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1015 Hingham Street Rockland, MA  02370 

1015 Hingham Street, LLC

80 Washington St. Suite J40 Norwell, MA 02061 

Rockland Old Exit 14, Inc. (DBA Green Rock Cannabis) 

1015 Hingham Street Rockland, MA  02370

617-699-3719
lallyrob@gmail.com

4 11

H-1 Industrial Park-Hotel

Rockland Old Exit 14, Inc ("Green 
Rock Cannabis") seeks a Special Permit to operate and Adult Use Marijuana 
Establishment engaged in the retail sale of marijuana and marijuana products 
at 1015 Hingham Street in Rockland. Please see the attached narrative outlining 
Green Rock Cannabis's operations at the site.



Please see the attached documentation of a variance approval from the Zoning 
Board of Appeals issued on July 28, 2020. Planning Board approval was awarded 
on August 25, 2020. Exhibit I

Green Rock Cannabis seeks a Special Permit pursuant to Section 415-19(C)(19)
and Section 415-38.5.

Not applicable.

Please see the attached narrative which outlines Green Rock Cannabis's 
compliance with the Performance Standards of the Zoning By-Laws 
of Rockland.



Rockland Zoning Board Application 
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14. If this is an appeal from a decision of the Zoning Enforcement Officer, state in detail the 

grounds upon which you claim that the Zoning Enforcement Officer! Building 
Inspector's decision was in error.  Not applicable. 

Signed: 

Owner(s) of Record 

l 0 l 5 M l G—

//5 '  i,Aa i;  L Gem 

All owners must sign 

Signed: Rockland Old Exit 14, Inc. by YFK with permission 

Rob Lally, President, Rockland Old Exit 14, Inc. 

Applicant(s) If Different from owner 

All applicants must sign 

Signed: 
Signature of Attorney (if any) 

Date: March 10, 2022 



Rockland Old Exit 14, Inc.
Rockland Old Exit 14, Inc. d/b/a Green Rock Cannabis (the “Company”), f/k/a Old Exit 14, Inc. seeks a 
Special Permit from the Rockland Zoning Board of Appeals to operate an Adult Use Marijuana 
Establishment  engaged in the retail sale of marijuana and marijuana products at 1015 Hingham Street in 
Rockland (the “Property”). The Company entered into a Host Community Agreement with the town on 
February 15, 2022. Please see attached Exhibit I. The Property is located within the H-1 Industrial Park – 
Hotel Zoning District (the “H-1 District”). Pursuant to the Town of Rockland Zoning Bylaw § 415-19(C)
(19), § 415-19(C)(17), § 415-38.4, and § 415-38.5, such a use  is permissible in the H-1 District subject to a 
Special Permit from the Zoning Board of Appeals and Site Plan Review Approval from the Planning 
Board. 

I. Introduction

Rockland previously granted Site Plan Approval to the landlord for this property, attached hereto as 
Exhibit I as well as a Special Permit to Cresco HHH LLC d/b/a Sunnyside for the purpose of operating an 
adult use retail and medical marijuana dispensary. Although Rockland Old Exit 12, Inc. has no affiliation 
with Cresco HHH LLC, the company will proceed with the plans they submitted. Construction was started 
but the build-out was not completed. The Property is located along Hingham Street directly across from 
Commerce Road and is a 5,008 square foot commercial building with thirty-three (33) accompanying 
parking spaces. Please see the enclosed Site Plans and floor plans, attached hereto as Exhibit A, which 
were designed in full compliance with the standards set by the Rockland Zoning By-law, including the Site 
Plan Review criteria outlined in Section 415-58 and 59.

II. Project Narrative

With a focus on safe and efficient operations, the Company has identified the Property as an ideal location 
at which to operate a marijuana establishment.  The Property is located in an area designated by local 
zoning for the aforementioned use and allows for easy access for customers and employees, and will allow 
the parcel to be developed to its highest and best use. Additionally, the ability to direct the build out allows 
the Company to implement interior and exterior design features that are compliant with CCC regulations.

A. Project Exterior

Parking & Loading: Access to the Property may be obtained by a 24’ driveway off Hingham Street that is 
buttressed by a guard rail along the street-facing perimeter of the Property. The Property features 33 
parking spaces, including one accessible space, which is in excess of the 21 spaces required by the 
Rockland Zoning Bylaws. Ten (10) of those parking spaces are located at the adjacent office building 
located at 1001 Hingham Street which will be used as offsite parking for employees as needed. The 
company will take great care to develop and implement operational procedures to ensure that customer 
visits are short and will not result in congestion within the parking lot or store.
The parking lot also includes a 10’x25’ loading zone adjacent to a dumpster pad which can be secured in 
accordance with Cannabis Control Commission security preferences to ensure the highest level of safety 
during the unloading of product deliveries to the site.  

Signage and Lighting: As demonstrated in the enclosed signage plan attached hereto as Exhibit C, facility 
signage will be discreet and utilized for wayfinding only.  The Company will not utilize signs or printed 
materials advertising marijuana products or any logo or symbols with images of marijuana. Exterior 
lighting will be downcast, dark-sky compliant fixtures that are affixed to the building and intended to 
illuminate the parking lot to ensure the safety of customers and employees leaving the facility during 
evening hours.   



Facility Access: In accordance with best practices to prevent diversion, customers will enter and 
exit the facility from two separate vestibules along the north side of the building. Both the entry 
and exit of the facility are designed as secured vestibules, ensuring that no individual is 
able to gain immediate access to the customer floor by requiring customers to walk 
through a series of doorways. A secured receiving area will be utilized exclusively for the 
loading of marijuana and marijuana products within the facility. 

B. Project Interior

Customers will only have access to designated portions of the facility, including (1) a secure 
entry vestibule in which customers must demonstrate proof that they have the appropriate 
credentials to enter the facility; (2) a general sales floor with point-of-sale terminals; (3)  
customer restrooms; and (4) a secured exit vestibule.  The secure entry vestibule and general 
sales floor are large to ensure the facility can accommodate all customers seeking entry to the 
facility to prevent exterior queuing. 

The rest of the facility will only be accessible to staff on a tiered basis and includes (1) a 
staff break room; (2) an office; (3) a janitorial closet; (4) an information technology 
room; (5) the security check-in room; (6) a security room; (7) a product fulfillment room; 
(8) a secured vault; (9)a receiving area; (10) a sprinkler room; and (11) an electric room

C. Facility Operations

In accordance with Cannabis Control Commission regulations, access to the facility is limited to 
individuals that are 21 years of age or older that can demonstrate valid government-
issued identification. Upon a customer’s entry into the premises, an agent will immediately 
inspect the customer’s proof of identification and determine the individual’s age. 
Failing this confirmation, an individual will be required to leave the facility utilizing the same 
door through which they entered.  Once inside the sales area, customers will enter a queue to 
obtain individualized service where they may select any of the products available to them with 
the help of an agent. Once a customer has selected a product for purchase, an agent will collect 
the chosen items from the designated product storage area. An agent will then scan each product 
barcode into the point of sale system. Upon checkout, customers will be required to confirm their 
identities and age a second time. Per M.G.L. c. 94G § 7, adult use sales are limited to one ounce 
of marijuana flower or five grams of marijuana concentrate per transaction. In the event an agent 
determines an individual would place themselves or the public at risk, the agent will refuse to sell 
any marijuana products to the consumer. Customers will promptly exit the facility utilizing the 
secured exit vestibule leading back to the parking lot.   

The maximum capacity of the facility is 64. The Company will prevent against exceeding the 
maximum capacity of the facility by designating an intake employee to monitor facility counts at 
any given time. The Company will utilize a fully integrated online shopping portal that allows 
consumers and patients to pre-order, further easing the pickup process in-store. Upon arrival the 
store, each consumer or patient must check-in and they are assigned a point-of-sale station inside. 
This further allows the company to manage capacity at any given point in time in the store. 18 
employees will work at the facility on any given day, with a maximum shift capacity of 14. 
The Company proposes hours of operation of 8 AM – 10 PM on Monday– Saturday and 8AM – 
8 PM on Sundays. The Company will close on Thanskgiving and Christmas.



III. Property Operations

A. Trash

All waste containing marijuana or marijuana products will be stored securely within the 
Company’s vault and disposed of according to Commission regulations.  

Waste that does not contain marijuana will be stored in the dumpster to the rear of the building 
and picked up weekly by a commercial trash vendor. 

B. Snow Removal

As  outlined on the enclosed Site Plans, the Property features two on-site locations for snow storage and removal. The Company will identify a snow removal vendor to plow its driveway 
and parking lot as needed throughout the winter.  

C. Loading

Product deliveries will occur between two to three times each week in unmarked transport vans. 
Pursuant to 935 CMR 500.105, there will be no advertising, markings, or branding indicating 
that the vehicle is being used to transport marijuana.  Routes and times used for the 
transportation of marijuana and marijuana products are randomized. Marijuana and marijuana 
products will be transported in secure, locked storage compartments that are a part of the vehicle 
transporting the marijuana products and cannot be easily removed. At least two agents 
will staff vehicles transporting marijuana. One agent will remain in the vehicle at all times, 
and the other will be accompanied by a staff member into the facility and through the receiving 
area. Within eight hours after arrival, t h e  C o m p a n y will weigh, inventory, and account 
for, on video, all marijuana and marijuana products received. An armored car service will pick 
up monetary instruments as needed each week.  

D. Traffic and Parking

With 23 parking spaces located on-site and an additional 10 off-site parking spaces for staff, 
the Company respectfully submits that there is ample parking to accommodate its 
projected customers. The company will take great care to develop, implement, and refine 
operational procedures that ensure that customer visits are short and will not result in 
congestion within the parking lot or the store. Operational procedures will be continually 
evaluated and adjusted as necessary to ensure optimal function of the facility.  
Please see the Traffic Impact Statement affixed as Exhibit D. The Company respectfully submits 
that its proposed use of the Property will not disturb the existing right of way, pedestrian access, 
and will not cause a hazard to vehicle or pedestrian traffic.  Traffic generated and patterns of 
access and egress will not cause congestion, hazard, or a substantial change to the neighborhood 
character. 
The Company recognizes the critical importance of operational planning and collaboration with 
the Town to ensure that its fledgling months of operation do not pose a nuisance to the 
surrounding community. As such, the Company has generally adopted Sunnyside's Opening Day 
plan, previously approved by Rockland. Please see the Company’s proposed Opening Day Plan, 
attached hereto as Exhibit E. 



IV. Compliance with Rockland Zoning Bylaw Section § 415-38.5 (Adult Use Marijuana)

A. Section § 415-38.5(C) – General Requirements

(1) All marijuana establishments shall be contained within a secure building or structure.
The Company’s proposed ME is contained within a secure building.

(2) The hours of operation of marijuana establishments shall be set by the Zoning Board.
The Company defers to the Zoning Board of Appeals as to the appropriate hours of
operation for this facility, but respectfully requests 8 AM – 10 PM, Monday-Saturday, 8
AM - 8PM, Sunday, closed Thanksgiving and Christmas.

(3) No marijuana establishments shall be located within 300 feet of a property boundary
line of any lot in use as a private or public school, college, licensed day-care facility,
library, park, playground, recreational or athletic fields or facility or similar place where
children typically congregate.
The Property is adequately buffered from nearby uses and is not located within 300 feet
of a private or public school, college, licensed day-care facility, library, park, playground,
recreational or athletic fields or facility or similar place where children typically
congregate. Please see the enclosed abutters list provided by the Town of Rockland and
the report from Theodhosi and Michael attached hereto as Exhibit H.

(4) No smoking, burning or consumption of any product containing marijuana or
marijuana-related products shall be permitted on the premises.
The Company strictly prohibits the consumption of marijuana or marijuana products on
its premises.

(5) Marijuana establishments shall not be located inside a building containing residential
units, including transient housing such as motels and dormitories, or inside a movable or
mobile structure such as a car, van, truck, trailer cargo container.
The Company’s proposed ME is not located inside a building containing residential units,
including transient housing such as motels and dormitories, or inside a movable or mobile
structure such as a car, van, truck, trailer cargo container.

(6) Marijuana establishments shall not have drive-through service.
The Company does not propose drive-through service at its ME.



(7) No signage shall be permitted that contain designs or symbols that depict or display in any way
marijuana products, equipment or plants, or other similar materials.
As demonstrated on the sign plans enclosed hereto as Exhibit C, no signage will contain designs or
symbols that depict or display in any way marijuana products, equipment or plants, or other similar
materials.

(8) No outside displays or storage of marijuana, related supplies or promotional materials are
allowed.
The Company will not feature outside displays or storage of marijuana, related supplies, or
promotional materials.

(9) All marijuana establishments shall be ventilated in such a manner that no: (a) Pesticides,
insecticides, or other chemicals or products used in cultivation or processing are dispersed into the
outside atmosphere; (b) Odor from marijuana cannot be detected by a person with a normal sense
of smell at the exterior of the building.
The Company does not intend to utilize the building for cultivation or processing. Please see the
enclosed Odor Control Plan, attached hereto as Exhibit F.

B. Section § 415-38.5(D)(5)– Special Permit Requirements

(a) Name and address with contact phone number and e-mail of owner/applicant of the facility.
Rockland Old Exit 14, Inc.
Rob Lally
38 Rice Street
Wellesley, MA 02481
(617)699-3719
Lallyrob@gmail.com

(b) Copies of all approved required licenses and permits (to said same owner of the facility) by
the Commonwealth of Massachusetts Cannabis Control Commission and any of its other
agencies for the facility.
The Company will provide a copy of all required licenses and permits issued by the
Cannabis Control Commission upon receipt.

(c) Evidence of the applicant's right to use the site as a marijuana establishment by means of a
purchase and sales agreement, deed, owner's authorization or lease.
Please see the enclosed Lease, attached hereto as Exhibit B.

(d) Proposed security measures for the non-medical marijuana establishments including;
lighting, fencing, gates, alarms, surveillance cameras etc., to ensure the safety of persons
and products from theft.
A letter from the Rockland Police Chief, or designee, acknowledging review and approval of
the recreational marijuana retailer facility and its security is required.
Please see the enclosed letter from the Rockland Police Chief acknowledging review and
approval of the Company’s security plan, attached hereto as Exhibit G.

(e) All application requirements for Site Plan approval as specified in §§ 415-58 and 415-59
unless waived by the Planning Board.
The enclosed Site Plan was designed to comply with the requirements set forth for Site Plan
Approval.



C. Section § 415-38.5(E)– Findings

(1) The establishment is designed to minimize any adverse impacts on abutters and other
parties of interest, as defined in M.G.L. c. 40A,§11.
The Company has demonstrated that it has taken great care to minimize any adverse
impacts on abutters and parties of interest through thoughtful site design and the
implementation of comprehensive standard operating procedures, including:

 The construction of a state-of-the-art facility from the ground up that has been
specifically designed to accommodate best practices for ME uses, including
separate customer entry and exit points, a secure loading area, ample parking, and
thoughtful signage, lighting, and landscaping;

 Leasing an additional 10 parking spaces for employee use at an abutting site to
protect against congestion at the site;

 The proposal of an Opening Day Plan which contemplates numerous traffic
mitigation measures including appointment only operations, parking lot
attendants, and phased stages of opening;

 The proposal of an Odor Control Plan that relies on prepackaged materials and
odor control technologies to protect against odor escape from the vault;

 Nuanced signage, exterior design, and screening to maintain a respectful
streetscape façade; and

 A thorough security plan that has been approved by the Rockland Chief of Police.

 The selection of a Property within the H-1 Zone which has been identified as an
appropriate zone for ME uses and is not within 300 feet of any offending buffer
uses.

(f) Provide the Police Department with the names, phone numbers and e-mail addresses of al
management staff and keyholders to whom one can provide notice if there are operating problems
associated with the establishment and update that list whenever there is any change in management staff
or keyholders.
The Company will provide the Police Department with the names, phone numbers, and email addresses
of all management staff and keyholders to whom one can provide notice if there are operating problems
associated with the establishment and update that list whenever there is any change in management staff
or keyholders.



(2) The establishment demonstrates that it will meet all the permitting requirements of 
all applicable agencies within the Commonwealth of Massachusetts and will comply with 
all applicable state and local laws and regulations.
The Company's President Rob Lally has over ten years of cannabis experience in 
Massachusetts and other states, permitting and opening 300,000sf of marijuana retail, 
cultivation and production. He founded Cultivate in 2017, and opened one of the first 
vertically integrated medical marijuana facilities in Massachusetts. He then opened
the first adult use ME in the state as well as two other adult use marijuana establishments. 
The co-owner, Greg Donoghue, not only has three years of cannabis experience but also 
extensive retail business experience, working for the majority of career as COO of Tedeschi 
Food Shops. Their considerable cannabis and business experience will inform not only the 
Company's submission of an application to the Cannabis Control Commission but also the 
ability to successfully secure the licenses and permits necessary to run a compliant, 
successful marijuana establishment.

(3) The applicant has satisfied all of the conditions, findings and  requirements set forth herein. 
The Company respectfully submits that it has satisfied all of the conditions, 
findings and requirements set forth herein, and will make additional information available to 
the Zoning Board of Appeals upon request.

V. Compliance with Rockland Zoning Bylaw Section § 415-79(A) – Standard 
Conditions

A. Section § 415-79(A) – Standard Conditions
With the exception of single- or two-family residential uses, any use permitted by right or 
by special permit in any district shall be conducted so as to protect the adjoining premises 
against detrimental or offensive uses on the site, including:

(1)By compliance with all dimensional requirements set forth in this Zoning Bylaw. 
Please see the enclosed Site Plans demonstrating compliance with all dimensional 
requirements set forth in the Zoning Bylaw.

(2)By providing adequate landscaping, including the screening of adjacent residential 
uses, street trees, landscape islands in the parking lot and a landscaped buffer along the 
street frontage.
As demonstrated in the enclosed Site Plans, the proposed Property layout incorporates 
extensive landscaping including landscaped islands in the parking lot and landscaped 
buffers along the street frontage. There are no residential uses adjacent to the site.

(3)By providing for the convenience and safety of vehicular and pedestrian movement 
within the site, and in relation to adjacent streets, property, or improvements, including 
compliance with other provisions of this Zoning Bylaw where required.
With 23 parking spaces located on-site and an additional 10 offsite parking spaces for 
staff, the Company respectfully submits that there is ample parking to accommodate its 
projected customers. The company will take great care to develop, implement, and refine 



operational procedures that ensure that customer visits are short and will not result in congestion 
within the parking lot or the store. Operational procedures will be continually evaluated and 
adjusted as necessary to ensure optimal function of the facility. Please see the Traffic Impact 
Statement affixed as Exhibit D. The Company respectfully submits that its proposed use of the 
Property will not disturb the existing right of way, pedestrian access, and will not cause a serious 
hazard to vehicle or pedestrian traffic. Traffic generated and patterns of access and egress will 
not cause congestion, hazard, or a substantial change to the neighborhood character.

(4)By providing for adequate methods of disposal for sewage, refuse and other wastes resulting 
from the uses permitted or permissible on the site.
All waste containing marijuana or marijuana products will be stored securely within the 
Company’s vault. Product waste will be destroyed in compliance with all regulations set forth by 
the Cannabis Control Commission.

Waste that does not contain marijuana will be stored in the dumpster to the rear of the building 
and picked up weekly by a commercial trash vendor.

The enclosed Site Plan demonstrates adequate methods for the disposal of sewage on-site.

(5)By providing an adequate stormwater drainage system within and/or adjacent to the site to 
manage all increased runoff resulting from the development on site.

The enclosed Site Plan demonstrates an adequate stormwater drainage system to manage all 
increased runoff resulting from the development on site.

(6) By providing an adequate soil erosion plan and any plan for protection of steep slopes, 
both during and after construction.
The enclosed Site Plan demonstrates an adequate plan to protect against soil erosion.

(7) By providing adequate space for the off-street loading and unloading of vehicles, goods, 
products, materials, and equipment incidental to the normal operation of the establishment. 
The parking lot includes a 10’x25’ loading zone adjacent to a dumpster pad which can be 
secured in accordance with Cannabis Control Commission security preferences to ensure 
the highest level of safety during the unloading of product deliveries to the site.

(8) By providing adequate site lighting whether interior or exterior, and all intense 
light emanating from operations or equipment shall be shielded from direct view at normal 
eye level from adjacent properties.
Exterior lighting will be downcast, dark-sky compliant fixtures that are affixed to the 
building and intended to illuminate the parking lot to ensure the safety of customers and 
employees leaving the facility during evening hours. Sunnyside’s exterior security cameras 
utilize infrared capabilities and do not require external sources of light to operate 
effectively.



(9) By minimizing any material or significant adverse impacts on steep slopes, floodplains,scenic views, grade
changes and wetlands.
The proposal will not have an impact on the above-mentioned items.

(10) By requiring all permits issued under this Zoning Bylaw be conditioned upon receipt of all other required
permits including Board of Health, Conservation Commission, Planning Board, etc. prior to the commencement
of any use.
The Company is amenable to this condition.
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28 Lord Road, Suite 280 • Marlborough, Massachusetts 01752 

Phone (508) 303-0370 • Fax (508) 303-0371 • www.mdmtrans.com 

 
 

 
M E M O R A N D U M 

 
DATE: March 11, 2022 
 
TO: Robert W. Lally 

Old Exit 14, Inc. 
c/o Cultivate Holdings, Inc. 
38 Rice Street 
Wellesley, MA 02481 
 

FROM: Robert J. Michaud, P.E. – Managing Principal 
 Daniel A. Dumais, P.E. – Senior Project Manager 
 
RE: Proposed Marijuana Establishment 
 1015 Hingham Street, Rockland MA 
 
 

MDM Transportation Consultants, Inc. (MDM) has prepared this traffic impact assessment 
(TIA) for the proposed Marijuana Establishment to be located at 1015 Hingham Street in 
Rockland, MA.  The project location and surrounding roadway network is shown in Figure 1.  
This memorandum describes baseline traffic volumes for the adjacent roadway, summarizes 
baseline traffic volumes at the study intersections, summarizes the projected trip generation, 
provides an operational analysis of project impact, and evaluates safety-related conditions at 
the study locations. 
 
Key findings of the traffic assessment are as follows: 
 

□ Baseline Traffic Volumes.  Hingham Street adjacent to the Site carries approximately 1,680 
vehicles per hour (vph) during the morning peak hour, 1,785 vph during the evening 
peak hour, and 1,530 vph during the Saturday midday peak hour.  Hingham Street 
carries approximately 23,905 vehicles per day (vpd) on a weekday and 21,975 vpd on a 
Saturday. 
 

□ Safety Review.  Based on extensive review of MassDOT crash data, the Hingham Street at 
Commerce Road signalized intersection experienced a crash rate that is below the 
MassDOT District 5 average, and the intersection is not identified as a high crash 
location; therefore, no immediate safety countermeasures are warranted based on the 
crash history at the study intersection. 

 

MDM 
    TRANSPORTATION CONSULTANTS, INC.   

Planners & Engineers   P RINCIPALS   
Robert J. Michaud, P.E.   

  Daniel J. Mills, P.E., PTOE 
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□ Moderate Traffic Generation. Based on industry standard rates for the proposed 5,000± sf 
Marijuana Dispensary is estimated to result in approximately 53 trips during the 
weekday morning peak hour, 95 trips during the weekday evening peak hour, and 144 
trips the Saturday midday peak hour.  On a daily basis the project is projected to result 
in 1,056 trips on a weekday and 1,296 trips on a Saturday.  While a significant 
percentage of the trips (50%) could be drawn from the existing traffic stream (i.e., pass-
by trips) no reduction was taken for analysis purposes.  Likewise, depending on specific 
morning hours of operation, vehicle trips generated may be overly conservative. 
 

□ Adequate Capacity.  The proposed development is expected to have minimal impact on 
the study area intersection and will not result in any notable changes in traffic 
operations in the study area relative to Baseline conditions.  Specifically, the adjacent 
signalized intersection of Hingham Street at Commerce Road/1001 Hingham Street.  will 
continue to operate at an overall LOS B or better during the peak hours.  Likewise, the 
site driveway approach to Hingham Street will operate well below capacity at LOS C or 
better during the peak hours. Mainline travel along Hingham Street will continue to 
operate unimpeded with minimal delay. 
 

□ Adequate Parking Supply.  On-site parking is proposed to include approximately 23 
marked spaces with an additional 10 spaces within the adjacent 1001 Hingham Street lot 
to accommodate the staff parking needs.   The proposed parking supply will satisfy the 
zoning parking requirements of 15 spaces. A parking assessment included in this report 
indicates an average peak parking demand of 16 vehicles (10 employee and 6 patrons) 
with a maximum demand of 20 vehicles (10 employees and 10 patrons). This level of 
parking impact is also supported by empirical data from observations at two (2) 
standalone dispensaries in the Commonwealth which were both had a peak parking 
demand including employees of 18 spaces.  The Proponent will also have a parking 
management plan in place to monitor parking operations. 

 
In summary,  MDM finds that incremental traffic associated with the proposed development is 
not expected to materially impact operating conditions in the study area.  The implementation 
of access/site improvements, pedestrian and bicycle improvements, and the opening day/events 
plan as outlined under Recommendations and Conclusions will establish a framework of 
minimizing Site traffic impacts. 
 
 

PROJECT DESCRIPTION 
 
The Site consists of approximately 0.85± acre of undeveloped land located along the southern 
side of Hingham Street between Commerce Road and Route 3 in Rockland.  The property is 
comprised of undeveloped/ wooded land. 
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Under the proposed development program, the Site will be developed to include 5,000± sf 
proposed Marijuana Dispensary. The site will be supported by approximately (23) on-site 
parking spaces with an additional 10 spaces to be leased on the adjacent 1001 Hingham Street 
property.  Access/egress to the Site shall be via an unsignalized curb cut on Hingham Street to 
the west of the Prime Auto dealership driveway and rear property access to the signalized 
driveway serving 1001 Hingham Street. A preliminary site plan prepared by Tricarico 
Architecture and Design PC is presented in Figure 2. 
 
 

BASELINE TRAFFIC & SAFETY CHARACTERISTICS 
 
An overview of baseline roadway conditions, traffic volumes, safety characteristics of area 
roadways is provided below.   
 
Hingham Street 
 
Adjacent to the Site, Hingham Street is a four-lane roadway under local (Town) jurisdiction and 
is classified by the Massachusetts Department of Transportation (MassDOT) as an Urban Minor 
Arterial roadway.  The roadway connects Pond Street (Route 228) in Norwell to the northeast 
with Webster Street (Route 123) to the southwest.  Pavement markings include a double yellow 
centerline, broken white lane lines and single white edge lines.  Land use along Hingham Street 
in the study area is includes a mix of land uses which includes office buildings, commercial 
space, a Home Improvement superstore, restaurants, car dealerships and several hotels. 
 
Baseline Traffic Data 
 
This traffic memorandum includes the following intersections:  
 

□ Hingham Street at Commerce Road (Signalized) 
□ Hingham Street at Site Driveway (Unsignalized) 
□ Hingham Street at Prime Volvo Driveway (Unsignalized) 

 
Traffic volume data were collected at the primary study area intersections during the weekday 
morning (7:00 AM - 9:00 AM), weekday evening (4:00 PM – 6:00 PM), and Saturday midday 
(11:00 AM – 1:00 PM) periods to coincide with peak traffic activity of the proposed uses and the 
adjacent streets.  Review of MassDOT permanent count station data indicates that January is a 
below average traffic month (approximately 12 percent below average.  Thus, the January traffic 
counts were adjusted by 12% (increase) to represent average conditions. The permanent count 
station data also indicated flat growth in the area; therefore, no yearly adjustment factor was 
required.  Traffic count data and MassDOT permanent count station data are provided in the 
Attachments.  
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Additionally, other specific area developments that have been completed or have been 
permitted in the immediate area since the traffic counts were conducted. Trip generation for the 
following site-specific developments were added to the 2022 Baseline traffic volumes: 
 

□ Wendy’s Restaurant.  A 2,305± sf Wendy’s with a drive-thru lane was built at 1111 
Hingham Street Access/egress for the restaurant will be provided via the signalized 
Home Depot access/egress driveway at Hingham Street/Route 3 southbound on/off 
ramps (Exit 14).  Trips associated with this development are based on the TIA 
prepared by MDM dated February 5, 20181. The site-specific trip tracings are 
provided in the Attachments. 
 

□ Prime Volvo.  A 24,100± sf Prime Volvo was built at 1022 Hingham Street.  Site access 
is provided via a one-way driveway along Hingham Street just west of its 
intersection with the Route 3 southbound ramps. Egress is provided via connection 
to Commerce Road. Trips associated with this development are included as 
background growth based on the TIA prepared by MDM dated February 5, 20181. 
The site-specific trip tracings are provided in the Attachments. 

 
The 2022 Baseline weekday morning, weekday evening, and Saturday midday peak hour traffic 
volumes for the study intersections are shown in Figure 3 and Figure 4.  Traffic count data and 
MassDOT permanent count station data are provided in the Attachments. 
 
Daily Traffic Volumes 
 
Historical daily traffic volumes along Hingham Street in the site vicinity were obtained using a 
radar-based automatic traffic recorder (ATR).  Traffic volume data was collected in May and 
June 2015.  The results of the counts are summarized in Table 1 and are discussed below.  
Traffic volume data is provided in the Attachments. 
 
TABLE 1 
HISTORICAL TRAFFIC VOLUME SUMMARY 
HINGHAM STREET WEST OF COMMERCE ROAD 
 

Time Period 

 
Daily 

Volume (vpd)1 
Percent 

Daily Traffic2 
Peak Hour 

Volume (vph)3 
Peak Flow 
Direction4 

Peak Hour 
Directional 

Volume (vph)4 

 Weekday Morning Peak Hour 23,905 7% 1,680 54% EB 910 
Weekday Evening Peak Hour 23,905 7% 1,785 57% WB 1,016 
Saturday Midday Peak Hour 21,975 7% 1,530 54% EB 831 

      1Two-way daily traffic expressed in vehicles per day without seasonal adjustment. 
2The percent of daily traffic that occurs during the peak hour. 
3Two-way peak-hour volume expressed in vehicles per hour. 
4EB = Eastbound, WB = Westbound 

 
1Traffic Impact Assessment, Proposed Wendy’s Restaurant with Drive-Thru, prepared by MDM Transportation Consultants, Inc. Dated 

February 5, 2018 (Updated November 20, 2018) 
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As summarized in Table 1, the weekday daily traffic volume on Hingham Street to the west of 
Commerce Road is approximately 23,905 vehicles per day (vpd) on a weekday and 21,975 
vehicles per day (vpd) on a Saturday.  Peak hour traffic flow on Hingham Street ranges from 
approximately 1,530 to 1,785 vehicles per hour (vph) representing approximately 7 percent of 
daily traffic flow.   
 
Measured Travel Speeds 
 
Vehicle speeds were obtained for Hingham Street using a radar recorder device.  These 
measured travel speeds provide a basis for determining sight line requirements at the site 
driveway intersection with Hingham Street.  Table 2 presents a summary of the travel speed 
data collected for Hingham Street in the site vicinity.  Collected speed data are provided in the 
Attachments. 

 
TABLE 2 
SPEED STUDY RESULTS – Hingham Street (Site Vicinity) 

 

Travel Direction 

Posted 
Speed 
Limit1 

Travel Speed 
 

Mean2 85th Percentile3 

    Eastbound 45 35 39 
Westbound 40 34 39 
    1Regulatory speed limit in mph 

2Arithmetic mean in mph 
3The speed at or below which 85 percent of the vehicles are traveling in mph 

 
As summarized in Table 2, the mean (average) travel speed on Hingham Street was observed to 
be 35 mph for the eastbound direction and 34 mph in the westbound direction; the 
85th percentile travel speed was observed to be 39 mph for both the eastbound direction and 
westbound directions.  The speed data are appropriate for use in the sight line evaluations 
presented in a subsequent section of this report. 
 
 



            MDM 
 
G:\Projects\1192 - Rockland (Cultivate)\Documents\1192 MR01_Draft.doc 

6 

Intersection Crash History 
 
In order to identify crash trends and safety characteristics for study area intersections, crash 
data were obtained from MassDOT for the Town of Rockland for the five-year period covering 
2017 through 2021 (the most recent full year of data currently available from MassDOT).  In 
addition, review of the MassDOT high crash cluster mapping was conducted to determine 
locations listed as eligible for Highway Safety Improvement Program (HSIP) evaluation and 
funding.  Crash data for the study intersections is summarized in Table 3 with detailed data 
provided in the Attachments. 
 
Crash rates were calculated for the study area intersections as reported in Table 3.  This rate 
quantifies the number of crashes per million entering vehicles.  MassDOT has determined the 
official District 5 (which includes the Town of Rockland) average crash rate to be 0.57 for 
unsignalized intersections and 0.75 for signalized intersections.  This rate represents MassDOT’s 
“average” crash experience for study area and serve as a basis for comparing reported crash 
rates for the study intersections.  Where calculated crash rates notably exceed the district 
average, some form of safety countermeasures may be warranted. 
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TABLE 3 
INTERSECTION CRASH SUMMARY1 
2017 THROUGH 2021 
 

Data Category 
Hingham Street at  
Commerce Road 

Traffic Control Signalized 
Crash Rate2 0.11 
MHD District 5 Avg3 0.75 
  
Year:  

2017 1 
2018 2 
2019 5 
2020 0 
2021 1 
Total 9 

Type:  
Angle 0 
Rear-End 3 
Head-On 2 
Sideswipe 1 
Single-Vehicle 3 

Severity:  
P. Damage Only 3 
Personal Injury 6 
Fatality 0 

Conditions:  
Dry 8 
Wet 0 
Ice/Snow 1 

Time:  
7:00 to 9:00 AM 2 
4:00 to 6:00 PM 1 
Rest of Day 6 

1 Source: MassDOT Crash Database 
2Crashes per million entering vehicles 
3District 5 Average Crash Rate 
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As summarized in Table 3: 
 

• Hingham Street at Commerce Road: Nine (9) crashes were reported at or near the Hingham 
Street signalized intersection with Commerce Road over the five-year study period 
resulting crash rate of 0.11, which is well below the MassDOT District 5 average of 0.75.  
The reported crashes included one (1) angle/sideswipe type collisions, three (3) rear-end 
type collision, two (2) head-on type collisions and three (3) single vehicle type collision.   
Six of the nine (67%) of the crashes resulted in personal injury type collision with the 
majority (89%) of the crashes under dry roadway conditions during off-peak travel 
periods (67%).  No fatalities were reported during the study period.  

 
In summary, based on extensive review of MassDOT crash data, the Hingham Street at 
Commerce Road signalized intersection experienced a crash rate that is below the MassDOT 
District 5 average and the intersection is not identified as a high crash location; therefore, no 
immediate safety countermeasures are warranted based on the crash history at the study 
intersection. 
 
Sight Line Evaluation 
 
An evaluation of sight lines was conducted at the proposed site driveway location to ensure 
that minimum recommended sight lines are available to safely exit onto Hingham Street.  The 
evaluation documents existing sight lines for vehicles as they relate to Hingham Street with 
comparison to recommended guidelines for the regulatory speed limit. 
 

The American Association of State Highway and Transportation Officials’ (AASHTO) 
standards2 reference two types of sight distance which are relevant at the proposed site 
driveway intersection on Hingham Street: stopping sight distance (SSD) and intersection sight 
distance (ISD).  Sight lines for critical vehicle movements at the proposed site driveway 
intersection with Hingham Street were compared to minimum SSD and ISD for the regulatory 
and observed travel speeds along Hingham Street in the Site vicinity. 
 
Stopping Sight Distance 
 
Sight distance is the length of roadway visible to the motorist to a fixed object.  The minimum 
sight distance available on a roadway should be sufficiently long enough to enable a below-
average operator, traveling at or near a regulatory speed limit, to stop safely before reaching a 
stationary object in its path, in this case, a vehicle exiting the site driveways onto Hingham 
Street.  The SSD criteria are defined by AASHTO based on design and operating speeds, 
anticipated driver behavior and vehicle performance, as well as physical roadway conditions.  
SSD includes the length of roadway traveled during the perception and reaction time of a driver 
to an object, and the distance traveled during brake application on wet level pavement.  
Adjustment factors are applied to account for roadway grades where applicable. 

 
2 A policy on Geometric Design of Highways and Streets, American Association of State Highway and Transportation Officials 
(AASHTO), 2018. 
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SSD was estimated in the field using AASHTO standards for driver’s eye (3.5 feet) and object 
height equivalent to the taillight height of a passenger car (2.0 feet) for the eastbound and 
westbound Hingham Street approaches to the intersection.  Table 4 presents a summary of the 
available SSD for the Hingham Street segment approaches to the proposed site driveway and 
AASHTO’s recommended SSD for the regulatory speed limits. 
 
TABLE 4 
STOPPING SIGHT DISTANCE SUMMARY 
HINGHAM STREET APPROACH TO PROPOSED SITE DRIVEWAY  

1Recommended sight distance based on AASHTO, A Policy on Geometric Design of Highways and Streets.  Based on driver height 
of eye of 3.5 feet to object height of 2.0 feet and adjustments for roadway grade. 
2Regulatory Speed Limit is 45 mph EB and 40 mph WB. 

 
As summarized in Table 4 analysis results indicate that the existing available sight lines exceed 
AASHTO’s recommended SSD criteria for the proposed site driveway based on the regulatory 
travel speeds along Hingham Street. 
 
Intersection Sight Distance 
 
Clear sight lines provide sufficient sight distance for a stopped driver on a minor-road approach 
to depart from the intersection and enter or cross the major road.  As stated under AASHTO’s 
Intersection Sight Distance (ISD) considerations, “…If the available sight distance for an entering 
…vehicle is at least equal to the appropriate stopping sight distance for the major road, then drivers have 
sufficient sight distance to avoid collisions…To enhance traffic operations, intersection sight distances 
that exceed stopping sight distances are desirable along the major road.”  AASHTO’s ISD criteria are 
defined into several “cases”.  For the proposed unsignalized site driveway location, which is 
proposed to be under STOP sign control with left and right egress movements, the ISD in 
question relates to the ability to turn left or right from the proposed driveway at its intersection 
with Hingham Street. 
 
Available ISD was estimated in the field using AASHTO standards for driver’s eye (3.5 feet), 
object height (3.5 feet) and decision point (between 8 and 14.5 feet from the edge of the travel 
way).  Table 5 presents a summary of the available ISD for the departure from the proposed site 
driveways and AASHTO’s minimum and ideal ISD recommendations.  
 

  AASHTO Recommended1 
Approach/ 

Travel Direction Available SSD 
Regulatory 

Speed Limit2 Criteria Satisfied 

  
Eastbound 
Westbound 

 

 
500+ Feet 
500+ Feet 
 

 
360 
305 

 

 
Yes 
Yes 
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TABLE 5 
INTERSECTION SIGHT DISTANCE SUMMARY 
PROPOSED SITE DRIVEWAY DEPARTURE TO HINGHAM STREET 
 

1Recommended sight distance based on AASHTO, A Policy on Geometric Design of Highways and Streets.  Based on driver height 
of eye of 3.5 feet and an object height of 3.5 feet.  Minimum value as noted represents SSD per AASHTO guidance.  Adjustments 
for driveway grade have been made as needed. 

2Regulatory Speed Limit is 45 mph EB and 40 mph WB. 

 
The results of the ISD analysis presented in Table 5 indicate that with clearing and re-grading 
as part of construction of said driveway the available sight lines looking east and west from the 
proposed driveway onto Hingham Street will exceed the recommended sight line criteria from 
AASHTO.  MDM recommends that any new plantings (shrubs, bushes) or physical landscape 
features to be located within driveway sight lines should also be maintained at a height of 2 feet 
or less above the adjacent existing roadway grade to ensure unobstructed lines of sight. 
 

  AASHTO Minimum1 AASHTO Ideal2 

View Direction Available ISD 
Regulatory 

Speed Limit2 
Regulatory 

Speed Limit2 
   

Looking East 
Looking West 
 

 
500+ Feet 
500+ Feet 

 
305 Feet 
360 Feet 

 

 
445 Feet 
430 Feet 
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DESIGN YEAR TRAFFIC VOLUMES 
 
This section provides a summary of trip generation characteristics of the Site, trip distribution 
patterns, Design Year traffic volume projections, and a qualitative assessment of operations 
under Design Year conditions. 
 
Trip Generation 
 
The trip generation estimates for the Site are provided for the weekday morning, weekday 
evening and Saturday midday periods, which correspond to the critical analysis periods for the 
proposed uses and adjacent street traffic flow.  In accordance with EEA/MassDOT guidelines, 
traffic generated by the site was estimated using trip rates published in ITE’s Trip Generation3 
for the Land Use Code (LUC) 882 – Marijuana Dispensary (represents medical and adult use 
retail sales use).  Trip generation worksheets are provided in the Attachments.    MDM notes 
that while a significant percentage of the trips (50%) could be drawn from the existing traffic 
stream (i.e., pass-by trips) no reduction was taken for analysis purposes.  Table 6 presents the 
trip generation for proposed dispensary use of the Site based on ITE trip generation 
methodology.   
 
TABLE 6 
TRIP-GENERATION 

 

 
Period 

Proposed 
Dispensary1 

  Weekday Morning Peak-Hour: 
 Enter 
 Exit 
 Total 

 
28 
25 
53 

  Weekday Evening Peak-Hour: 
 Enter 
 Exit 
 Total  

 
48 
47 
95 

  Saturday Midday Peak-Hour: 
 Enter 
 Exit 
 Total 
 

 
72 
72 
144 

  Daily 1,056 
Saturday 1,296 
  1Based on ITE LUC 882 (Marijuana Dispensary) applied to 5,000 sf. 

 
3Trip Generation, 11th Edition; Institute of Transportation Engineers; Washington, DC; 2021. 
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As summarized in Table 6, based on industry standard rates for the proposed 5,000± sf 
Marijuana Dispensary is estimated to result in approximately 53 trips during the weekday 
morning peak hour (28 entering and 25 exiting), 95 trips during the weekday evening peak hour 
(48 entering and 47 exiting), and 144 trips the Saturday midday peak hour (72 entering and 72 
exiting).  On a daily basis the project is projected to result in 1,056 trips on a weekday and 1,296 
trips on a Saturday.  Depending on specific morning hours of operation, vehicle trips generated 
may be overly conservative. 
 
Trip Distribution 
 
The distribution for Site uses is based primarily on existing travel patterns and volumes of the 
adjacent roadway system.  The resulting trip distribution for new trips is presented in Figure 5.  
Trip distribution calculations are provided in the Attachments. 
 
Development-related trips for the proposed development are assigned to the roadway network 
using the trip-generation estimates shown in Table 6.  Development-related trips at each 
intersection approach for the weekday morning, weekday evening, and Saturday midday peak 
hours are quantified in Figure 6 and Figure 7. 
 
Design Year Traffic Conditions 
 
Design Year conditions for the weekday morning, weekday evening, and Saturday midday 
peak hours include Baseline traffic volumes and site-generated trips.  The resulting 2022 Design 
Year traffic volumes are quantified in Figure 8 and Figure 9. 
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Trip Distribution
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Figure 6

Site Generated Trips
Weekday Peak Hour Traffic Volumes
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Site Generated Trips
Weekday Peak Hour Traffic Volumes
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Figure 8

Design Year Conditions
Weekday Peak Hour Traffic Volumes
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Figure 9

Design Year Conditions
Saturday Peak Hour Traffic Volumes
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OPERATIONS ANALYSIS 
 
This section provides an overview of operational analysis methodology, and an assessment of 
intersection operations under Baseline and projected Design Year conditions. 
 
Analysis Methodology 
 
Intersection capacity analyses are presented in this section for the Baseline and Design Year 
traffic-volume conditions.  Capacity analyses, conducted in accordance with EEA/MassDOT 
guidelines, provide an index of how well the roadway facilities serve the traffic demands placed 
upon them.  The operational results provide the basis for recommended access and roadway 
improvements in the following section. 
 
Capacity analysis of intersections is developed using the Synchro® computer software, which 
implements the methods of the Highway Capacity Manual 6th Edition (HCM). The resulting 
analysis presents a level-of-service (LOS) designation for individual intersection movements. 
The LOS is a letter designation that provides a qualitative measure of operating conditions 
based on several factors including roadway geometry, speeds, ambient traffic volumes, traffic 
controls, and driver characteristics.  Since the LOS of a traffic facility is a function of the traffic 
flows placed upon it, such a facility may operate at a wide range of LOS, depending on the time 
of day, day of week, or period of year. A range of six levels of service are defined on the basis of 
average delay, ranging from LOS A (the least delay) to LOS F (delays greater than 50 seconds 
for unsignalized movements and delays greater than 80 seconds for signalized movements).  
The specific control delays and associated LOS designations are presented in the Attachments. 
 
Intersection Capacity Analysis Results 
 
Level-of-Service (LOS) analyses were conducted for the Baseline and Design Year conditions for 
the study intersections.  The results of the intersection capacity are summarized below in 
Table 7, Table 8, and Table 9.  Detailed analysis results are presented in the Attachments. 
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TABLE 7 
INTERSECTION CAPACITY ANALYSIS RESULTS 
WEEKDAY MORNING PEAK HOUR 
 

  

 
2022 Baseline 

 
2022 Design Year 

Period Approach v/c1 Delay2 LOS3 v/c Delay LOS 
 
Hingham Street at 
Commerce Road/ 1001 
Hingham Street 

 
Eastbound 

Westbound 
Northbound 
Southbound 

Overall 
 

 
0.81 
0.39 
0.01 
0.16 
0.81 

 
13 
<5 
38 
20 
9 

 
B 
A 
D 
B 
A 

 
0.82 
0.39 
0.09 
0.16 
0.82 

 
14 
<5 
39 
20 
9 

 
B 
A 
D 
B 
A 

Hingham Street at  
Proposed Site Driveway 

Eastbound 
Westbound 

Northbound 
 

n/a4 

n/a 
n/a 

n/a 
n/a 
n/a 

n/a 
n/a 
n/a 

0.00 
0.03 
0.05 

<5 
<5 
20 

A 
A 
C 

1Volume-to-capacity ratio 
2Average control delay per vehicle (in seconds) 
3Level of service 
4n/a = not applicable 

  
TABLE 8 
INTERSECTION CAPACITY ANALYSIS RESULTS 
WEEKDAY EVENING PEAK HOUR 
 

  

 
2022 Baseline 

 
2022 Design Year 

Period Approach v/c1 Delay2 LOS3 v/c Delay LOS 
 
Hingham Street at 
Commerce Road/ 1001 
Hingham Street 

 
Eastbound 

Westbound 
Northbound 
Southbound 

Overall 
 

 
0.59 
0.77 
0.14 
0.63 
0.77 

 
13 
17 
<5 
28 
18 

 
B 
B 
A 
C 
B 

 
0.61 
0.79 
0.26 
0.65 
0.79 

 
15 
18 
<5 
30 
19 

 
B 
B 
A 
C 
B 

Hingham Street at  
Proposed Site Driveway 

Eastbound 
Westbound 

Northbound 
 

n/a4 

n/a 
n/a 

n/a 
n/a 
n/a 

n/a 
n/a 
n/a 

0.00 
0.06 
0.12 

 

<5 
<5 
25 

 

A 
A 
C 
 

1Volume-to-capacity ratio 
2Average control delay per vehicle (in seconds) 
3Level of service 
4n/a = not applicable 
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TABLE 9 
INTERSECTION CAPACITY ANALYSIS RESULTS 
SATURDAY MIDDAY PEAK HOUR 
 

  

 
2022 Baseline 

 
2022 Design Year 

Period Approach v/c1 Delay2 LOS3 v/c Delay LOS 
 
Hingham Street at 
Commerce Road/ 1001 
Hingham Street 

 
Eastbound 

Westbound 
Northbound 
Southbound 

Overall 
 

 
0.47 
0.37 
0.02 
0.14 
0.47 

 
7 
7 
<5 
13 
7 

 
A 
A 
A 
B 
A 

 
0.52 
0.40 
0.13 
0.15 
0.52 

 
10 
9 
<5 
16 
10 

 
B 
A 
A 
B 
A 

Hingham Street at  
Proposed Site Driveway 

Eastbound 
Westbound 

Northbound 
 

n/a4 

n/a 
n/a 

n/a 
n/a 
n/a 

n/a 
n/a 
n/a 

0.00 
0.07 
0.10 

 

<5 
<5 
14 

 

A 
A 
B 
 

1Volume-to-capacity ratio 
2Average control delay per vehicle (in seconds) 
3Level of service 
4n/a = not applicable 

 
As summarized in Table 7, Table 8, and Table 9: 
 

□ Hingham Street at Commerce Road/1001 Hingham Street.  Under future Design Year 
conditions, the adjacent signalized intersection will continue to operate at an overall 
LOS B or better during the peak hours. 
 

□ Hingham Street at Proposed Site Driveway.  Under future Design Year conditions, the site 
driveway approach to Hingham Street will operate well below capacity at LOS C or 
better during the peak hours. Mainline travel along Hingham Street will continue to 
operate unimpeded with minimal delay. 

 
In summary, the proposed development is expected to have minimal impact on the study area 
intersection and will not result in any notable changes in traffic operations in the study area 
relative to Baseline conditions. 
 
Signal Queue Impacts  
 
The estimated average and 95th percentile vehicle queue lengths for signalized study 
intersection for Baseline and Design Year conditions is presented in Table 10.  The estimated 
queue lengths are based on the capacity analysis results provided using Synchro® computer 
software. 
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TABLE 10 
VEHICLE QUEUE ANALYSIS SUMMARY 
HINGHAM STREET AT COMMERCE ROAD 

 
  2022 Baseline 2022 Design Year 
 
 
 

Approach 

Available 
Queue Storage 

Length 
(feet) 

 
Average 

Queue Length1 
Maximum 

Queue Length1 

 
Average Queue 

Length1 
Maximum 

Queue Length1 
Weekday Morning Peak Hour 
 
Eastbound L/T & T/R 
Westbound L/T & T 
Westbound R 
Northbound L/T/R 
Southbound L 
Southbound L/T 
Southbound R 
 

 
>1000 
>1000 

75± 
100± 

>1000 
225± 
175± 

 

 
175 

67 
28 

<25 
<25 
<25 
<25 

 

 
552 
171 
101 
<25 

33 
33 

<25 

 
179 

67 
28 

<25 
<25 
<25 
<25 

 

 
578 
184 
109 

25 
34 
34 

<25 

Weekday Evening Peak Hour 
 
Eastbound L/T & T/R 
Westbound L/T & T 
Westbound R 
Northbound L/T/R 
Southbound L 
Southbound L/T 
Southbound R 
 

 
>1000 
>1000 

75± 
100± 

>1000 
225± 
175± 

 

 
212 
332 
<25 
<25 
128 
129 
<25 

 

 
277 
432 
<25 
<25 
210 
211 

59 

 
218 
333 
<25 
<25 
128 
129 
<25 

 

 
286 
433 
<25 
<25 
211 
212 

79 

Saturday Midday Peak Hour      
 
Eastbound L/T & T/R 
Westbound L/T & T 
Westbound R 
Northbound L/T/R 
Southbound L 
Southbound L/T 
Southbound R 
 

 
>1000 
>1000 

75± 
100± 

>1000 
225± 
175± 

 

 
63 
45 

<25 
<25 
<25 
<25 
<25 

 

 
178 
131 
<25 
<25 

42 
42 

<25 

 
126 

87 
<25 
<25 
<25 
<25 
<25 

 

 
187 
132 
<25 
<25 

43 
44 

<25 

1Average and 95th percentile queue lengths are reported in feet per lane. 

 
As summarized in Table 9, under Design Year conditions the average and 95th percentile queue 
lengths will generally remain within the available storage lengths.  The project will result in a 
change in queue lengths of 1 vehicle or less during the peak hours. 
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PARKING ASSESSMENT 
 
On-site parking is proposed to include approximately 23 marked spaces with an additional 10 
spaces within the adjacent 1001 Hingham Street lot to accommodate the staff parking needs.   
The proposed parking supply will satisfy the zoning parking requirements of 15 spaces. The on-
site parking will be actively managed by a parking attendant if required. The peak parking 
demand of the facility was calculated based on a theoretical maximum with 72 transactions per 
hour (see Trip Generation Table 6) and average total customer dwell time on-site of (transaction 
and parking) of approximately 5 minutes. For this assessment, a queue stacking algorithm was 
applied using the stated parameters (see Attachments). The parking assessment result in an 
average peak parking demand of 16 vehicles (10 employee and 6 patrons) with a maximum 
demand of 20 vehicles (10 employees and 10 patrons). As shown the parking supply will 
accommodate the peak parking demands of the Site.  This level of parking impact is also 
supported by empirical data from observations at two (2) stand alone dispensaries in the 
Commonwealth which both had a peak parking demand of 18 spaces including employees (see 
Attachments).  The Proponent will also have a parking management plan in place to monitor 
parking operations.  
 
 

SITE CIRCULATION 
 
The Site has been designed to accommodate trash removal operations, delivery operations, and 
ladder truck vehicle types.  AutoTurn® analysis has been conducted for a single unit (SU-30) 
delivery truck, garbage truck, and the Town’s aerial ladder truck.  The analysis indicates that 
Site access/egress, circulation aisles and parking layout provide adequate maneuvering area for 
these design vehicle types.  Supporting AutoTurn® analysis and exhibits are provided to 
confirm this finding (refer to the Attachments). 
 
 

CONCLUSIONS 
 
In summary, the proposed marijuana dispensary is expected to result in a moderate increase in 
traffic of 124 vehicle trips or less during the peak hours.   Given the cross-connection to the 
adjacent traffic signal, relative traffic increases that represent an inconsequential change in area 
roadway volumes that are immaterial to traffic operations along Hingham Street. The parking 
analysis indicates that proposed parking (23 on-site patron spaces and 10 off-site employee 
spaces) satisfy the zoning requirement and will be sufficient to support the project.   
 
Recommended improvements include (a) access/site-related improvements; (b)pedestrian and 
bicycle accommodations, and (c) an opening day plan as follows: 
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Access/Site Improvements 
 

□ Driveway Design.  The driveway design along Hingham Street includes standard 
commercial driveway 25-foot curb radii to facilitate delivery vehicle and emergency 
response vehicle maneuverability to/from the Site.  Likewise, appropriate STOP signs 
(R1-1) and STOP line pavement markings that are compliant with the Manual on 
Uniform Traffic Control Devices (MUTCD) should be installed on both the Hingham 
Street approach and interconnection to 1001 Hingham Street  
 

□ Wayfinding Sign.  The project will include an internal connection to the office building 
property at 1001 Hingham Street which will allow access/egress to the site via the nearby 
traffic signal.  This will allow for left turn movements from the Site to utilize the traffic 
signal during peak travel periods.  A guidance sign such as “Traffic Signal Use Rear 
Exit” or similar should be place on-site to enhance the recognition of the connection to 
the traffic signal. 

 
□ Sight Line Maintenance.  The sight lines should be cleared and graded with the 

construction of the proposed site driveway approach to Hingham Street.  Any new 
plantings (shrubs, bushes) or physical landscape features to be located within the project 
driveway sight lines should also be maintained at a height of 2 feet or less above the 
adjacent roadway grade to ensure unobstructed lines of sight. 

 
Pedestrian and Bicycle Accommodations 

 
□ Pedestrian Accommodations.  The on-site sidewalk will connect the parking areas to the 

building entranceways. 
 

□ Bicycle Accommodations.  A secure bike parking area shall be provided on-site near the 
building entrance for employees and patrons.  

 
Opening Day/Events Plan 
 

□ The Proponent will implement a customer opening day plan documented in more detail 
in the application materials (see Attachments). 
 

□ Customer Processing Time.  Increase facility staff as needed to minimize customer wait 
times. Also, consider advance/on-line ordering to facilitate in-store processing times 
through dedicated reservation stations. 
 

□ Implementation of online ordering system, dedicated reservation stations, and a highly 
efficient check-in process will be used to ensure that customer queues are minimal.   
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□ Traffic Management. Establish a Traffic Management Plan, including Police Details, in 

preparation for “Grand Opening” conditions. 
 
In summary,  MDM finds that incremental traffic associated with the proposed development is 
not expected to materially impact operating conditions in the study area.  The implementation 
of access/site improvements, pedestrian and bicycle improvements, and the opening day/events 
plan as outlined under Recommendations and Conclusions will establish a framework of 
minimizing Site traffic impacts. 
 



 

 

 

 

 

 

 

 

 

 

 

 

Exhibit E 



Opening Day Plan 

The Companyshares the Town of Rockland’s goals of ensuring that all operations at its 
proposed facility are designed to optimize local safety, minimize impact to the surrounding 
neighborhood, and allow the Company to operate harmoniously within the larger Rockland 
community.  

I. Plan Goals

1. Ensure the safety of customers, employees, and surrounding abutters.
2. Minimize the impact of traffic flow on adjacent businesses and nearby streets.
3. Facilitate efficient parking lot operations to minimize back up on adjacent streets.
4. Implement efficient appointment systems to reduce initial traffic burdens.
5. Provide information to allow customers to get to/from the facility efficiently and safely.
6. Promote efficient coordination between Sunnyside, the Rockland Police Department,

and the Town of Rockland.
7. Establish open lines of communication with abutters and nearby residents and local

businesses.

II. Site Plan and Parking

1. Use of Parking Spaces

The Company has access to 23 exclusive spaces on site. Employees will park at an adjacent lot 
which contains 10 spaces. 

2. Suitability of Parking Spaces

As outlined in the enclosed Traffic Impact Statement, the Company anticipates that at its peak 
hour, 92 vehicles will seek to utilize the dispensary parking lot. 23 parking spots are available for 
use. The Company anticipates that the average customer will be on site for 15 minutes.  

3. Parking Lot Management

For at least the first two weeks of operation and as long as deemed necessary by the 
Comapany and Town officials, the Company will employ numerous parking lot attendants 
to allow for the safe and efficient flow of customers in and out of the parking lot. The 
parking lot attendants will direct customers to available parking spaces to eliminate backups 
occurring in and out of the lot and assist in ensuring that customers safely traverse the 

Average Transaction Time Peak Hour Customer 
Parking Requirements 

Hourly Parking Availability 
(Assuming 15 min visit) 

15 minutes (0.25 hr) – 4 
turns 

92 spaces will be required at 
Sunnyside’s parking lot at its 
peak hour of operations 

23 spaces * 4 turns = 92 spots 
available for use each hour 



 parking lot when walking in and out of the facility. 

III. Interior Facility Capacity and Management

1. Soft Opening Period

Should the Town desire it, the Company will conduct a soft opening for the fledgling 
weeks of operation by only offering facility access to customers that have made an online 
reservation via the Company’s website. Offering appointment only services will assist in 
preventing an overflow of customers, mitigating traffic impacts, educating customers about 
how to safely access the facility, and allowing for efficient operations inside of the retail 
establishment. 

If implemented, the Company will meet with the Town after the first month of operations 
and determine how long a reservation-only system should be utilized based on demand, traffic, 
and operations. Should Town officials request that the reservation system be continued, the 
Company will request monthly follow up meetings. 

2. Floor Plan Capacity
The Company’s enclosed Floor Plan has been designed to accommodate high volume 
customer counts while optimizing customer experience, and preserving the flow throughout 
the retail facility. 

Oversight over the number of customers in the facility will be the responsibility of 
security staff stationed at the entry and exit points of the facility. Staff will utilize a digital 
tally system for an accurate count of who is in the facility at any given time. 

IV. Dissemination of Traffic and Parking Information

The Company will be sure to include clearly marked information about appointment-only 
periods, traffic, and parking for its Rockland facility on its website and social media 
channels. The Company will provide information about appointment requirements, traffic, and 
parking in its responses to inbound media requests should it receive any. A map of traffic 
flows will be provided. The Company will provide the information to the Town of 
Rockland and the Police Department to post or share at its discretion. 

V. Plan Evaluation

The Company respectfully requests the opportunity to meet with representatives from the 
Town of Rockland and the Rockland Police Department to discuss traffic and queue 
management at the following times: 



• Prior to opening the facility;
• One week after opening;
• Two weeks after opening or as needed in the month following opening;
• One month after opening;
• Two months following opening;
• Six months following opening; and
• Additionally, at the discretion of the Company, the Town of Rockland, and 
the Police Department.

VI. Plan Utilization Following Opening Day Period

During any periods of high traffic or higher than expected volume following the opening 
period, the Company will, independently or at the written request of Town officials or the 
Police Department, implement measures of the plan to ensure the facility is operating 
efficiently, safely, and in harmony with the surrounding community. 
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Rockland Old Exit 14, Inc. Odor Control Plan 

 

The Company will ensure that its establishment shall be ventilated in such a manner that does not 

allow odor from marijuana to be detected by any persons at the exterior of the establishment or at 

any abutting properties. No odor-emitting activities will occur on-site. All marijuana and 

marijuana products will arrive pre-packaged in opaque, odor-resistant packaging then packaged 

again in an exit bag. At no time will loose marijuana be present within the facility for any reason.  

The highest concentration of marijuana and marijuana products will be in the Company’s 

secured vault which will include an advanced carbon filtration system. This carbon filtration 

system is the industry standard engineering control for odor mitigation in cannabis facilities.  

The carbon absorbs VOC's (volatile organic compounds) therefore trapping every odor molecule 

that passes through the filter onto the micro-porous carbon surface. These filters are light weight 

and incredibly effective at removing the most potent odors. 

The General Manager oversees all operations at the proposed site, including odor mitigation. Our 

team will constantly monitor any odor and will ensure exhaust and filtration systems are running 

appropriately and any complaints will be investigated immediately and remediated.  
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   THEODHOSI + MICHAEL   
 

Architecture      Interior Design 
Post Office Box 437 
Sharon, Massachusetts  02067 
781 784 9117 
www.theodhosimichael.com 
 
Old Exit 14 Corporation 
Re: 1015 Hingham Street 
Rockland  Massachusetts  
February 12, 2022 
 
Theodhosi + Michael performed review of the1015 Hingham Street area for a 
determination of the appropriate preferred use of the building at that address. 
We present the following: 
 The Zoning regulations for Rockland were reviewed and excerpts from the proposed 

amended bylaw buffer requirements are attached 
 Zoning is Industrial Zoning District 
 A Marijuana Establishment is allowed with limitations in the Town of Rockland Zoning 

Regulations and Commonwealth of Massachusetts Regulations and you are applying 
for a Marijuana Establishment allowed by the zoning code at the building constructed 
at Hingham Street 

 Site visits of the structure and surroundings have been performed by Theodhosi + 
Michael. 

 
No marijuana facility may be located within 300 feet of a school, library, child care 
facility, park, playground, youth center, video arcade, public swimming pool or similar 
per existing Rockland Zoning Regulations. 
 
Per Commonwealth of Massachusetts General Laws, Part 1, Title XV, Chapter 94G, 
Section 5 note the following: 
Section 3) the property where the proposed marijuana establishment is not to be within 
500 feet of a pre-existing public or private school providing education in kindergarten or 
any of grades 1 through 12, unless a city or town adopts an ordinance or by-law that 
reduces the distance requirement. 

In our professional opinion and to the best of our knowledge there is not within 500 feet 
of the property boundary line of the proposed Marijuana Establishment  a private or public 
school, college, licensed day-care facility, library, park, playground, recreational or 
athletic fields or facility or similar place where children typically congregate per Rockland 
Zoning Regulations and the proposed facility will comply with Commonwealth of 
Massachusetts Requirements and  Town of Rockland Zoning Regulations. 

Respectfully submitted 

James B. Michael Jr, AIA, Architect 
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Per Commonwealth of Massachusetts General Laws, Part 1, Title XV, Chapter 94G, 
Section 5 
 
Section 5: Licensing of marijuana establishments  

Section 5. Licensing of marijuana establishments  

(a) Upon receipt of a complete marijuana establishment license application and the 
application fee, the commission shall forward a copy of the application to the city or town 
in which the marijuana establishment is to be located, determine whether the applicant 
and the premises qualify for the license and has complied with this chapter and shall, 
within 90 days:  

(1) issue the appropriate license; or  

(2) send to the applicant a notice of rejection setting forth specific reasons why the 
commission did not approve the license application.  

(b) The commission shall approve a marijuana establishment license application and issue 
a license if:  

(1) the prospective marijuana establishment has submitted an application in compliance 
with regulations made by the commission, the applicant satisfies the requirements 
established by the commission, the applicant is in compliance with this chapter and the 
regulations made by the commission and the applicant has paid the required fee;  

(2) the commission is not notified by the city or town in which the proposed marijuana 
establishment will be located that the proposed marijuana establishment is not in 
compliance with an ordinance or by-law consistent with section 3 of this chapter and in 
effect at the time of application;  

(3) the property where the proposed marijuana establishment is to be located, at the time 
the license application is received by the commission, is not located within 500 feet of a 
pre-existing public or private school providing education in kindergarten or any of grades 
1 through 12, unless a city or town adopts an ordinance or by-law that reduces the 
distance requirement; and  

(4) an individual who will be a controlling person of the proposed marijuana 
establishment has not been convicted of a felony or convicted of an offense in another 
state that would be a felony in the commonwealth, except a prior conviction solely for a 
marijuana offense or solely for a violation of section 34 of chapter 94C of the General 
Laws, unless the offense involved distribution of a controlled substance, including 
marijuana, to a minor.  

 
 
§ 415-38.5. Marijuana establishment. [Added 5-7-2018 ATM, Art. 67; amended 
5-6-2019 ATM by Art. 12] 
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A. Purpose. 
(1) To provide for the placement of marijuana establishments in appropriate 
places under conditions in accordance with the provisions of M.G.L. c. 94G 
and in compliance with any state regulations issued hereunder. 
(2) To minimize the adverse impacts of marijuana establishments on adjacent 
properties, residential neighborhoods, schools, other places where children 
congregate and other sensitive land uses. 
(3) To regulate the siting, design, placement, security, safety, monitoring, 
modification and discontinuance of marijuana establishments. 
B. Applicability. 
(1) Marijuana establishments shall not be established except in compliance with 
the provisions of § 415-19D and this § 415-38.5. 
(2) Nothing in this section shall be construed to supersede federal or state laws 
governing the sale and distribution of narcotic drugs. 
(3) If any provision of this section or the application of any such provision to any 
person or circumstances shall be held invalid, the remainder of this section, to 
the extent it can be given effect, or the application of those provisions to 
persons or circumstances other than those held invalid, shall not be affected 
thereby, and to this end the provisions of this section are severable. 
C. General requirements. 
(1) All marijuana establishments shall be contained within a secure building or 
structure. 
(2) The hours of operation of marijuana establishments shall be set by the Zoning 
Board. 
(3) No marijuana establishments shall be located within 300 feet of a property 
boundary line of any lot in use as a private or public school, college, licensed 
day-care facility, library, park, playground, recreational or athletic fields or 
facility or similar place where children typically congregate. The distance shall 
be measured in a straight line from nearest exterior wall of the marijuana 
establishment/facility or accessory structure associated with said use to the 
nearest property boundary line of any property in use as a private or public 
school, college, licensed day-care facility, library, park, playground, 
recreational neighborhood, athletic fields or facility or similar place where 
children typically congregate. 
(4) No smoking, burning or consumption of any product containing marijuana or 
marijuana-related products shall be permitted on the premises. 
:1 
(5) Marijuana establishments shall not be located inside a building containing 
residential units, including transient housing such as motels and dormitories, 
or inside a movable or mobile structure such as a car, van, truck, trailer cargo 
container. 
(6) Marijuana establishments shall not have drive-through service. 
(7) No signage shall be permitted that contain designs or symbols that depict or 
display in any way marijuana products, equipment or plants, or other similar 
materials. 
(8) No outside displays or storage of marijuana, related supplies or promotional 
materials are allowed. 
(9) All marijuana establishments shall be ventilated in such a manner that no: 
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(a) Pesticides, insecticides, or other chemicals or products used in cultivation 
or processing are dispersed into the outside atmosphere. 
(b) Odor from marijuana cannot be detected by a person with a normal sense 
of smell at the exterior of the building. 
D. Special permit requirements. 
(1) A marijuana establishment shall only be allowed by special permit from the 
Zoning Board in accordance with M.G.L. c. 40, § 9, these Zoning Bylaws, 
including § 415-89, and subject to the following regulations, requirements and 
conditions. 
(2) No special permit shall be issued without a site plan approval by the Planning 
Board pursuant to Article VIII, §§ 415-58 and 415-59. At a minimum said site 
plan shall meet all dimensional, parking, landscaping and signage 
requirements. 
(3) Any applicant for a special permit shall have first executed a so-called "host 
community agreement" with the Town governing the responsibilities of the 
Town and the marijuana establishment and may include a community impact 
fee of up to 3% of gross sales to be paid to the Town. 
(4) The special permit shall limit marijuana establishments to one or more of the 
following uses: 
(a) Marijuana retailer. 
(b) Marijuana product manufacturer. 
(c) Marijuana transportation or distribution facility as conditioned by the 
Zoning Board with review by the Police Department. 
(5) In addition an application for a marijuana establishment shall include the 
following: 
§ 415-38.5 § 415-38.5 
:2 
(a) Name and address with contact phone number and email of owner/ 
applicant of the facility. 
(b) Copies of all approved required licenses and permits (to said same owner 
of the facility) by the Commonwealth of Massachusetts Cannabis Control 
Commission and any of its other agencies for the facility. 
(c) Evidence of the applicant's right to use the site as a marijuana 
establishment by means of a purchase and sales agreement, deed, owner's 
authorization or lease. 
(d) Proposed security measures for the non-medical marijuana 
establishments including; lighting, fencing, gates, alarms, surveillance 
cameras etc., to ensure the safety of persons and products from theft. A 
letter from the Rockland Police Chief, or designee, acknowledging 
review and approval of the recreational marijuana retailer facility and its 
security is required. To extent allowed by law, all such documents 
submitted by the applicant to the Rockland Police Chief shall be 
confidential. 
(e) All application requirements for Site Plan approval as specified in 
§§ 415-58 and 415-59 unless waived by the Planning Board. 
(f) Provide the Police Department with the names, phone numbers and email 
addresses of all management staff and keyholders to whom one can 
provide notice if there are operating problems associated with the 
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establishment and update that list whenever there is any change in 
management staff or keyholders. 
(6) A marijuana establishment shall only be permitted hereunder if the proposed 
marijuana establishment has been properly licensed by the Commonwealth of 
Massachusetts, maintains compliance with all state licensure requirements 
during its operations, and is operated in compliance with all state laws and 
regulations, including without limitation, 950 CMR 500 et seq.,1 which are 
incorporated herein by reference to the extent that the same do not conflict 
with permissible local regulations. [Added 5-6-2019 ATM by Art. 13] 
E. Findings. The Zoning Board shall not issue a special permit to/for a recreational 
marijuana establishment unless it finds the following: 
(1) The establishment is designed to minimize any adverse impacts on abutters 
and other parties of interest, as defined in M.G.L. c. 40A, § 11. 
(2) The establishment demonstrates that it will meet all the permitting 
requirements of all applicable agencies within the Commonwealth of 
Massachusetts and will comply with all applicable state and local laws and 
regulations. 
1. Editor's Note: So in original. 
§ 415-38.5 § 415-38.5 
:3 
(3) The applicant has satisfied all of the conditions, findings and requirements set 
forth herein. 
F. Transfer of special permit. A special permit granted under this section shall have a 
term limited to the duration of the applicant's ownership of the marijuana 
establishment. A special permit may be transferred only by the approval of the 
Zoning Board after a public hearing and supported by all updated information 
required herein. 
G. Abandonment or discontinuance of use. A special permit shall lapse if not exercised 
within one year of issuance. A marijuana establishment shall be required to remove 
all materials, plants, equipment and other paraphernalia within three months of 
ceasing operations. 

Per Commonwealth of Massachusetts General Laws Part 1 Title XV Chapter 94G Section 
5: Licensing of marijuana establishments  

Section 5. Licensing of marijuana establishments  

(a) Upon receipt of a complete marijuana establishment license application and the 
application fee, the commission shall forward a copy of the application to the city or town 
in which the marijuana establishment is to be located, determine whether the applicant 
and the premises qualify for the license and has complied with this chapter and shall, 
within 90 days:  

(1) issue the appropriate license; or  

(2) send to the applicant a notice of rejection setting forth specific reasons why the 
commission did not approve the license application.  
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(b) The commission shall approve a marijuana establishment license application and issue 
a license if:  

(1) the prospective marijuana establishment has submitted an application in compliance 
with regulations made by the commission, the applicant satisfies the requirements 
established by the commission, the applicant is in compliance with this chapter and the 
regulations made by the commission and the applicant has paid the required fee;  

(2) the commission is not notified by the city or town in which the proposed marijuana 
establishment will be located that the proposed marijuana establishment is not in 
compliance with an ordinance or by-law consistent with section 3 of this chapter and in 
effect at the time of application;  

(3) the property where the proposed marijuana establishment is to be located, at the time 
the license application is received by the commission, is not located within 500 feet of a 
pre-existing public or private school providing education in kindergarten or any of grades 
1 through 12, unless a city or town adopts an ordinance or by-law that reduces the 
distance requirement; and  

(4) an individual who will be a controlling person of the proposed marijuana 
establishment has not been convicted of a felony or convicted of an offense in another 
state that would be a felony in the commonwealth, except a prior conviction solely for a 
marijuana offense or solely for a violation of section 34 of chapter 94C of the General 
Laws, unless the offense involved distribution of a controlled substance, including 
marijuana, to a minor.  
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