/portal/
nrcs/detail/national/soils/?cid=nrcs142p2_054262
Soil Survey Staff. 1999. Soil taxonomy: A basic system of soil classification for
making and interpreting soil surveys. 2nd edition. Natural Resources Conservation
Service, U.S. Department of Agriculture Handbook 436. http://
www.nrcs.usda.gov/wps/portal/nrcs/detail/national/soils/?cid=nrcs142p2_053577
Soil Survey Staff. 2010. Keys to soil taxonomy. 11th edition. U.S. Department of
Agriculture, Natural Resources Conservation Service. http://
www.nrcs.usda.gov/wps/portal/nrcs/detail/national/soils/?cid=nrcs142p2_053580
Tiner, R.W., Jr. 1985. Wetlands of Delaware. U.S. Fish and Wildlife Service and
Delaware Department of Natural Resources and Environmental Control, Wetlands
Section.
United States Army Corps of Engineers, Environmental Laboratory. 1987. Corps of
Engineers wetlands delineation manual. Waterways Experiment Station Technical
Report Y-87-1.
United States Department of Agriculture, Natural Resources Conservation Service.
National forestry manual. http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/
home/?cid=nrcs142p2_053374
United States Department of Agriculture, Natural Resources Conservation Service.
National range and pasture handbook. http://www.nrcs.usda.gov/wps/portal/nrcs/
detail/national/landuse/rangepasture/?cid=stelprdb1043084

15

Custom Soil Resource Report
United States Department of Agriculture, Natural Resources Conservation Service.
National soil survey handbook, title 430-VI. http://www.nrcs.usda.gov/wps/portal/
nrcs/detail/soils/scientists/?cid=nrcs142p2_054242
United States Department of Agriculture, Natural Resources Conservation Service.
2006. Land resource regions and major land resource areas of the United States,
the Caribbean, and the Pacific Basin. U.S. Department of Agriculture Handbook
296. http://www.nrcs.usda.gov/wps/portal/nrcs/detail/national/soils/?
cid=nrcs142p2_053624
United States Department of Agriculture, Soil Conservation Service. 1961. Land
capability classification. U.S. Department of Agriculture Handbook 210. http://
www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_052290.pdf

16

Exhibit C

May 1, 2020
Richard McHugh Jr, Chair
Pepperell Planning Board
1 Main St
Pepperell, MA 01463
Re:

Waiver Letter for Special Permit & Site Plan Application
Marijuana Retail at 2 Tarbell St
For Uma Flowers, LLC

Dear Chair McHugh and the Pepperell Planning Board:
As the engineering representative of the above referenced project, a proposed marijuana
retail location within an existing building, we hereby request the following waivers of the
Planning Board Rules and Regulations for Special Permit and Site Plan Reviews, for the reasons
cited:
1. Appendix A, Item #9 – Existing Variances and Special Permits
A waiver is requested to not list recorded variances and special permits for abutting
properties on the plan. This is a pre-existing developed site. No exterior site work is
proposed other than repaving in-kind, striping, and signage, and thus this will not affect
abutting properties.
2. Appendix A, Item #14 – Stormwater System
A waiver is requested to not show existing and proposed stormwater systems on the Plan.
No exterior site work is proposed other than repaving in-kind, striping, and signage, and
thus no change to the existing stormwater system will occur. There will be no change in
the amount of impervious area or amount of runoff on the subject property.
3. Appendix A, Item #15 – Topography
A waiver is requested to not show topography on the Plan. No exterior site work is
proposed other than repaving in-kind, striping, and signage, and thus there are no grade
changes proposed as part of this application.

142 LITTLETON ROAD, STE 16 WESTFORD, MA 01886
202 MAIN STREET
SALEM, NH
03079

978.692.1313
603.893.3301

FAX 978.692.0303
FAX 603.893.1977

Waiver Letter to Richard McHugh Jr, Chair
Pepperell Planning Board
“2 Tarbell St – Uma Flowers, LLC”
May 1, 2020
Page 2 of 2

4. Appendix A, Item #19 – Surveyor Stamp
A waiver is requested of this requirement since a Professional Engineer stamp is provided
on the Plan. Section 6.4 of the Special Permit Regulations specifically states that site
plans shall be “prepared by a professional civil engineer and/or registered land surveyor”.

We expect to discuss these waivers with the Planning Board at the scheduled public
hearings and appreciate the Board’s anticipated fair consideration.

Sincerely,
MEISNER BREM CORPORATION

_______________________________
Ian Ainslie, PE
Cc:

Client

Exhibit D

Exhibit E

603 Salem Street
Wakefield, MA 01880
Tel: (781) 246-2800
Fax: (781) 246-7596

Nantucket, MA 02554
Tel: (508) 228-7909
Refer to File No.

PEP-0005

October 24, 2019
Town of Pepperell Planning Board
Richard C. McHugh, Jr., Chairman
1 Main Street
Pepperell, MA 01463
RE:

Proposed Marijuana Retailer
Uma Flowers
2 Tarbell Street
Pepperell, MA

Dear Chairman McHugh and Board Members:
Hayes Engineering, Inc. (HEI) represents the Applicant, Uma Flowers, as a civil engineering
consultant in support of the Special Permit for a Proposed Marijuana Retailer at the above
referenced address. At the request of the Applicant HEI conducted a buffer zone analysis of the
17 parcels having structures located within three-hundred feet (300 ft.) of the existing structure
located at 2 Tarbell Street in order to evaluate compliance with Section 6640.1(b) and (c) of the
Town of Pepperell Zoning By-Laws. Analyses were performed using MassGIS LiDar structure
locations, Town of Pepperell Assessor’s Records, Massachusetts Department of Early
Education and Care records, and Massachusetts Department of Education records.
The following parcels contain structures located within 300 linear feet of the existing structure at
2 Tarbell Street (Assessor’s Parcel 26-115-0):
Parcel ID

Street Address

Owner

Use

26-51-0

162 Main Street

Chester E Babineau Realty Trust

Commercial (Store)

26-52-0

168 Main Street

NJR Property Management, LLC

Commercial (Store)

26-73-0

3 Railroad Street

JW Realty Trust

Residential (Apartments)

26-74-0

52 Groton Street

JW Realty Trust

Commercial (Service Station)

26-93-0

1 Hotel Place

Rail Trail Crossing, LLC

Residential (Apartments)

26-96-0

3 Hotel Place

Rail Trail Square, LLC

Commercial (Warehouse)

26-97-0

4 Hotel Place

4 Hotel Place, LLC

Commercial (Store)

26-107-0

63 Groton Street

J&D Realty Trust

Residential (Two-Family)

26-108-0

65 Groton Street

Ryan Development, LLC

Commercial (Car Wash)

26-116-0

4 Tarbell Street

Residential (Three-Family)

26-117-0

6 Tarbell Street

Timothy Simpson
John C. Dionne &
Carol J. Hasse

26-119-0

10 Tarbell Street

John C. Hynes

Residential (Single Family)

Residential (Single Family)

Pepperell Planning Board
Uma Flowers
2 Tarbell Street
October 24, 2019

Parcel ID

Street Address

Owner

Use

26-120-0

6A Tarbell Street

James V. Boisvert

Residential (Three Family)

26-165-0

7 Tarbell Street

J & A 7 Tarbell Street, LLC

Residential (Three Family)

26-167-0

3 Tarbell Street

Residential (Single Family)

26-168-0

5 Tarbell Street

Sheelagh A Bellofatto
Gary A Bisbee &
Mary Jane Bisbee

26-170-0

60 Groton Street

ACV Skyline RAD08

Commercial (Retail)

Residential (Single Family)

The closest school, K-12, is the Varnum Brooks School at 10 Hollis Street, approximately
4,425± feet from structure to structure. The nearest childcare facility registered with the
Massachusetts Department of Early Education and Care is located at 11 Prospect Street
(Parcel 26-89-0), approximately 625± feet from the proposed dispensary structure.
Based on the information reviewed the project is located with sufficient buffer to the interests
identified in Section 6640.1(b) and (c) of the Town of Pepperell Zoning By-Laws. Should you
have any questions or comments please do not hesitate to contact me using the information
provided in the letterhead or via e-mail at tcapachietti@hayeseng.com.
Yours Very Truly,
Hayes Engineering, Inc.

Anthony M. Capachietti
Project Manager
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Exhibit F

List of Owner/Operators for Uma Flowers LLC
Priyanka Patel, PharmD, Co-Founder, Co-CEO, Chief Compliance Officer
109 Raffaele Dr, Waltham, MA 02452
Tejal Patel, MPH, Co-Founder, Co-CEO, Director of Diversity & Inclusion
109 Raffaele Dr, Waltham, MA 02452

Exhibit G

Exhibit H

LEASE
THIS LEASE made as of the _____
day of _______________,
2020 between Priyanka Pepperell
March
3
Realty LLC ("Landlord") and Uma Flowers LLC. ("Tenant").
WITNESSETH:
1. Definitions. As used herein, the following terms shall have the meanings set forth below
unless the context otherwise requires:
a. Landlord: Priyanka Pepperell Realty LLC, a Massachusetts limited liability
company with an address of 109 Raffaele Drive, Waltham, MA 02452.
b. Tenant: Uma Flowers LLC, a Massachusetts limited liability company with an
address of 109 Raffaele Drive, Waltham, MA 02452.
c. Premises: Approximately Twenty-Nine Hundred (2,900) square foot of space in
the Shopping Plaza as defined herein and shown on Exhibit A attached hereto.
d. Shopping Plaza: The land with the buildings thereon known and numbered as 2
Tarbell Street, Pepperell, MA, as described in deed recorded in the Middlesex
South District Registry of Deeds in Book 64682, Page 412, and as further
described in the legal property description attached hereto as Exhibit A.
e. Term: The period commencing on the Commencement Date (as hereinafter
defined) and ending sixty (60) months thereafter, unless extended as provided
herein.
f. Commencement Date: Lease shall commence on March 1, 2020, except that
Tenant shall be obligated to pay the Net Minimum Rental beginning on July 1,
2020 as set forth in Rent Schedule attached hereto in Exhibit B. The
Commencement Date shall not change due to business operation commencing
before, or being delayed beyond this date unless due to fault of Landlord.
g. Net Minimum Rental: As set forth in Rent Schedule attached hereto in Exhibit B.
h. Lease Interest Rate: The lesser of (i) eighteen (18) percent per annum, or (ii) the
maximum rate permissible under applicable law.
i. Lease Year: The first Lease Year shall be the period commencing on the
Commencement Date and ending twelve (12) months thereafter. The subsequent
Lease Years shall begin on the day after the first Lease year end date and twelve
(12) months thereafter, as will each subsequent Lease Year.
j. Permitted Use: Adult-Use Marijuana Retail.
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k. Common Areas: The parking and common area or areas located adjacent to the
Premises and utilized as a part of the Shopping Plaza and all other common areas
and facilities in the Shopping Plaza, including, without limitation, all parking
areas, sidewalks, common hallway, if any, other common rooms, areas and/or
facilities -- all to the extent that same may from time to time be provided by
Landlord for the convenience of all tenants occupying other portions of the
Shopping Plaza, their customers and invitees, and such other persons as shall be
permitted by Landlord from time to time to use the same, subject to all of the
express terms and provisions of Section 7.
l. Tenant's Trade Name: Uma Flowers
m. Delivery Date: Landlord will deliver the Premises on July 1, 2020, after receipt
of all applicable construction drawings, approvals and specifications related to
Tenant's Work as described herein and as set forth on Exhibit C attached hereto.
Tenant acknowledges that it shall be subject to all terms, covenants, restrictions,
provisions and obligations of this Lease beginning on the Delivery Date, with the
exception of rent, which shall be payable beginning September 1, 2020 as set
forth on Exhibit B attached.
n. Security Deposit Amount: $5,000.00
o. Landlord's Address: 109 Raffaele Drive, Waltham, MA 02452.
p. Tenant's Address: 109 Raffaele Drive, Waltham, MA 02452.
q. Guarantor/Addresses: Priyanka Patel: 109 Raffaele Drive, Waltham, MA 02452
2. The Shopping Plaza and the Premises. Subject to the requirements of Section 18 of this
Lease, Landlord does hereby let to Tenant and Tenant does hereby hire from Landlord
the Premises in the Shopping Plaza, excepting and reserving to Landlord, however, (a)
the right to place in, over, upon, or under the Premises, in such manner as to reduce to a
minimum the interference with Tenant's use of the Premises, utility lines, pipes, and the
like, to serve other premises in the Shopping Plaza, and to replace, maintain, and repair
such utility lines, pipes, and the like, in, over, upon, and under the Premises as may have
been installed therein; (b) all other necessary or customary easements, appurtenances, and
rights of access to, and egress from, such other premises; and (c) all other rights reserved
by Landlord in this Lease or otherwise, including, without limitation, the rights set forth
in the second paragraph of Section 7. Notwithstanding anything in this Lease to the
contrary, Landlord reserves the right at any time or from time to time to change the name
of the Shopping Plaza described in Section 1(d).
3. Term and Extensions. TO HAVE AND TO HOLD the Premises unto Tenant during the
Term.
In the event that Tenant should hold over after the expiration or sooner termination of the
2

Term, Tenant shall be a Tenant at sufferance subject to all of the terms and provisions of
this Lease in effect immediately prior to such holdover, except that Tenant shall pay on
account of the Net Minimum Rental an amount equal to three (3) times the Net Minimum
Rental in effect immediately prior to such expiration or termination.
Provided that the Tenant is not in default under any provision of this Lease, the Tenant
shall have the option to extend the lease one period at a time for one successive period
(“extended term”) of five years, which option shall be deemed to be exercised unless
Tenant gives written notice to Landlord canceling the next extended term at least 90 days
before the extended term is scheduled to begin. If Tenant gives such notice, then this
Lease will expire the day before the extended term is scheduled to begin. All of the
terms, covenants and conditions of this Lease will apply to each extended term except the
amount of rent will be as set forth as set forth on Exhibit B attached.
For all purposes under this Lease, the phrases “ Term”, "the term of this Lease" and
"lease term" will mean the initial term and any extended term that comes into effect.
4. Rental. Tenant shall pay the Net Minimum Rental, payable in advance on the first day of
each month during the Term in equal monthly installments. Simultaneously with the
execution and delivery of this Lease, Tenant shall pay the amount set forth in for the
security deposit.
Tenant also agrees to pay, as additional rental, when due or payable, and except as
otherwise expressly provided herein, all other obligations and liabilities that Tenant
assumes and agrees to pay by express assumption or agreement elsewhere in this Lease,
together with every fine, penalty, interest, and cost that may be added thereto or become
due or be imposed by operation of law for the nonpayment or late payment thereof, and,
in the event of any failure on the part of Tenant so to pay or discharge any of the same,
Landlord shall have all rights and remedies as in the case of nonpayment of the Net
Minimum Rental (subject to the requirements of Section 19 of this Lease).
Tenant also agrees to pay to Landlord, on demand, as additional rental, interest at the
Lease Interest Rate on all overdue installments of the Net Minimum Rental and
additional rental from the respective due dates thereof until payment thereof in full.
In the event that the aggregate of all payments (whether denominated as Net Minimum
Rental, additional rental, or otherwise) received by, or paid to discharge an obligation of,
Tenant as a result of any assignment, subletting, or permission to use or occupy the
Premises described in Section 11(e), whether or not Landlord shall have consented
thereto (it being agreed by Tenant that nothing herein contained shall in any way affect
the covenant herein elsewhere contained prohibiting an assignment hereof or underletting
to or use, occupation, or improvement by, others of the Premises or any part thereof
without Landlord's prior consent), shall exceed the aggregate of the Net Minimum
Rental, additional rental, and other payments herein payable by or on behalf of Tenant,
then, and in such event, Tenant agrees to forthwith pay, as additional rental, the full
amount of any such excess.
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The Net Minimum Rental and all items of additional rental shall be paid to Landlord at
Landlord's Address, except that Landlord may, by notice to Tenant, designate another
address for purposes of this sentence.
5. Net Lease; Nonterminability.
a. This Lease is a net lease, and the Net Minimum Rental, additional rental, and all
other sums payable hereunder to, or on behalf of, Landlord shall be paid without
notice or demand, and without setoff, counterclaim, defense, abatement,
suspension, deferment, reduction, or deduction, except as expressly provided
herein.
b. This Lease shall not terminate, nor shall Tenant have any right to terminate this
Lease, nor shall the obligations and liabilities of Tenant set forth herein be
otherwise affected, except as expressly provided herein.
c. Tenant waives all rights (i) to any abatement, suspension, deferment, reduction, or
deduction of or from the Net Minimum Rental or the additional rental or (ii) to
quit, terminate, or surrender this Lease or the Premises or any part thereof, except
as expressly provided herein.
d. It is the intention of the parties hereto that the obligations of Tenant hereunder
shall be separate and independent covenants and agreements; that the Net
Minimum Rental, the additional rental, and all other sums payable by Tenant to or
on behalf of Landlord shall continue to be payable in all events; and that the
obligations of Tenant hereunder shall continue unaffected, unless the requirement
to pay or perform the same shall have been terminated pursuant to an express
provision of this Lease.
e. Tenant agrees that it will remain obligated under this Lease in accordance with all
of its terms and provisions, and that it will not take any action to terminate,
rescind, or void this Lease or any portion thereof, notwithstanding (i) the
bankruptcy, insolvency, reorganization, composition, readjustment, liquidation,
dissolution, winding-up, or other proceeding affecting Landlord or any assignee
of Landlord in any such proceeding and (ii) any action with respect to this Lease
that may be taken by any trustee or receiver of Landlord or of any assignee of
Landlord in any such proceeding or by any court in any such proceeding.
6. Use of the Premises. The Premises may be used for the Permitted Use described in
Section 1(j) and for no other purpose whatsoever. Tenant hereby acknowledges that its
agreement set forth in the immediately preceding sentence is a major inducement to
Landlord to enter into this Lease. Tenant shall be obligated to procure all necessary
permits and licenses required by any town, municipal or state authorities in order to make
use of the Premises as set forth herein.
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7. Common Areas / Taxes. Tenant, its customers, and invitees shall have the right, during
the Term, to use the publicly accessible Common Areas in common with all other tenants
occupying other portions of the Shopping Plaza, their customers, and invitees, and such
other persons as shall be permitted by Landlord from time to time to use the Common
Areas, subject, however, to such rules and regulations as provided herein in Exhibit E as
may now be in force or as Landlord may establish at any time or from time to time.
Landlord may at any time or from time to time construct additional improvements in all
or any part of the Shopping Plaza, including, without limitation, the Common Areas
located therein, or change the location or arrangement of any improvement in the
Shopping Plaza or all or any part of the Common Areas, or add or deduct any land to or
from the Shopping Plaza, or enlarge, reduce, change, enclose, or increase the height of
the Shopping Plaza, or any building or other improvement therein. To the extent any such
additional improvements or modifications to the Premises require prior approval from the
Cannabis Control Commission or local authorities, Landlord may not make such changes
until such required approvals are obtained.
Tenant covenants and agrees to pay unto Landlord, as additional rental, Tenant's
Common Area Maintenance (“CAM”) Fraction of the annual cost of (a) operating,
managing, altering, improving, repairing, restoring, replacing, renovating, cleaning, and
maintaining the Common Areas; the lighting thereof; the policing thereof; all plate glass
therein; the heating, ventilating, and air-conditioning thereof; the plumbing, sanitary
sewage, and electric systems therein; and the sprinkler and other fire protection and fire
protection alarm systems therein, if any; (b) all real estate taxes; personal property taxes;
business and occupation taxes; occupational license taxes; water charges; sewer charges;
assessments, including, without limitation, betterment assessments or taxes in the nature
thereof; and all other similar governmental taxes, impositions, and charges that shall be
levied, assessed, or imposed (i) upon or with respect to the Common Areas, including,
without limitation, the Shopping Plaza in which the Premises are located, and the land on
which the foregoing are constructed, or (ii) upon or with respect to the operation,
maintenance, alteration, repair, rebuilding, use, occupancy, or enjoyment of the Common
Areas, under or by virtue of any present or future law, statute, charter, ordinance,
regulation, or other requirement of any governmental authority, whether federal, state,
county, city, municipal, or otherwise, all whether general, special, ordinary,
extraordinary, foreseen, or unforeseen; (c) the premiums on the liability insurance
policies insuring Landlord against damage to property or injuries or death to person or
persons in, on, or about the Common Areas, including, without limitation, the Shopping
Plaza and the roadways leading from and to the Common Areas, in amounts as shall be
determined by Landlord, and the premiums on the fire and casualty insurance policies
insuring Landlord including, without limitation, all insurance described in Section 15, in
such amounts as shall be determined by Landlord; and (d) all maintenance and repair by
Landlord to all buildings and other improvements in the Shopping Plaza.
Tenant will pay the charges pursuant to this Section 7 to Landlord monthly, together with
the Net Minimum Rental, in the amounts as set forth on Exhibit B attached hereto. In the
event this Lease is extended pursuant to Tenant's Option herein, then the Landlord and
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Tenant agree to adjust amounts due pursuant to this Section based on Landlord's actual
CAM costs, but in no event shall the CAM payment pursuant to this Section be less than
$575.00 per month or greater than $650.00 per month during the option term.
All payments for which Tenant is responsible, as provided in this Section, shall be
prorated to the date of such expiration. The amount of any such payments that become
due and payable after the expiration or sooner termination of the Term shall, on or prior
to the date of such expiration or sooner termination, be deposited with Landlord. The
amount of any net refund, abatement, deduction, reduction, or credit received by
Landlord attributable to any such payment earlier made by Tenant shall be credited
against future payments required by this Section, except that upon expiration of the Term
any such excess shall be promptly refunded by Landlord to Tenant.
Tenant agrees to pay, on or before the respective due dates, all such taxes, charges,
assessments, or impositions levied, assessed, or imposed at any time on Tenant's fixtures,
equipment, supplies, merchandise, or other property in, on, or about the Premises or
Shopping Plaza.
8. Utilities. Tenant shall promptly pay, directly to the appropriate supplier, the cost of all
natural gas, heat, cooling, energy, light, power, sewer service, telephone, water, internet,
refuse disposal and other utilities and services supplied to the Premises, allocable to the
period from the time Tenant shall first enter any portion of the Premises, throughout the
Term and thereafter as long as Tenant shall remain in any portion of the Premises
together with any related installation or connection charges or deposits. Landlord shall
not be liable for damages, consequential or otherwise, nor shall there be any rent
abatement arising out of any curtailment or interruption whatsoever in utility services.
9. Tenant's Construction. Promptly after the date of Delivery (and in accordance with the
requirements of 935 CMR 500.000), Tenant shall, at Tenant's expense, do all Tenant's
required work described in Exhibit C, and equip the Premises with all trade fixtures and
personal property necessary or appropriate for the operation of Tenant's business in the
Premises and install an exterior sign in accordance with the requirements of Section 12,
and shall open for business as soon thereafter as reasonably possible, subject, however, to
the provisions of Section 35. None of the foregoing shall in any way interfere with
prosecution of any construction being undertaken in or about the Shopping Plaza, if any,
and none of the foregoing shall be commenced until Tenant shall have received
Landlord's consent. Tenant agrees that all plans and specifications for all such work,
equipment, and preparation and all alterations, improvements, restorations, repairs,
replacements, or renovations that Tenant may make pursuant to any term or provision of
this Lease or any consent by Landlord will be submitted to Landlord prior to
commencement and will be done by Tenant in a good and workmanlike manner, free
from defects in design, construction, workmanship, or materials in accordance with all
laws, rules, regulations, and requirements of public authorities and the fire insurance
rating association having jurisdiction, and that same will not decrease the value of the
Shopping Plaza. In addition, all of the foregoing will be done in such manner as will
avoid jurisdictional or other labor disputes. All such work, equipment, preparation,
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alterations, improvements, restorations, repairs, replacements, and renovations other than
any trade fixtures, signs, merchandise, and supplies of Tenant that are not affixed to the
Premises shall forthwith become the property of Landlord and shall be expressly subject
to the provisions of Section 10(x). In no event shall Tenant assign, encumber, or
otherwise create a security interest in, to, or upon any of Tenant's property in the
Premises without first obtaining Landlord's prior consent, which consent shall in any
event be subject to the provisions of Section 10(x). Upon Tenant's entry into the
Premises, all of the terms and provisions of this Lease shall be in full force and effect,
except that Tenant shall have no obligation to pay any Net Minimum Rental until July 1,
2020 as set forth in Exhibit B, but from and after such entry Tenant will pay all charges
for light, heat, hot and cold water, electric current, and any other services or utilities
furnished to the Premises.
10. Tenant's Covenants. Tenant hereby covenants with Landlord that Tenant until the
expiration of the Term and for such further time as Tenant, or any other person or persons
claiming through or under Tenant shall hold the Premises or any part thereof:
a. Will pay to Landlord all rental at the times and in the manner herein set forth;
b. Will at all times maintain all walls of the Premises (including, without limitation,
the demising walls and the so-called glass or store front); the floor and sub-floor
in the Premises; and the interior of the Premises (including, without limitation, the
heating, ventilating, air-conditioning, plumbing, sanitary sewage, electric,
sprinkler, smoke detectors and lighting systems and equipment therein and all
floor coverings, doors, door frames, and door openers) in as good, clean, and safe
repair, order, and condition as same were at the Commencement Date or may be
put in thereafter, and will make all alterations, improvements, restorations,
repairs, replacements, or renovations to the Premises required by any and all laws,
rules, regulations, or requirements of all public authorities or the fire insurance
rating association having jurisdiction, all whether direct, indirect, consequential,
interior, exterior, structural, nonstructural, ordinary, or extraordinary, with all
replacements to be of the same kind and quality as those that are replaced,
provided, however, that Tenant shall not be responsible for repairs made
necessary by fire or casualty;
c. Will make all repairs (whether interior, exterior, structural, nonstructural,
ordinary, or extraordinary) made necessary by the negligence or misuse of the
Premises or the fixtures therein or appurtenances thereto by Tenant, its agents,
employees, customers, or invitees, or by any forcible entry, vandalism, or
malicious mischief not reimbursable by Landlord's insurance;
d. Will pay all charges for light, heat, hot and cold water, electric current, and any
other services or utilities furnished to the Premises;
e. Will not assign this Lease or sublet to any person, firm, or corporation the whole
or any part of the Premises, or permit any person, firm, or corporation other than
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Tenant to use or occupy the whole or any part thereof without obtaining on each
occasion the prior consent of Landlord. The Landlord’s consent shall not be
unreasonably withheld in the event of a sublease or assignment to an entity
engaged in the Permitted Use or to an otherwise qualified buyer, but no such
consent by Landlord (i) shall be deemed to be a waiver or release of any of the
provisions of this Clause (e) or a consent or agreement to consent to any such
assignment, subletting, or permission to use or occupy the Premises thereafter; (ii)
shall relate to any other term or provision of this Lease including, without
limitation, the provisions of Section 6; or (iii) shall be deemed to permit any
subdivision of the Premises or any use or occupancy of the Premises by more than
one entity at any time; none of the foregoing shall release or discharge Tenant
from any obligations or liabilities set forth in this Lease, which obligations and
liabilities shall continue to be direct and primary in any event, and any one or
more sales, pledges, or other transfers hereafter of an aggregate of ten (10)
percent or more of the capital stock of any class of Tenant or of any parent or any
affiliate of Tenant or any guarantor of the obligations or liabilities of Tenant
hereunder, or of the capital or income interest in Tenant or any such guarantor,
shall, for all purposes, be deemed to be an assignment by Tenant.
f. Will not overload or deface the Premises or permit any use of the Premises that
shall increase any insurance rate or create a fire hazard or be unlawful, improper,
noisy, or offensive, or that constitutes a nuisance or is contrary to any law, rule,
regulation, or requirement of any public authority (with exception to any federal
laws that may contradict the laws of the Commonwealth of Massachusetts with
respect to the Permitted Use) or the fire insurance rating association having
jurisdiction, or that is injurious to any person or property, or commit waste,
whether voluntary or involuntary, or carry on trade or occupation or operate any
instrument or equipment that emits an odor (apart from what is to be expected
from the normal operation of the business) or causes a noise to be heard outside of
the Premises, or permit anyone else to do any of the foregoing;
g. Will keep the Premises open for business with the exception of federal holidays as
a single, unsubdivided operation at normal business hours and during all such
additional times as are customary for businesses of the type permitted to be
conducted by Tenant hereunder in the area in which the Shopping Plaza is
located;
h. Will not use any advertising media that might be objectionable to Landlord or
other occupants of the Shopping Plaza, such as loud speakers, phonographs,
television or radio broadcasts, flashing lights, or other devices that may be heard
or seen outside the Premises;
i. Will forthwith obtain and deliver to Landlord and at all times thereafter maintain
in full force and effect all risk insurance on all of the leasehold improvements,
fixtures, equipment, merchandise, supplies, and other property of Tenant, and
such portions of the Premises as are constructed by Tenant, for not less than the
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full cost of repairing, replacing, or rebuilding same without deduction or
adjustment for depreciation; plate glass insurance covering loss or damage to all
plate glass in the Premises; and commercial general liability insurance (with
completed operations and contractual liability endorsements) which includes
coverage for fire legal liability or damage to premises rented to you with limits of
Such insurance shall have a combined single limit of not less than One Million
Dollars ($1,000,000) per occurrence with a Two Million Dollar ($2,000,000)
aggregate limit, insuring both Landlord and Tenant against all claims, suits,
obligations, liabilities, and damages, including attorney fees, based upon, or
arising out of, actual or alleged personal injuries or property damage resulting
from, or occurring in the course of, or on or about, or otherwise relating to the use
or condition of, the Premises--all such insurance to be for the protection and
benefit of, and adjustable with, Landlord, Landlord's mortgagees, and Tenant, as
their interests may appear, and shall be in form and substance, and with additional
limits, amounts, and coverage, and such endorsements, in addition to those
specified herein, as shall be satisfactory to Landlord from time to time, and with
insurers having current Alfred M. Best Company, Inc. ratings of A or better and
financial size ratings of class XII or higher, and satisfactory to Landlord from
time to time; Tenant will, on demand, as often as requested by Landlord, and in
any event at least thirty (30) days prior to the expiration of any such insurance,
furnish to Landlord a complete list, statement, and description of all such
insurance, together with certificates from each insurance company issuing any
thereof that same is in full force and effect, all premiums have been paid, and
same will not be cancelled except upon ten (10) days' prior notice to Landlord by
registered mail, return receipt requested; such liability insurance to be so obtained
and delivered prior to Tenant's entry as permitted by Section 9;
j. Will not do or permit to be done anything in or about the Premises that (i) shall
make void or voidable any insurance carried by Landlord or Tenant that is
required by any term or provision of this Lease or that relates to the Shopping
Plaza in any manner or way or (ii) shall increase or create extra premiums therefor
and will pay Landlord on demand, as additional rental, the amount of any such
increase or extra premiums on insurance carried by Landlord;
k. Will maintain and keep all windows, window frames, and plate glass in the
Premises at all times in good repair, order, and condition;
l. Will always conduct its operations in the Premises under Tenant's Trade Name
unless Landlord shall otherwise consent;
m. Will not conduct any auction, fire, bankruptcy, going-out-of-business, or lost-ourlease sales in the Premises or any other sales in the Premises indicating "distress"
unless Landlord shall otherwise consent;
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n. Will not use the sidewalks adjacent to the Premises for business purposes,
including, without limitation, the display, sale, or storage of merchandise;
o. Will keep the display windows in the Premises electrically lighted during such
periods as windows throughout a major portion of the Shopping Plaza are kept
lighted, or as Landlord may require from time to time and in accordance with any
requirements of 935 CMR 500.000;
p. Will furnish to Landlord upon reasonable request the license numbers of all
vehicles of all persons employed on the Premises by Tenant;
q. Deleted;
r. Will cause all freight to be delivered and/or removed and all refuse to be removed
only in the manner, at such times, and through such entrances and exits as shall be
designated by Landlord from time to time, and never store or maintain any such
freight or refuse outside of the Premises or in any container not approved by
Landlord in accordance with the requirements of 935 CMR 500.000;
s. Will use such pest extermination contractor as Landlord may from time to time
designate;
t. Will not burn any trash, garbage, or refuse of any kind on the Premises or dispose
of any of same in any manner other than as expressly directed by Landlord from
time to time and in accordance with 935 CMR 500.000;
u. Will at all times maintain a service and maintenance contract on the heating, airconditioning, and ventilating systems, in the Premises with a contractor, and in
form and substance, satisfactory to Landlord from time to time and will deliver to
Landlord copy of such contract;
v. Will not solicit business in the parking or common area or areas or distribute
handbills or other advertising media to, in, or upon any vehicles parked in the
Common Areas;
w. Will pay, as additional rental, any trash charge from time to time determined by
Landlord as shall be appropriate to help defray the cost of any central station trash
compactor and/or trash removal service in the Shopping Plaza provided by
Landlord; and
x. Will, at the expiration or sooner termination of the Term, leave the Premises,
including, without limitation, all walls of the Premises, the floor and sub-floor in
the Premises, and the interior of the Premises, including, without limitation, the
heating, ventilating, air-conditioning, plumbing, sanitary sewage, electric,
sprinkler, and lighting systems, and equipment therein, and all doors, door frames,
door openers, windows, window frames, and plate glass in as good, clean, and
10

safe repair, order, and condition as the same were at the Commencement Date or
may be put in thereafter, all replacements to be of the same kind and quality as
what is replaced, subject to the proviso in Clause (b) above, and provided that
Tenant shall not be responsible for repairs made necessary by reasonable wear
and tear, but the Premises shall be left clean and tenantable, orderly, and free of
occupants in any event. Tenant shall remove from the Premises at or prior to such
expiration or sooner termination all fixtures, equipment, signs, merchandise,
supplies, and other property of Tenant, and Tenant shall, at its sole cost and
expense, repair any damage caused by such removal. Upon such expiration or
termination (and subject to the limitations described in Section 19), Landlord
may, in addition to all other rights and remedies, without being guilty of any
trespass, tort, or breach of contract, remove from the Premises any or all fixtures,
equipment, signs, merchandise, supplies, and other property of Tenant not
removed by Tenant as provided in the immediately preceding sentence, and either
store same for the account of Tenant at its expense, without obligation or liability
on account of any theft, loss, damage, or monetary shortage, or deem same to be
abandoned and subject to use, sale, or other disposition without obligation or
liability to account to Tenant for the proceeds thereof. Notwithstanding the
expiration or sooner termination of the Term, Tenant shall continue to be
responsible for, and shall pay to Landlord all costs incurred by Landlord in
connection with, any such removal, storage, sale, or other disposition.
In addition to all of its other obligations and liabilities set forth in this Lease,
Tenant, at its expense, shall take all steps that may be necessary or desirable so as
to avoid any undue noise or improper conduct of any kind in or about the
Premises, Tenant hereby acknowledging that the same will be extremely
deleterious to the functioning of the Shopping Plaza, and to this end, Tenant
agrees to immediately take any steps that Landlord may specify at any time or
from time to time in order to secure prompt compliance with the foregoing
provisions.
11. No Alterations or Improvements. Except to the extent permitted by Section 9 in
connection with the original construction of the Premises, Tenant will make no
alterations, additions, or improvements to the Premises without on each occasion first
obtaining the prior consent of Landlord. Notwithstanding any such consent by Landlord,
Tenant will restore the Premises to their former condition following any such alterations,
improvements, or additions at the expiration or sooner termination of the Term unless
Landlord, by notice to Tenant at the time of such consent or at any time prior to such
expiration or termination, shall waive its rights to such restoration, in which event Tenant
shall have no right so to restore the Premises.
12. Tenant's Signs. Tenant will not, without Landlord's prior consent, maintain, or permit
anyone else to maintain, any interior or exterior sign, placard, lettering, advertising
media, shade, awning, or other projection from the Premises, aerial, antenna, flagpole,
equipment, fixture, or the like anywhere in the Shopping Plaza, or any exterior lighting,
decorations, painting, or fences. Tenant will not, without Landlord's prior consent, solicit
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business in the Common Areas or distribute handbills or other advertising therein.
Notwithstanding anything to the contrary herein contained, Tenant shall not maintain any
sign, placard, lettering, or advertising media in violation of Landlord's established sign
standards from time to time, and, without limitation, Tenant will forthwith make such
alterations, improvements, restorations, repairs, replacements, or renovations to any such
sign, placard, lettering, or advertising media as shall be necessary to bring the same into
compliance with such sign standards.
Tenant shall, at Tenant's cost, be permitted to place its building sign(s) and install its
name on the pylon sign pursuant to Landlord's Signage Specifications set forth in Exhibit
F attached hereto.
13. Sole Risk and Hazard. All fixtures, equipment, signs, merchandise, supplies, and other
property on or about the Premises shall be at Tenant's sole risk and hazard, and if the
whole or any part thereof shall be destroyed or damaged by fire, water, or otherwise, or
by use or abuse of water, or by leaking or bursting of water pipes, or in any way or
manner, including, without limitation, the acts or omissions of any other occupant of any
portion of the Shopping Plaza, no part of said loss or damage is to be charged to, or borne
by, Landlord in any case whatsoever, except only to the extent caused by Landlord's
negligence or willful default, and, except to such extent, Tenant agrees to exonerate and
indemnify Landlord from and against any and all claims, suits, obligations, liabilities, and
damages, including attorney fees, based upon or arising out of any of the foregoing.
14. Fire; Casualty; Taking. PROVIDED, ALWAYS, that in case, after the execution hereof
and before the expiration of the Term, the Premises or any part thereof or more than
fifteen percent (15%) of the Shopping Plaza shall be taken by any exercise of the right of
eminent domain or by action of any public or other authority, or in case, after the
execution hereof and before the expiration of the Term, the Premises or any part thereof
or more than fifteen percent (15%) of the Shopping Plaza shall be destroyed or damaged
by fire or casualty, then this Lease and the Term shall terminate at the election of
Landlord, which election must be exercised by notice to Tenant within sixty (60) days
after such taking, destruction, damage, or action, and such election may be made in case
of any such taking notwithstanding the entire interest of Landlord may have been
divested by such taking.
If Landlord shall not elect to terminate this Lease, Landlord shall, with reasonable
promptness, restore the Premises or, in the event of any such destruction or damage by
fire or casualty, so much thereof as Tenant is not required by Section 10(i) to insure
against destruction or damage by fire or casualty, to a single contiguous unit all only to
the extent of Landlord's insurance proceeds or damages or awards resulting from such
taking, destruction, damage, or action allocable to the Premises, as the case may be, after
deducting Landlord's costs and expenses of collecting same. Landlord will give Tenant
notice of when the Premises are ready for occupancy, and upon such notice Tenant will
comply with all of the provisions of Section 9. If the Premises or Shopping Plaza or any
part of either thereof shall be taken by eminent domain, all damages from such taking,
other than that which relates solely to Tenant's fixtures and equipment, shall vest in
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Landlord, Tenant having no right to damages for loss of its leasehold interest in any
event, and Tenant covenants and agrees to execute such assignments or other documents
and to take any steps that may be necessary to vest such damages in Landlord, Tenant
hereby irrevocably appointing Landlord as its agent and attorney-in-fact to execute and
deliver any such assignments and documents Landlord deems necessary or appropriate to
carry out the intent and purposes of this sentence, such appointment being a power
coupled with an interest.
15. Landlord's Insurance. Landlord will, upon commencement of the Term, obtain and
thereafter maintain in full force and effect (or cause to be so obtained and maintained) (a)
all risk insurance on such portions of the Premises and Shopping Plaza as Tenant is not
required to insure pursuant to Section 10(i) for not less than the full replacement value of
such portions, except that an appropriate deductible shall be permitted, and (b) such other
insurance on the Premises and Shopping Plaza against such insurable hazards, and such
additional limits and amounts on all such insurance as are from time to time commonly
obtained by owners of property similar to the Shopping Plaza or are required by the
holder of any mortgage on any portion of the Shopping Plaza, or Landlord shall
otherwise deem appropriate, including, without limitation, rent insurance and war risk
insurance. Such insurance shall be with insurance companies qualified to do business in
the state in which the Premises are located. Any such insurance may be blanket with
other insurance maintained by Landlord or Landlord's affiliates.
16. Default by Tenant. PROVIDED, ALSO, and this Lease is upon the condition, that
a. In the event of any failure by Tenant to pay any item of rental (whether the Net
Minimum Rental or any item of additional rental) continuing for five (5) days
after notice specifying such failure; or
b. In the event of any failure by Tenant to perform, fulfill, or observe any other
representation, warranty, or agreement by Tenant set forth herein, continuing for
thirty (30) days after notice from Landlord specifying such failure, or the cure
thereof commenced and diligently prosecuted at all times thereafter; or
c. In the event that the estate created hereby shall be taken on execution or by other
process of law; or
d. In the event that Tenant or any guarantor of Tenant shall commit any act that
would permit the entry of an order for relief under the Bankruptcy Act (or any
successor thereto) or be declared bankrupt or insolvent according to law; or
e. In the event that any petition under federal or state law pertaining to bankruptcy
or insolvency or for a reorganization or other relief shall be filed by or against
Tenant or any guarantor of Tenant; or
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f. In the event that any assignment, trust, mortgage, or other transfer in trust or
otherwise shall be made for the benefit of creditors; or
g. In the event that any sale, lease, or other transfer shall be made of all or a
substantial part of the property of Tenant or any such guarantor; or
h. In the event that Tenant or any such guarantor shall make or offer a composition
of Tenant's or such guarantor's debts, as the case may be, with its creditors; or
i. In the event that a receiver, trustee, or similar officer or creditors' committee shall
be appointed to take charge of any property of or to operate or wind up the affairs
of Tenant or such guarantor; or
j. In the event that Tenant shall vacate or abandon the Premises; or
k. In the event of any failure by Tenant to perform, fulfill, or observe its
representations, warranties, or agreements set forth in Section 10(g), without its
being waived or cured, then in any of said cases (notwithstanding any license of
any former breach of covenant or condition or waiver of the benefit hereof, or
consent in a former instance)—and subject to the limitations described in Section
18 and Section 19—Landlord or Landlord's agents may lawfully immediately, or
at any time thereafter, and without further demand or notice, enter into and upon
the Premises or any part thereof in the name of the whole and repossess the same
as of Landlord's former estate and expel Tenant and those claiming by, through,
or under Tenant and remove Tenant's or their effects (in any of said cases
forcibly, if necessary) without being deemed guilty of any manner of trespass, and
without prejudice to any remedies that might otherwise be used for arrears of
rental or preceding breach of covenant or condition, and upon entry as aforesaid
this Lease shall terminate, or Landlord may terminate this Lease by notice to
Tenant, Tenant in any event waiving all statutory rights of redemption, and
Tenant covenants with Landlord that in case of such termination, or in case of
termination under statute for default of Tenant, Tenant will at the election of
Landlord (which election may be made or changed at any time or from time to
time before the settlement), either (a) pay, as liquidated damages for so much of
the unexpired Term as is covered thereby, and at the same times and in the same
installments as are specified in this Lease, sums equal to the rental and other
payments herein named or, if the Premises shall have been relet, sums equal to the
excess of the rental and other payments last mentioned over the net sums actually
received by Landlord for the period to which the rental and other payments last
mentioned relate; or (b) pay, as liquidated damages for the then unexpired Term, a
sum that at the time of such termination or at the time to which installments of
liquidated damages shall have been paid represents the excess of the rental and
other payments herein named over the then rental value of the Premises for the
residue of the Term; or (c) indemnify Landlord against loss of the rental and other
payments herein named at the time of such termination or from the time to which
installments of liquidated damages shall have been paid, during the residue of the
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Term--each of the foregoing three alternatives being separable. The rental and
other payments named herein shall be deemed to be the Net Minimum Rental plus
all items of additional rental herein named, and the Percentage Rental shall be
computed on the basis of the highest annual Gross Sales made by Tenant prior to
such termination. In addition to the foregoing and regardless of which of the
foregoing alternatives shall have been elected, Tenant agrees to pay to Landlord
on demand all expenses incurred by Landlord in order to (a) obtain possession of
the Premises; (b) make such alterations, improvements, repairs, replacements,
renovation, and restoration as Landlord deems necessary or advisable to put the
Premises in good and rentable repair, order and condition; and (c) relet the
Premises, including, without limitation, the fees of attorneys, brokers, engineers,
and architects.
Notwithstanding anything elsewhere in this Lease contained, however, in the
event that during the Term Landlord shall have sent two (2) or more notices of the
kind referred to in Clauses (a) or (b) in the first sentence of this section, even
though Tenant shall have cured the failure or failures specified in such notices, or
waived the cure thereof, or, with respect to a notice of the kind referred to in
Clause (b) in the first sentence of this section commenced such cure and diligently
prosecuted same at all times thereafter, and in the event that subsequently Tenant
shall fail to pay any item of rental or perform, fulfill, or observe any other
representation, warranty, or agreement of Tenant set forth herein (all as set forth
in Clauses (a) and (b) in the first sentence of this section), then and in any such
event the provisions for notice and grace periods set forth in such Clauses (a) and
(b) shall not be applicable to such subsequent failure or failures and, therefore,
Landlord shall have the right, without demand or notice, to exercise all of its
rights and remedies set forth in this section or otherwise.
In the event that any failure by Tenant to perform, fulfill, or observe any
agreement herein to be performed, fulfilled, or observed by Tenant continues for
thirty (30) days, or, in situations involving potential danger to the health or safety
of persons in, on, or about the Premises or a further material deterioration of, or
damage to, the Premises, after notice specifying such failure without its being
waived, its effect cured, or the cure thereof commenced and diligently prosecuted
at all times thereafter, Landlord may at its election perform, fulfill, or observe
such agreement for and on behalf of Tenant, and any amount that Landlord shall
expend for such purpose, or that shall otherwise be due by Tenant to Landlord
hereunder, shall be deemed to be additional rental and shall be paid to Landlord
on demand.
All sums payable by Tenant under this that are not paid when due shall bear
interest at the Lease Interest Rate from the date of expenditure by Landlord, or the
date the same shall have become due, to the date of payment thereof in full.
In addition to all of the rights and remedies of Landlord set forth in this Lease, if
Tenant shall fail to pay any item of rental due hereunder (whether denominated as
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Net Minimum Rental, additional rental, or otherwise) within seven (7) days after
the same shall have become due and payable, then and in such event Tenant shall
also pay to Landlord a late payment service charge (in order to partially defray
Landlord's administrative and other overhead expenses) equal to the greater of
three hundred (300) dollars or the Lease Interest Rate percentage, one percent
(1%) of such unpaid sum per day for each day or part thereof after the due date
thereof during which such payment shall not have been received by Landlord, but
in no event in excess of any maximum interest rate (if such sum shall be
denominated as interest by any court of competent jurisdiction) permissible under
applicable law, it being understood that nothing herein shall be deemed to extend
the due date for payment of any sums required to be paid by Tenant hereunder or
to relieve Tenant of its obligation to pay such sums at the time or times required
by this Lease.
17. Indemnity. Tenant shall exonerate and indemnify Landlord against all claims, suits,
obligations, liabilities, and damages, including attorney fees, arising out of any failure by
Tenant to perform, fulfill, or observe any obligation or liability of Tenant set forth in this
Lease, or any breach by Tenant of any representation or warranty made in connection
with this Lease, or any negligent act or omission by Tenant, or any condition of any kind,
class, or description, however and whenever caused or occurring, in any portion of, or in
the vicinity of, the Premises that Tenant is obligated to maintain or repair.
18. Access to the Facility. Landlord and Tenant acknowledge and agree that, in accordance
with state regulations, only registered agents, persons authorized by 935 CMR
500.105(14), and, subject to the requirements of 935 CMR 500.110(4)(e), outside
vendors, contractors, and visitors, are allowed to access the Premises. Notwithstanding
anything to the contrary in this Lease, and as required by 935 CMR 500.110(4)(e),
Landlord and Landlord’s agents, visitors and guests must obtain a visitor identification
badge prior to entering the Premises, and shall be escorted at all times by Tenant’s agents
authorized to enter the Premises’ limited access areas. The visitor identification badge
must be visibly displayed at all times while the visitor is in any limited access area. All
visitors must be logged in and out, and that log shall be available for inspection by state
regulatory authorities at all times. All visitor identification badges shall be returned to
Tenant upon exit.
19. Limitation of Remedies. Notwithstanding anything to the contrary in this Lease, Landlord
and Tenant agree that at no time shall Landlord have the right to seize, remove, or take
possession of any marijuana or marijuana products located on the Premises. Furthermore,
Landlord hereby agrees that Landlord’s rights and remedies following Tenant’s default or
any other failure to perform under this Lease shall not include the seizure of assets
protected by M.G.L. ch. 94G and all regulations promulgated pursuant thereto (i.e. any
product containing any amount of marijuana). Landlord shall not be entitled to a
repayment or remedy that provides Landlord inventory of Tenant that contains any
amount of marijuana, in any form, whether flower or infused product. Landlord hereby
forfeits any such remedy. In addition, Landlord hereby understands and agrees that,
pursuant to 935 CMR 500.103(2), a Marijuana Establishment license, whether
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provisional or final, is nontransferable, and may not be assigned or transferred without
prior Cannabis Control Commission approval. Landlord agrees that Tenant’s Marijuana
Establishment license, whether provisional or final, is not an asset that may be seized by
Landlord or available as a remedy for Tenant’s default or any other failure to perform
under this Lease.
20. Subsidiaries or Affiliates of Landlord. Tenant will not claim or attempt to enforce any
right or remedy against any one or more of the employees, agents, officers, directors,
parents, subsidiaries, or affiliates of Landlord arising out of, or in any way based upon,
this Lease or any act or omission by Landlord with respect to this Lease or all or any
portion of the Premises or Shopping Plaza, except to the extent expressly permitted by
any written instrument signed by any one or more of the foregoing.
21. Notice of Default to Landlord. In no event will Landlord be deemed to be in default
because of any failure by Landlord to perform, fulfill, or observe any covenant or
agreement set forth herein or because of any breach of any warranty by Landlord set forth
herein until thirty (30) days after written notice delivered to Landlord’s address specified
within Section 1 of this lease via mail certified, return receipt requested specifying such
failure or breach, without its being waived, or its effect cured, or the cure thereof
commenced and diligently prosecuted thereafter.
22. Subordination. Tenant will, on request at any time or from time to time by any holder of
a mortgage on all or any portion of the Shopping Plaza, subordinate this Lease and all of
Tenant's rights and estate hereunder to such mortgage and to any renewals, extensions,
substitutions, refinancings, modifications, or amendments thereof, or declare this Lease to
be prior to such mortgage and to any renewals, extensions, substitutions, refinancings,
modifications, or amendments thereof, and agree with such holder that Tenant will attorn
thereto in the event of foreclosure and that Tenant will not without the consent of such
holder amend this Lease or prepay any item of rental hereunder, Tenant hereby
irrevocably appointing Landlord as its agent and attorney-in-fact to execute and deliver
any such document Landlord deems necessary or appropriate to carry out the intent and
purposes of this sentence, such appointment being a power coupled with an interest.
Landlord and Tenant further agree that the terms of this Lease cannot be amended
without the prior consent of any such holder.
23. No Liens. Tenant will forthwith cause any mechanic's, materialmen's, or other liens that
may be recorded or perfected or that may otherwise attach to all or any portion of the
Shopping Plaza as a result of work done by or for Tenant to be discharged or released of
record.
24. Entry and Inspection by Landlord. Subject to Section 18, Landlord and its agents shall
have the right to enter into and upon the Premises or any part thereof at all times, to
examine the same and make any repairs or alterations Landlord is expressly required
hereunder or desires to make thereto. Tenant shall permit inspection of the Premises at all
times by prospective purchasers or mortgagees and during the last year of the Term,
Tenant shall permit inspection of the Premises at all times by prospective tenants and
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shall permit the usual "To Let" or "For Sale" signs to be placed on the Premises.
25. Notice to Mortgagee. Upon receipt of a request by Landlord or any holder of a mortgage
on all or any part of the Premises or Shopping Plaza, Tenant will thereafter send any such
holder copies of all notices of default or termination or both given by Tenant to Landlord
in accordance with any provision of this Lease. In the event of any failure by Landlord to
perform, fulfill, or observe any agreement by Landlord herein or any breach by Landlord
of any representation or warranty of Landlord herein, any such holder may at its election
cure such failure or breach for and on behalf of Landlord.
26. Notice of Lease. Neither party will record this Lease, but each party will on demand by
the other party execute an appropriate notice of this Lease in form and substance
reasonably satisfactory to Landlord, and either party may record same at its expense.
Promptly following any termination of the Term prior to the expiration date of the Term
specified herein, for any reason whatsoever, Tenant will promptly execute and deliver to
Landlord a document in recordable form and satisfactory in form and substance to
Landlord setting forth the date of termination of the Term, Tenant hereby irrevocably
appointing Landlord as its agent and attorney-in-fact to execute and deliver any such
document Landlord deems necessary or appropriate to carry out the intent and purposes
of this sentence, such appointment being a power coupled with an interest. The
provisions of the immediately preceding sentence shall survive the termination of the
Term.
27. Waiver of Subrogation. Each party hereby waives all liability and all rights to recovery
and subrogation against, and agrees that neither it nor its insurers will sue the other party
for any loss of or damage to property arising out of fire or casualty, and each party agrees
that all insurance policies relating to the Premises will contain waivers by the insurer of
such liability, recovery, subrogation, and suit.
28. Repairs by Landlord. Except to the extent that the same shall be the responsibility of
Tenant pursuant to any other term or provision of this Lease, and except for delays
caused by, or resulting from, acts of God, war, fire, casualty, strike, shortage of labor or
materials, or any other cause beyond Landlord's control, Landlord agrees to maintain and
repair all structural portions of the Premises and the foundations thereof but not
including, however, any walls (including, without limitation, the exterior walls, the
demising walls, and the so-called glass or store front); the floor; sub-floor; and all utilities
therein. In no event shall Landlord be responsible for indirect or consequential damage to
any portion of the Premises that Landlord is not required by this Section 28 to maintain
and repair.
29. Estoppel Letter. Tenant will from time to time, upon not less than fifteen (15) days' prior
request by Landlord, deliver to Landlord or any actual or prospective purchaser or holder
of a mortgage on all or any part of the Premises a written statement certifying whether or
not this Lease is in full force and effect and stating (a) the last date to which the rental
and other payments have been made; (b) the amendments, if any, to this Lease; (c)
whether or not Landlord is in default in the performance, fulfillment, or observance of
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any representation, warranty, or agreement set forth herein or has any indebtedness to
Tenant for the payment of money; and (d) if so, each default or indebtedness. Tenant
hereby irrevocably appoints Landlord as its agent and attorney-in-fact to execute and
deliver any such statement, such appointment being coupled with an interest, in the event
that within such fifteen (15) day period, Tenant shall fail so to deliver any such statement
to Landlord or any such actual or prospective purchaser or holder.
30. Collateral Assignment of Lease. With respect to any assignment by Landlord of
Landlord's interest in this Lease or the rental and other payments payable hereunder,
conditional in nature or otherwise, which assignment is made to the holder of a first
mortgage on Landlord's estate, Tenant agrees:
a. That the execution thereof by Landlord and the acceptance thereof by the holder
of such mortgage shall never be deemed an assumption by such holder of any of
the obligations of Landlord hereunder, unless such holder shall, by notice sent to
Tenant, expressly otherwise elect; and
b. That, except as aforesaid, such holder shall be treated as having assumed
Landlord's obligations hereunder only upon foreclosure of such holder's mortgage
and the taking of possession of the Premises.
31. No Liability. Anything else in this Lease to the contrary notwithstanding, Tenant shall
look solely to the estate and property of Landlord in the Shopping Plaza for the
satisfaction of any claim for the payment of money by Landlord by reason of any default
or breach by Landlord of any of the terms and provisions of this Lease to be performed,
fulfilled, or observed by Landlord, and no other property or assets of Landlord shall be
subject to levy, execution, or other enforcement procedure for the satisfaction of Tenant's
remedies for any such default or breach.
32. Landlord While an Owner. As used herein, "Landlord" shall mean the owner from time to
time of Landlord's estate and property in the Shopping Plaza, and if such estate and
property be sold or transferred, the seller or transferor shall thereupon be relieved of all
obligations and liabilities hereunder thereafter arising or occurring, and the purchaser or
transferee shall thereupon be deemed to have assumed and agreed to perform and observe
all obligations and liabilities hereunder thereafter arising or occurring or based on
occurrences or situations thereafter arising or occurring, subject in any event to the
provisions of Section 31.
33. Modifications Required by the Mortgagee. In the event that any actual or proposed holder
of a mortgage on the Premises or all or any portion of the Shopping Plaza shall demand
that this Lease be modified or amended in any respect (except for those provisions
relating to the rental, Term, or the size or location of the Premises), and in the event that
Tenant shall fail to so modify or amend this Lease within fifteen (15) days after such
demand, Landlord may at any time within thirty (30) days thereafter terminate this Lease
by notice to Tenant.
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34. Security Deposit. Tenant hereby gives to Landlord the Security Deposit Amount set forth
in Section 1, as security for the full, faithful, and punctual performance, fulfillment, and
observance by Tenant of any and all covenants, agreements, warranties, conditions,
terms, and provisions of this Lease to be performed, fulfilled, or observed by Tenant
hereunder. Landlord and Tenant agree as follows:
a. The Security Deposit Amount is not a measure of the damages that Landlord
might suffer or a limit upon the damages Landlord may recover in the event of
any failure or breach by Tenant with respect to any or all of said covenants,
agreements, warranties, conditions, terms, or provisions.
b. In the event of each and every such failure or breach by Tenant, Landlord may, at
Landlord's option at any time and from time to time, apply any part or the whole
of the Security Deposit Amount to exonerate, indemnify, or save harmless
Landlord from any loss, cost, damage, liability, or expense, including attorney
fees, that Landlord may have suffered, sustained, or become obligated to pay or
may suffer, sustain, or become obligated to pay because of such failure or breach
by Tenant. Landlord shall in no way be precluded by such application from any of
the remedies at law or in equity otherwise available to Landlord, or from
recovering at any time the full, total amount of Landlord's actual loss, cost,
damage, liability, and expense, including attorney fees, less the amount of any
such application or applications of the Security Deposit Amount. No such
application of the Security Deposit Amount by Landlord shall in any way excuse
Tenant from, or from continuing, the full, faithful, and punctual performance,
fulfillment, and observance of any and all of said covenants, agreements,
warranties, conditions, terms, and provisions, and within thirty (30) days after the
receipt of a demand therefor, Tenant will pay to Landlord a sum to be added to
the Security Deposit Amount equal to that so applied by Landlord hereunder.
c. In the event of the termination prior to expiration of this Lease, without any prior
such failure or breach at any time by Tenant, then on the date of such earlier
termination, and otherwise at the expiration of the Term provided in this Lease,
and not earlier in either case, the remainder of the Security Deposit Amount, after
deducting all sums Landlord has applied or is or may be entitled to apply under
Clause (b) of this Section 34 or in satisfaction of any claim or judgment Landlord
may then have against Tenant, shall be returned by Landlord to Tenant.
d. Landlord from time to time may transfer the Security Deposit Amount to any
grantee or grantees to whom Landlord may convey the Premises, to be held by
such grantee or grantees as the Security Deposit Amount hereunder on the above
terms, and on such transfer to such grantee or grantees, Landlord thereupon and
without more shall be relieved from all further liability to Tenant with respect to
the Security Deposit Amount, and Tenant thereafter shall look only to such
grantee or grantees for the return of the Security Deposit Amount.
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e. The Security Deposit Amount shall not be mortgaged, assigned, transferred, or
encumbered by Tenant without the prior consent of Landlord, and any such
mortgage, assignment, transfer, or encumbrance shall be without any force or
effect and shall not be binding upon Landlord in any event. Landlord shall have
the right to commingle the Security Deposit Amount with other funds of Landlord
if permitted by law and will not be required to hold same in escrow.
35. Miscellaneous. All terms and provisions of this Lease shall be independent and shall
inure to the benefit of, and be binding upon, the personal representatives, successors, and
assigns of the parties, except as otherwise expressly provided herein. Every term and
provision of this Lease shall be deemed of the essence and every breach thereof material
to Landlord. All representations, warranties, and agreements of Tenant in this Lease shall
be deemed special, unique, and extraordinary; any breach of any provision thereof by
Tenant shall be deemed to cause Landlord irreparable injury not properly compensable by
damages in an action at law, and the rights and remedies of Landlord hereunder may
therefore be enforced both at law or in equity, by injunction or otherwise. All rights and
remedies of each party shall be cumulative and not alternative, in addition to, and not
exclusive of, any other right or remedy to which such party may be lawfully entitled in
case of any breach or threatened breach of any term or provision herein except as
otherwise expressly provided herein. The rights and remedies of each party shall be
continuing and not exhausted by any one or more uses thereof, and may be exercised at
any time or from time to time and as often as may be expedient; any option or election to
enforce any such right or remedy may be exercised or changed at any time or from time
to time. This Lease sets forth the entire agreement of the parties, and no custom, act,
forebearance, or words or silence at any time, gratuitous or otherwise, shall impose any
additional obligation or liability upon either party or waive or release either party from
any default or the performance or fulfillment of any obligation or liability or operate as
against either party as a supplement, alteration, amendment, or change of any term or
provision set forth herein, including this clause, unless set forth in a written instrument
duly executed by such party expressly stating that it is intended to impose such an
additional obligation or liability or to constitute such a waiver or release, or that it is
intended to operate as such a supplement, alteration, amendment, or change.
36. Notice. All notices and other communications, including, without limitation,
designations, advice, consents, approvals, directions, statements, requests, and demands,
shall be in writing and deemed given and delivered when mailed, by Express, registered
or certified mail, postage and registration or certification charges prepaid, or when
delivered by reputable overnight delivery courier, addressed, in the case of Landlord, to
Landlord at Landlord's Address set forth in Section 1, and addressed, in the case of
Tenant, to Tenant at Tenant's Address set forth in Section 1, except that either party may
by written notice to the other designate another address that shall thereupon become the
effective address of such party for the purposes of this section. The foregoing shall be the
exclusive method of giving and delivering notices and other communications to
Landlord, but this paragraph shall not prevent the giving or delivery of any notice or
other communication to Tenant in any other valid manner.
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37. Local Law. This Lease shall be construed and enforced in all respects in accordance with
the laws of the Commonwealth of Massachusetts.
38. Headings. The captions to the various sections of this Lease have been inserted for
reference only and shall not in any manner be construed as modifying, amending, or
affecting in any way the express terms and provisions hereof.
39. Separability. If any term or provision of this Lease or the application thereof to any
person, property, or circumstance shall to any extent be invalid or unenforceable, the
remainder of this Lease, or the application of such term or provision to persons,
properties, and circumstances other than those as to which it is invalid or unenforceable,
shall not be affected thereby, and each term and provision of this Lease shall be valid and
enforced to the fullest extent permitted by law.
WITNESS the execution hereof under seal the day and year first above written.
Landlord:
PRIYANKA PEPPERELL REALTY LLC
By:
_______________________________
KAUSHIK D. PATEL, Manager
Date:_________________
3-3-2020
Tenant:
UMA FLOWERS LLC
By:
_________________________________
PRIYANKA PATEL, CO-CEO
3-3-2020
Date: __________________
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EXHIBIT A-1
LEGAL PROPERTY DESCRIPTION
That certain lot or parcel of land, with all the buildings and improvements thereon, situated in the
town of Pepperell, County of Middlesex, Commonwealth of Massachusetts being shown as Lot
26-115 on a plan entitled, "Boundary Plan Land of Anthony S. Matarazzo, Anthony P.
Matarazzo, Jr., M. Eileen Locapo and John S. Marriner, Pepperell, Massachusetts, Scale: l "=20',
May 17, 1985'' by Thomas F. Moran, Inc., recorded with the Middlesex South District Registry
of Deeds in Book 16486, Page 178, being bounded and described as follows:
WESTERLY

by Groton Street, as shown on said plan, one hundred forty-eight and
36/100 (148.36) feet;

SOUTHERLY

by Tarbell Street, as shown on said plan, one hundred sixty-five and
67/100 (165.67) feet;

EASTERLY

by land of Florence C. Lorden, as shown on said plan, one hundred fiftysix and 091100 (156.09) feet;

NORTHERLY

by land of the Town of Pepperell, as shown on said plan, thirty and 00/100
(30.00) feet;

EASTERLY

by land of the Town of Pepperell, as shown on said plan, thirty-three and
80/100 (33.80) feet and

NORTHERLY

by land of the Town of Pepperell, as shown on said plan, one hundred
sixty-eight and 59/100 (168.59) feet.
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EXHIBIT A-2
DESCRIPTION OF PREMISES
TO BE ATTACHED
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2 Tarbell St. Lower Level Units

EXHIBIT B
RENT SCHEDULE
•

•

•

•

Net Minimum Rental - Initial Term
Time Period
7/1/20 thru 6/30/21
7/1/21 thru 6/30/22
7/1/22 thru 6/30/23
7/1/23 thru 6/30/24
7/1/24 thru 6/30/25

Monthly Rent
$5,000.00
$5,000.00
$5,000.00
$5,000.00
$5,000.00

Net Minimum Rental - Option Period
Time Period
7/1/25 thru 6/30/26
7/1/26 thru 6/30/27
7/1/27 thru 6/30/28
7/1/28 thru 6/30/29
7/1/29 thru 6/30/30

Monthly Rent
$5,500.00
$5,500.00
$5,500.00
$5,500.00
$5,500.00

CAM/RE tax schedule - Initial Term
Year
Monthly
Year 1
No Charge
Year 2
No Charge
Year 3
$350.00
Year 4
$575.00
Year 5
$575.00

Annual
No Charge
No Charge
$4,500.00
$6,900.00
$6,900.00

CAM/RE tax charges will be adjusted for option period if there are increases in CAM
expenses.
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EXHIBIT C
DESCRIPTION OF TENANT'S WORK
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EXHIBIT D
GUARANTY
FOR VALUE RECEIVED, and in consideration for, and as an inducement to the
Landlord named in the foregoing Lease (hereinafter referred to as “Landlord”) to make the
foregoing Lease with Uma Flowers LLC, a Massachusetts Limited Liability Company registered
to do business in Massachusetts with an address of 109 Raffaele Drive, Waltham, MA 02452 as
“Tenant”, the undersigned, Priyanka Patel of ______________________________
unconditionally guarantees the full performance and observance of all the covenants, conditions
and agreements therein provided to be performed and observed by Tenant, Tenant’s successors
and assigns, and expressly agrees that the validity of this agreement and the obligations of the
Guarantor hereunder shall in no wise be terminated, affected or impaired by reason of the
granting by Landlord of any indulgences to Tenant or by reason of the assertion by Landlord
against Tenant of any of the rights or remedies reserved to Landlord pursuant to the provisions of
the within Lease or by the relief of the Tenant from otherwise (including, but without limitation,
the rejection of the said lease in connection with proceedings under bankruptcy laws now or
hereafter enacted); the undersigned hereby waiving all suretyship defenses.
The undersigned further covenants and agrees that this guaranty shall remain and
continue in full force and effect as to any renewal, modification or extension of said Lease,
whether or not the undersigned shall have received any notice of or consented to such renewal,
modification or extension. The undersigned further agrees that his liability under this guaranty
shall be primary, and that in any right of action which shall accrue to the Landlord under this
Lease, the Landlord may, at Landlord’s option, proceed against the undersigned and the Tenant,
jointly and severally, and may proceed against the undersigned without having commenced any
action against or having obtained any judgment against the Tenant.
It is agreed that the failure of the Landlord to insist in any one or more instances upon a
strict performance or observance of any of the right therein contained, shall not be construed or
deemed to be a waiver or relinquishment for the future of such term, provision, covenant or
Receipt by the Landlord or rent with knowledge of the breach of any provision of the foregoing
Lease shall no be deemed a waiver of such breach.
No subletting, assignment or other transfer of the within Lease, or any interest therein,
shall operate to extinguish or diminish the liability of the undersigned guarantor under this
guaranty; and whenever reference is made to the liability of the Tenant named in the within
Lease, such reference shall be deemed likewise to refer to the undersigned guarantor.
It is further agreed that all of the terms and provisions hereof shall inure to the benefit of
the heirs, executors, administrators and assigns of the Landlord, and shall be binding upon the
heirs, executors, administrators and assigns of the undersigned.
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WITNESS the execution hereof, under seal, in any number of counterpart copies, each of
3
which counterpart copies shall be deemed an original for all purposes as of this _____
day of
March
__________________________,
2020.
WITNESS:

GUARANTOR:

___________________

____________________________
Name: Priyanka Patel
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EXHIBIT E
RULES AND REGULATIONS
1. No advertisements, pictures or signs of any kind shall be displayed on or outside the
Premises without the prior written consent of Landlord. This prohibition shall include any
portable signs or vehicles placed within the parking lot, common areas or on streets
adjacent thereto for the purpose of advertising or display. Landlord shall have the right to
remove any such unapproved item without notice and at Tenant's expense.
2. Tenant shall not use any method of heating or air-conditioning other than that supplied by
Landlord without the prior written consent of Landlord.
3. All window coverings and window films or coatings installed by Tenant and visible from
outside of the Building require the prior written approval of Landlord. No awnings or
other projections shall be attached to the outside walls of the Building.
4. Tenant shall not use, keep or permit to be used or kept any foul or noxious gas or
substance on, in or around the Premises unless approved by Landlord. Tenant shall not
use, keep or permit to be used or kept any flammable or combustible materials without
proper governmental permits and approvals.
5. Tenant shall not use, keep or permit to be used or kept food or other edible materials in or
around the Premises in such a manner as to attract rodents, vermin or other pests.
6. Tenant shall not use or permit the use of the Premises for lodging or sleeping, for public
assembly, or for any illegal or immoral purpose (with exception given to the Permitted
Use in accordance with the laws of the Commonwealth of Massachusetts).
7. Tenant shall not alter any lock or install any new locks or bolts on any door at the
Premises without the prior written consent of Landlord. Tenant agrees not to make any
duplicate keys without the prior consent of Landlord.
8. Tenant shall not disturb, solicit or canvas any occupant of the Shopping Plaza and shall
cooperate to prevent same.
9. No person shall go on the roof of the Shopping Plaza without Landlord's permission
except to perform obligations under its lease.
10. No animals (other than seeing eye dogs) or birds of any kind may be brought into or kept
in or about the Premises.
11. All goods, including material used to store goods, delivered to the Premises of Tenant
shall be immediately moved into the Premises and shall not be left in the Common Areas.
No displays or sales of merchandise shall be allowed in the parking lots or other common
areas. Tenant shall not conduct or permit any auctions or sheriff's sales at the Prope1ty.
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12. Tenant shall be responsible for the safe storage and removal of all trash and refuse. All
such trash and refuse shall be contained in suitable receptacles at locations approved by
Landlord. Landlord reserves the right to remove, at Tenant's expense and without further
notice, any trash or refuse left elsewhere outside of the Premises.
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EXHIBIT F
TENANT'S SIGNAGE
Tenant's Signage: [To be provided by Tenant]
[If not inserted upon execution of this Lease, Tenant signage shall not be installed until approved
by Landlord].

Tenant's pylon slat:[To be provided by Tenant]
[If not inserted upon execution of this Lease, Tenant pylon slat shall not be installed until
approved by Landlord].
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EXHIBIT F-1
LANDLORD'S SIGNAGE SPECIFICATIONS
These criteria have been developed to guide each Tenant to an imaginative solution. The
guidelines established herein will ensure that Tenant identification is of consistent quality and is
compatible with the architectural character of the storefronts. Each proposed sign will be
evaluated on the design's excellence and compatibility with neighboring signs and the overall
character of the property's signage/graphics.
PRIMARY TENANT IDENTIFICATION: Each Tenant will be allowed LED channel letters
either face lit or backlit (halo lit) or a combination of both. Overall length will be restricted to
80% of the leased storefront. Additionally, Landlord's review will consider, among other things,
the following:
1. Signs must be in keeping with the first-class nature of the property
2. The sign shall be used primarily to identify the name of the tenant's business
3. The name of the business shall be identified by either the tenant's logo (if deemed
acceptable by Landlord) or with letter's that are all consistent in size with one another and
with the letters of the other tenant signs.
4. Tenant may use sign to identify nature of tenant's business provided that the name of the
tenant's business remains the primary purpose and feature of the sign
SUBMITTALS & APPROVALS: Submit two (2) sets of detailed sign design and shop drawings
to:

Priyanka Pepperell Realty LLC
109 Raffaele Drive
Waltham, MA 02452

Sign drawings are to be prepared by a reputable state licensed contractor.
Drawings must include a minimum 1/8" scaled storefront drawing illustrating the proposed sign
design and all the dimensions as they relate to the storefront elevation of the Tenants' premises.
Drawings must also include a minimum 1/4" = 1'0" sign elevation and section through sign
indicating construction, illumination, and attachment methods.
Unless the Landlord has received the above-described drawings and information as set forth
above, the Landlord will not approve the Tenant's exterior sign.
All drawings marked "Disapproved" or "Approved as Noted" must be resubmitted as here and
above set forth with the required corrections prior to fabrication. Only after all drawings have
been "Approved" may the fabricator proceed with the fabrication per approved drawings.
The Tenant and Sign Contractor will not be permitted to commence installation of the exterior
sign unless a stamped set of final drawings reflecting the Landlord's approval shall be on file in
the Landlord's office.
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Fabricator and or Tenant shall be responsible for the securing of all applicable sign and electrical
permits required by the local Zoning offices. THE LANDLORD'S STAMPED APPROVAL IS
REQUIRED ON ALL SIGN PLANS PRIOR TO APPLICATION FOR PERMITS.
In the event that Tenant changes their exterior sign at any time during the term of their lease,
Tenant must comply with any future modifications, revisions, or changes which have been made
to the Sign Criteria after the execution of their Lease Agreement.
The Tenant shall pay for all signs, their installation (including any required electrical connection
back to the electrical panel), and all other labor, materials, and future maintenance.
The Tenant and their Sign Contractor are responsible for the understanding of this Sign Criteria
and conforming to their requirements. The Tenant shall ultimately be responsible for the
fulfillment of all requirements and specifications, including all applicable building and electrical
codes.
All signs shall be reviewed for conformance with this criteria and overall design quality.
Approval or disapproval of sign submittals based on aesthetic of design shall remain the sole
right of the Landlord or his authorized representative.
FABRICATION & INSTALLATION REQUIREMENTS: Ladders, installation equipment, and
installation crews are not permitted to lean on building or storefront. All installation equipment
must be freestanding type to avoid contact with or damage to building or storefront. Vehicles are
not permitted on pedestrian streets.
Installation crews are responsible for establishing a safety zone around their work area. Crews
must possess caution tape and safety cones and utilize these safety devices to surface walkways
and doors. Electrical cords cannot be run outside of this zone.
Each Tenant or their Sign Contractor shall be responsible for the repair of any damage to the
building caused by the installation of the Tenant's sign.
The Installation Contractor is responsible for removing all debris and clearing the work area after
installation is complete.
Each Tenant shall be responsible for removal of its sign within three (3) days after vacating site.
Removal of the sign shall include the repair of the wall surface back to its original condition. If
Tenant does not repair wall surface to Landlord's satisfaction, Landlord will perform repairs at
Tenant's expense.
Each Tenant shall be responsible for the installation and maintenance of its sign. Should the
Tenant's sign require maintenance or repair, Landlord shall give Tenant fifteen (15) days written
notice to effect said maintenance or repair. Should the Tenant fail to do so, Landlord shall effect
said maintenance or repair and Tenant shall reimburse Landlord within ten (10) days of receipt
of invoice.
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PROHIBITED SIGNS: It shall be unlawful for any person to exhibit, post or display, cause to be
exhibited, posted or displayed upon any sign, anything of any obscene, indecent or immoral
nature or unlawful activity.
Signs consisting of, or giving the effect of moving, swinging, rotating, flashing, blinking,
scintillating, fluctuating or having animated light area is prohibited.
Storefront display lighting (other than temporary, decorative holiday lighting), which consists of
unshielded light bulbs, open, exposed neon or gaseous light rubbing is prohibited. Landlord
hereto may grant an exception with prior written approval when the display is an integral part of
the design character of the activity to which it relates.
Unprofessional hand-lettered signs are prohibited in public view from the storefront. Absolutely
no signs are permitted to be taped to the storefront or any visible surface.
Lettering painted directly on the building facade will not be permitted as defined in these criteria.
No channel letters mounted on raceways will be permitted. All Signs will be flush mounted to
storefront surface.
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Uma Flowers LLC, A Retail Marijuana Establishment, located at 2 Tarbell St. Pepperell,
MA
SECURITY PLAN
General Security Overview
Uma Flowers LLC (“Uma Flowers”) will implement policies and procedures to maintain
a secure facility and to prevent diversion or other loss of marijuana products in
accordance with 935 CMR 500.110 as set out by the Cannabis Control Commission
(“Commission”). These policies are intended to protect the general public, employees,
visitors, and customers. Uma Flowers will identify each individual seeking entrance into
the marijuana establishment to ensure that only licensed and permitted marijuana
establishment agents and such other individuals permitted by 935 CMR 500.000 are
allowed access. These policies will also provide for the proper storage and disposal of
marijuana products. Uma Flowers will ensure that all excess marijuana is disposed of
safely and will have in place the necessary storage areas and equipment for proper
storage of marijuana, included established limited access areas. This equipment will
include but is not limited to locked safes or vaults, keys, alarms, and cameras. In addition
to these measures, Uma Flowers will ensure that all marijuana products are kept out of
plain sight of public places outside of the marijuana establishment. Uma Flowers will
also implement policies and procedures for situations following inadvertent diversion or
loss of marijuana products. Uma Flowers will work cohesively with law enforcement
authorities and fire services and will share Uma Flowers’ security plans, policies, and
procedures with those authorities.
Access to the Premises
Uma Flowers will implement security protocols and procedures to limit access to the
licensed premises to only individuals that have been positively identified as 21 years of
age or older. Loitering will be strictly prohibited. Uma Flowers will ensure that only
individuals engaging in activity expressly or by necessary implication permitted by the
Commission or applicable laws are allowed to remain on the premises. All entrances to
the facility will be clearly marked and secured with commercial grade locks, alarms and
remain under clear surveillance 24 hours a day, 7 days a week to prevent unauthorized
access.
Limited Access Areas
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Uma Flowers will designate limited access areas by posting clearly visible signs, no
smaller than 12” x 12” and which state: “Do Not Enter-Limited Access Area-Access
Limited to Authorized Personnel Only” in lettering no smaller than one inch in height.
Limited access areas will only be accessible to specifically authorized personnel limited
to include only the minimum number of employees essential for efficient operation.
Furthermore, limited access areas will be restricted to employees, agents or volunteers
specifically permitted by the Marijuana Establishment, agents of the Commission, state
and local law enforcement and emergency personnel. All limited access areas will be
clearly described by the filing of a diagram of the premises reflecting entrances and exits,
walls, partitions, retail, storage, and disposal areas.
Uma Flowers will require all employees to wear employee identification badges at all
times while inside the marijuana establishment.
Visitor Policy
All outside vendors, contractors and visitors will be logged in and out, and Uma Flowers
will maintain this log and make it available to the Commission for periodic inspection.
Prior to entering a limited access area, vendors, contractors and visitors will obtain a
visitor badge and will be escorted at all times by a marijuana establishment agent
authorized to enter the limited access area. Visitor badges will be visibly displayed at all
times while the visitor is in any limited access area. Uma Flowers will ensure that all
visitor identification badges are collected before visitors leave the premises.
Security and Alarm Requirements
Uma Flowers will ensure that all outdoor areas of the facility are properly secured against
unauthorized access. Measures taken by Uma Flowers will include clear signage
designating the area as a limited access area, commercial-grade locks, security alarms,
and video cameras. The security alarm system will be continuously monitored by a third
party and will alert employees of Uma Flowers within five minutes of a system failure
(either by telephone, email, or text message). Uma Flowers will install video cameras at
all entrances and exits as well as in any parking lot. Uma Flowers will ensure that all
video surveillance footage is maintained in accordance with 935 CMR 500.110, can
produce clear still photos with a date and time stamp embedded in all recordings, and can
be stored in a standard format. 24-hour recordings from all video cameras will be made
available for immediate viewing by the Commission. Recordings are retained for at least
90 calendar days or the duration of a request to preserve the recordings for a specified
period of time made by the Commission (whichever is longer) and will not be destroyed
or altered. Recordings are retained as long as necessary if Uma Flowers is aware of a
pending criminal, civil or administrative investigation or legal proceeding for which the
recording may contain relevant information. Uma Flowers will ensure that the security
equipment is in good working order and will be inspected and tested at regular intervals,
not to exceed 30 calendar days from the last test. On an annual basis, Uma Flowers will
obtain a security audit by a vendor approved by the Commission. The security audit
report will be provided to the Commission within 30 days of conducting the audit.
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The interior of the establishment shall have video cameras in all areas that contain
marijuana and directed at all safes, vaults, and sales areas. All cameras shall be angled as
to allow for the capture of clear and certain identification of any person entering or
exiting the establishment. Uma Flowers’ facility will be equipped with a perimeter alarm
on all building entry and exit points and perimeter windows. A duress, panic or hold up
alarm connected directly to local public safety or law enforcement authorities will be
installed in the vault and security surveillance area, at a minimum. Uma Flowers’ security
and alarm system will remain operational during a power outage for a minimum of four
hours and, if it appears likely that the outage will last for more than four hours, Uma
Flowers will take sufficient steps to ensure security on the premises in consultation with
the Commission. Uma Flowers will demonstrate to the Commission’s satisfaction the
safeguards that are in place to ensure continuous operation of a security system. All
security system equipment and recordings will be maintained in a secure location to
prevent theft, loss, destruction and alterations. Access to security system equipment and
recordings will be limited to authorized agents requiring access in accordance with their
operational responsibilities and those other individuals expressly allowed access pursuant
to 935 CMR 500.000.
An Image of the layout with Security Cameras

Waste Disposal
In accordance with Uma Flowers’ waste disposal policies and procedures, all waste will
be disposed of in compliance with 935 CMR 500.105(12). Liquid waste containing
marijuana or marijuana byproducts will be disposed of in compliance with all applicable
state and federal requirements, including but not limited to, for discharge of pollutants
into surface water or groundwater or stored pending disposal in an industrial wastewater
holding tank in accordance with 314 CMR 18.00: Industrial Wastewater Holding Tanks
and Containers. Any Marijuana containing organic material (as defined in 310 CMR
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16.02: Definitions) will be ground up and mixed with other organic material (as defined
in 310 CMR 16.02: Definitions) at the facility such that the resulting mixture renders any
Marijuana unusable for its original purpose. Once such Marijuana has been rendered
unusable, the organic material may be composted or digested at an aerobic or anaerobic
digester at an operation that is in compliance with the requirements of 310 CMR 16.00:
Site Assignment Regulations for Solid Waste Facilities.
Solid waste containing marijuana will be ground up and mixed with solid wastes such
that the resulting mixture renders the marijuana unusable for its original purposes. Once
such marijuana waste has been rendered unusable, it will be brought to a solid waste
transfer facility or a solid waste disposal facility that holds a valid permit issued by the
Department of Environmental Protection or by the appropriate state agency in the state in
which the facility is located. A minimum of two marijuana establishment agents will be
present and properly document the disposal of marijuana waste in accordance with 935
CMR 500.105(12)(d).
Storage and Facility Security
All finished marijuana and marijuana products will be securely stored in a locked safe or
vault accessible to a limited number of authorized individuals to prevent diversion, theft,
or loss. Uma Flowers’ safes and vaults and any other equipment or areas used for the
storage of marijuana and marijuana products will be securely locked. In accordance with
Uma Flowers’ security policies and procedures, the safes, vaults and any other
aforementioned areas or equipment will be securely locked using commercial grade
equipment and protected from entry, except for the actual time required to remove or
replace marijuana. Uma Flowers will keep all locks and security equipment in good
working order. Keys, if utilized by Uma Flowers, will be prohibited from being left in
locks and stored or placed in an area accessible to persons other than specifically
authorized personnel. In addition, Uma Flowers will maintain a list of individuals with
access to keys and a policy for key issuance and lock replacement. Security measures will
be strictly limited to specifically authorized marijuana establishment agents including
accessibility of combination numbers, passcodes, electronic or biometric security
systems.
The outside perimeter of the facility will be sufficiently lit to facilitate surveillance. All
trees, bushes, and other foliage outside the establishment shall be maintained to prevent
persons concealing themselves from sight. Uma Flowers will keep all marijuana products
out of plain site and not visible from a public place without the use of binoculars, optical
aids or aircraft.
Emergency Policies and Incident Reporting
Uma Flowers will develop emergency policies and procedures for securing all product
following any instance of diversion, theft or loss of marijuana, and conduct an assessment
to determine whether additional safeguards are necessary. All security policies and
procedures will be shared with local law enforcement authorities and fire services and
periodically if the plans or procedures are modified in a material way.
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Uma Flowers will immediately notify law enforcement authorities and the Commission
of any security breach including, but not limited to, discovery of discrepancies identified
during inventory, diversion or loss of any marijuana product, any criminal action
involving or occurring on or in the Marijuana Establishment premises, any loss or
unauthorized alteration of records related to marijuana, suspicious actions involving the
sale, cultivation, distribution, processing or production of marijuana by any person,
unauthorized destruction of marijuana, failure of an alarm system due to a loss of
electrical power or mechanical malfunction that is expected to last more than eight hours,
activation of an alarm system or other event that requires response by public safety
personnel or security personnel, or any other breach of security. Notification will be
immediate, and in no instances, more than 24 hours after the incident occurs. Uma
Flowers will provide written notice in the form of an incident report to the Commission
within ten calendar days of any incident described in 935 CMR 500.110(9)(a). Uma
Flowers will maintain records and documentation of any reportable incident for not less
than one year or the duration of an open investigation, whichever is longer, and made
available to the Commission and Law Enforcement Authorities within their lawful
jurisdiction on request.
Cash Handling and Transportation Requirements
If Uma Flowers enters into a contract to deposit funds with a financial institution that
conducts any transaction in cash, Uma Flowers will establish and implement adequate
security measures and procedures for safe cash handling and cash transportation to
financial institutions or DOR facilities to prevent theft and loss, and to mitigate
associated risks to the safety of employees, customers, and the general public. Adequate
security measures will include:
1.
An on-site secure locked safe or vault maintained in an area separate from
retail sales areas used exclusively for the purpose of securing cash;
2.
Video cameras directed to provide images of areas where cash is kept,
handled and packaged for transport to financial institutions or DOR facilities,
provided that the cameras may be motion-sensor activated cameras and
provided, further, that all cameras be able to produce a clear, still image
whether live or recorded;
3.
A written process for securing cash and ensuring transfers of deposits to Uma
Flowers’ financial institutions and DOR facilities on an incremental basis
consistent with the requirements for deposit by the financial institution or
DOR facilities; and
4.
Use of an armored transport provider that is licensed pursuant to M.G.L. c.
147, § 25 (watch, guard or patrol agency) and has been approved by the
financial institution or DOR facility.
Notwithstanding the requirement of 935 CMR 500.110(7)(a)(4), Uma Flowers may
request an alternative security provision under 935 CMR 500.110(2) for purposes of cash
transportation to financial institutions and DOR facilities. Any approved alternative
security provision will be included in the security plan shared with law enforcement in
the municipality in which Uma Flowers is licensed and periodically updated as required
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under 935 CMR 500.110(1)(q). To be determined to provide a sufficient alternative, any
such alternative safeguard shall include, but may not be limited to:
1.
Requiring the use of a locked bag for the transportation of cash from a Uma
Flowers facility to a financial institution or DOR facility;
2.
Requiring any transportation of cash be conducted in an unmarked vehicle;
3.
Requiring two registered Marijuana Establishment Agents employed by Uma
Flowers to be present in the vehicle at all times during transportation of
deposits;
4.
Requiring real-time GPS tracking of the vehicle at all times when transporting
cash;
5.
Requiring access to two-way communications between the transportation
vehicle and Uma Flowers;
6.
Prohibiting the transportation of Marijuana or Marijuana Products at the same
time that cash is being transported for deposit to a financial institution or DOR
facility; and
7.
Approval of the alternative safeguard by the financial institution or DOR
facility.
All written safety and security measures developed under 935 CMR 500.105(7) will be
treated as security planning documents, the public disclosure of which would jeopardize
public safety.
After-Hours Contact Information
Priyanka Patel, Co-Founder, Co-Chief Executive Officer, Chief Compliance Officer
617-784-4046
Tejal Patel, Co-Founder, Co-Chief Executive Officer, Director of Diversity & Inclusion
240-472-5419
Business Hours (Subject to Approval by the Special Permit Granting Authority)
Monday: 10AM – 9PM
Tuesday: 10AM – 9PM
Wednesday: 10AM – 9PM
Thursday: 10AM – 9PM
Friday: 10AM – 10PM
Saturday: 10AM – 10PM
Sunday: 10AM – 6PM

UMA FLOWERS – SECURITY PLAN

Exhibit M

