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Jennings/Morses Ponds Neighborhood Opposition Statement 
In Response to Marijuana Licensing Recommendations to The Natick Select Board

Our Response to the Recommendations 

The Working Group of Jennings/Morses Pond Neighborhood has reviewed the ranked 
recommendations of the Marijuana Establishments Review Committee submitted to the Natick 
Select Board on October 13, 2020. Although we are pleased to see that the Review Board has ranked 
Revolutionary Clinics below C3 and Cypress, we are disappointed to see that Revolutionary Clinics 
is still in the top three despite the strong objections of the majority of residents in the Jennings/
Morses Pond neighborhood. It is unfortunate that our legitimate concerns — demonstrated via a 
neighborhood petition, letters, community outreach meetings, and through numerous statements of 
concern at several Select Board meetings — have not been given adequate weight in the scoring. 

We urge the Select Board not to advance the Revolutionary Clinics proposal to site a marijuana 
retail establishment at the corner of Grove Road and Route 9, an intersection long plagued by 
congestion, and inadequate pedestrian and traffic safety features. Revolutionary Clinics would 
change the essential character, social structure, traffic patterns, and environment in this close-
knit neighborhood. 

We urge the Select Board to not rush a two retail marijuana selections and just advance first-
ranked Cypress (more appropriately located at Cloverleaf Mall) as a first test case in order to 
evaluate broader impacts on traffic, safety, nuisance issues, queue lines, and other concerns, 
before awarding a second license. Full impacts won’t be known until after the COVID crisis 
resolves.

We urge the Select Board not to enter into any host community agreement until after the 
selected applicant’s project has been properly vetted via the special permitting process.  
It is our understanding that the Board will now decide whether or not to enter into that 
agreement, which represents the town’s financial arrangement with the marijuana license 
applicant(s). We feel it is premature to do so without knowing whether a site can meet special 
permit requirements. 

“The Board’s vision is 

the mitigation of traffic, 

safety and accessibility 

concerns...”  
Natick Select Board’s  
Values and Vision 2019 

Let’s Start With Traffic Issues
Natick’s Zoning By-laws VI-DD SPECIAL PERMIT PROCEDURES AND SITE 
PLAN REVIEW 2.b regarding Special Permits states: 
“the proposed use will not have adverse effects which outweigh its beneficial 
effects for both the neighborhood and the Town, in view of the particular 
characteristics of the site and of the proposal in relation to that site…” 
and further states “adequacy of traffic flow and safety, including parking. 
Consideration of traffic flow and safety and parking and loading shall consider 
affects on nearby and collector streets at both peak and off peak hours” 

Anticipated Customer Volume
According to a July 2019 Gallup poll, 15% of adults in the Eastern US smoke 
marijuana1. Using this data, lets look at how many adult cannabis users 
we can anticipate, using the towns which these applicants can expect to 
draw from; Natick, Wayland, Weston and Wellesley. Keep in mind, other 
than Natick, these towns have not sanctioned commercial marijuana 
establishments, and are not likely to for the foreseeable future. 

1https://news.gallup.com/topic/marijuana.aspx
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Wayland Weston Wellesley Natick TOTAL
Total 
Population (US 
Census 2019)

13,835 13,835 28,670 36,050 90,679

Population 
over 21 (US 
Census 2019)*

10,238  8,972  21,216  26,677  67,102 * Persons under 18 plus 1% per year to 
age 21 = average 26%;
21 and older = average 74% 

Percentage 
of Regular 
Cannabis Adult 
Consumers**

1,536 1,346 3,182 4,002 10,065 **Industry average: 15% of adults are 
regular cannabis users

Based on industry averages, users purchase cannabis 2x per month. Using the total (in blue above), we can 
extrapolate the potential number of visits to these stores could be 20,130 per month or, if we split between 
two locations, 10,065 per month, each. We also need to add an unknown number of visits from users who 
commute up and down Rte 9 on any given day. In fact, based on their proposal calculations, both Phyto 
Therapy and Revolutionary Clinics estimated nearly 500 visits per day, a total of 15,000 visits per month.2   

Parking requirements in the Review Committee’s report are based on a building’s gross square footage, 
which do not take into consideration the unique parking requirements of a retail marijuana store.  
Phyto Therapy’s thorough analysis anticipated a 42% increase in car trips to accomodate the higher 
volume of car trips that can be expected at a marijuana retail store versus a typical retail store.  

What would be the impact of this volume of visits and vehicles in our neighborhood?

Many Customer Car Trips = Traffic and Safety Issues 
As one of just two retail marijuana outlets in Natick, it is clear that a location in this area can expect significant 
traffic, not only from Natick residents, but also from the above neighboring towns, and commuters passing 
through the area.

The Jennings/Morses Pond neighborhood is a densely populated, walking/biking/jogging/baby carriage 
strolling, family neighborhood where children roam freely, as well as wait for school buses along our roads. 
For years, we have struggled with increasing traffic as the Waze app recommends that drivers use our roads 
as cut-throughs to avoid the light at the Oak St. and Rte 9 intersection. Thus, morning commuters, and 
others speed through our otherwise quiet neighborhood on roads without curbed sidewalks, frequently 
sliding/running through the stop sign at the intersection of Grove and Jennings Pond Roads. Many of us have 
experienced near misses with vehicles operated by distracted, cut-through drivers as we use our roads for 
recreational activities. In the past, we have twice asked the town to address traffic issues along our roads to  
no avail.

Neither the infrastructure at the Revolutionary Clinics location, or our neighborhood,  
is designed to handle this type of traffic burden.

2Revolutionary Clinics’ data does not take into consideration current retail use trips. We used the percentage that Phyto Therapy applied: 
removal of retail trips from total trips, or 58% of total visits for retail customers, which yields 1712 x .58 = 992.96 / 2 = 496.48 trips.
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More Than a Neighborhood... A Community 
We are a diverse community of families, retirees, and working professionals — essential workers, 
teachers, artists, educators, trades people, business owners, and others. We take pride in our 
homes and properties. Some of us are first generation Americans. Some families have lived in this 
neighborhood for multiple generations — and others for decades. More recently, a new wave of young 
families has moved into the neighborhood. 

We know each other’s names — and neighbors help each other in times of need. We hold block parties 
and cookouts. Folks from other neighborhoods bring their children here to trick-or-treat. We are big 
walkers and talkers, visiting with each other as we stroll by. Young parents push baby strollers along our 
roads and our kids wait at school bus stops there. The athletes among us jog and cycle on our roads. 
Our older children skateboard, bicycle and walk throughout the neighborhood — as well as walk down 
to CVS and Dunkin Donuts on Rte 9. 

We love our ponds, and canoe, kayak and skate on them. It has been a neighborhood where many 
of us have felt safe enough to leave our doors unlocked during the day.

Selecting Revolutionary Clinics would change the essential character, social structure, traffic 
patterns, and environment in this close-knit neighborhood, basically relegating it to a social 
experiment for the town – but one that makes us pay the price. 
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Revolutionary Clinics 
A Location That Doesn’t Meet  
Today’s Standards
The proposed Revolutionary Clinics location, currently 
operating as Nine East Wine Emporium, would substantially 
increase cut-through traffic on the neighborhood’s gateway 
roads of Jennings Pond, Border and Grove Roads with its 
heavy volume of customers. It would also create additional 
congestion and a even more dangerous traffic environment 
at the end of Grove Road, already a bottleneck and a tricky 
access point onto, and off of, Rte 9, between two sets of lights 
where cars frequently back up. 

Even if Revolutionary Clinics temporarily operates as 
“appointment only”, we could expect an all day, steady 
stream of drivers up and down our roads, and congestion at  
the end of Grove Road. When Revolutionary Clinics eventually discontinued appointment only business, we would 
bear the full impact of a heavy traffic load, and potential street parking along the narrow bottom of Grove Road.

The location is an older building on the corner of a state and town road, that does not meet current setback, 
curbing, or traffic flow requirements, set by the state or the town. Revolutionary Clinics stated that they do not 
intend to alter the exterior of the building (although their site plan does show them demolishing the entrance 
vestibule and a storage shed)  — and this is no surprise to us because it would then make them subject to 
current traffic flow, curbing, sidewalk, setbacks, and wetlands zoning requirements.

Contradictory Data and Unsafe Parking Infrastructure  
Revolutionary Clinics overstates the parking space estimate in 
their application. They state, “The Site currently has a total of 36 
striped parking spaces, including one handicapped accessible 
space. Of these parking spaces, 26 are located in the southerly 
parking field, 8 spaces will be located along the Grove Road 
frontage, and two are located adjacent to the Worcester Street 
(Route 9) storefront.”  In fact, their site plan currently shows a 
maximum of 7 spaces along Grove Road, not 8 (Exhibit D right), 
and 17 spaces in the southerly parking lot.  The Exhibit D site plan 
shows a total of 26 spaces.

The 2 handicap parking spaces in the front of the building along 
Rte 9, and the 7 spaces along Grove Road (see pink shaded 
areas Exhibit D), where currently there is no setback, curbing or 
sidewalks (see photo above) , represent a safety hazard as cars 
back out directly into oncoming traffic and passing pedestrians. 
If curbs and sidewalks were installed, and these 9 parking 
spaces removed, and the 2 handicap spaces moved into the 
southerly parking lot (see blue shaded areas Exhibit D), the remaining parking would be far below the 33 parking
spaces Revolutionary Clinics says are needed to meet their expected volume (currently 15 spaces Exhibit D). 
Thus, we are concerned about customer overflow parking along the narrow bottom of Grove Road, and in 
neighboring business’ parking lots (as happens at Cultivate in Framingham, see page 10). Revolutionary Clinics 
acknowledges that they do not have enough on-site parking to accommodate both employees and anticipated 
customers, and must lease employee parking elsewhere. 

Exhibit D site plan from the Revolutionary Clinics  
application.

Cars back up into oncoming Grove Road and Rte 9 
traffic and often park partially hanging out into the 
roadway due to the limited space.
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Safe and up-to-date parking infrastructure to handle traffic flow, passing 
pedestrians, and to accommodate both employees and customers should 
be a baseline requirement of the town for any location, especially given the 
expected customer/traffic volume.

Impact on Our Roadways and on Rte 9 Traffic
Glaringly absent from Revolutionary Clinic’s traffic study was a thorough 
examination of how customer volume will impact traffic flow through our 
neighborhood to and from the location — on already overburdened roadways as 
previously stated. Additionally, regarding impacts to the Overbrook Drive/Rte 9 
intersection, Revolutionary Clinics defined rush hour as between 4-6 pm, when in 
fact this area is impacted between 3-7 pm (and 7-9 am, and on shopping holidays). 

Additionally, getting to and from the location from both the east bound and west 
bound lanes of Rte 9 will require making a left lane U-turn — either at the lights 
at the Oak Street/Rte 9 intersection — or a left lane U-turn at the lights at the 
Overbrook Drive/Rte 9 intersection. Both U-turns pose problems. The westbound 
Oak Street/Rte 9 intersection left turn lane likely will not be able to accommodate 
the increased volume and cause backed up traffic in the pass-through lane, 
especially during busy commuting hours and holidays. The eastbound Overbrook 
Drive/Rte 9 intersection left turn lane requires that customers make a treacherous 
cross against two lanes of traffic over a very short distance to make the left U-turn 
lane at the lights. 

It is our belief that many departing customers desiring to head west on Rte 9 will 
choose to cut through our neighborhood, or alternately use the CVS parking lot 
located next to the proposed location as a turnaround.

As stated previously, selecting Revolutionary Clinics would relegate this 
neighborhood to a social experiment for the town – one that makes us pay 
the price, with no benefit to the neighborhood.

“Improve safety in all 

travel modes through 

the implementation 

of proven safety 

counter-measures, 

such as....

roadway design 

improvements...

access management 

measures along 

commercial 

corridors...”  
Natick 2030+  
Comprehensive Master Plan 

No good options for customers departing the Revolutionary 
Clinics location trying to head westbound.

Revolutionary
Clinics

CVS

Grove Rd

Extra traffic burden on left bound U-turn lane at Oak 
Street/Rte 9 intersection to access Nine East location from 
the Rte 9 westbound lanes.

Oak St
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C3 Natick, LLC 
Another Location with
Some Issues  
The proposed C3 Natick location  
at 42 Worcester Street, on the 
eastbound lane of Rte 9 isn’t as 
an egregiously inappropriate 
site as the Revolutionary Clinics 
location, since it is set back from 
Rte 9, has proper curbing, and 
does not directly abut a residential 
area — but there are some issues 
nonetheless.

More Confusing Parking Data  
In their presentation C3 states that 
they will have 30 parking spaces, 
but their own site plan shows just 27 — and at least 6 of those spaces need to be made available for another 
business in the same building.  That leaves C3 with a total of 21 spaces — too few parking spaces for expected 
customer volume. C3 acknowledges they will also need to lease parking spaces elsewhere for employees. And 
as we stated with Revolutionary Clinics, parking  to accommodate both employees and customers should be 
a baseline requirement of the town for any location, especially given the expected customer/traffic volume. 
Again, we are concerned about overflow parking along the narrow bottom of Grove Road, and in neighboring 
business’ parking lots.

Additional Concerns
We also predict that due to the 
high traffic volume, and 
because vehicles are entering 
and exiting the lot via the same 
very narrow lane (see photo  
above), between two traffic  
lights, and during rush hours, 
weekends and holidays — traffic 
is likely to back up onto Rte 9 
as customers jockey to find 
parking spaces and try to exit 
the lot onto a busy Rte 9 (as 
happens at Cultivate in 
Framingham, and happened at 
Scrub-a-Dub before the Oak 
Street/Rte 9 intersection 
was redesigned).

Additionally, customers will 
have to use the same U-turn 
configurations to reverse direction as the Revolutionary Clinics location, so we are again concerned that one of 
those options is a return trip through our neighborhood via Grove Road and its adjoining roads. 

C3 Natick enhanced rendering of the 42 Worcester Street location.

Customers departing the C3 Natick location reversing direction via Grove Road or 
U-turn at Overbrook. Extra traffic burden on left bound U-turn lane at Oak Street/Rte 9 
intersection to access location from the Rte 9 westbound lanes.

C3 Natick

Grove Rd
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A Matter of Equity 
Misleading Marijuana Overlay Zoning Map
It is our understanding that the commercial area near Oak St/Rte 9 was not part of the original marijuana overlay 
zoning  —  but was added later via an initiative primarily driven by the owner of Nine East who has a financial 
interest in the Revolutionary Clinics proposal. 

What is misleading about the marijuana overlay depicted below (see pink areas) is that once you eliminate areas 
made ineligible by their proximity to the East School, its recreational fields, and the nearby mini-golf complex, all 
areas frequented by children (dark grey areas), most of the overlay is, in effect, pushed to the east side of Oak 
Street. At the time this zoning overlay was created, this inequity should have been apparent to the town. Five of all 
applicants are located east of Oak Street, and among them, two of the three finalists. This skews almost all of the 
applicants to this area. It was surprising that the Review Committee scored Releaf Alternatives as (8) in Suitability 
of Location, since it seems to us to be disqualified by its proximity to the mini golf complex.

Rather than thoughtful planning on the part of town government in an area that desperately needs it — the 
East Natick commercial area along Rte 9 — it appears that for our membership in the community and our tax 
dollars we get strip malls, a clutter of commercial operations ranging from gas stations, used car lots, and fast 
food operations — to an adult store — and now perhaps, a pot shop.

Impacts to a Fragile Environment 
Within this 5,300-acre watershed area of primarily developed land, lie Jennings and Morses Ponds, with 
Jennings feeding into Morses as its waters run under Grove Road and emerge behind the Nine East parking 
lot. A swan couple makes their home in Jennings Pond, except for the years when domineering geese take over 
the pond, our roads and our yards. Some of us use the small strip of town conservation land on lower Grove 
Road as an access to canoe/kayak or ice skate. We also access Morses Pond behind the Nine East parking 
lot. And we walk by the Nine East location, and down Rte 9 to the Crosstown Trail along Morses Pond that 
leads to Wellesley center. Sadly, Jennings Pond (and thus Morses) suffers contaminants from storm-water 
runoff, drainage, and drive-by littering. We are very concerned about the ongoing impact that thoughtless 
development and additional traffic will have on these already fragile areas — and on our access to them.

A Threat to Property Values
Although some studies, primarily funded by the cannabis industry, say that property values rise where 
there are marijuana establishments, there is very little causal data to support this claim. Retail marijuana 
establishments are new to Massachusetts, and in general, it is rare to have stores close to residential areas 
with single family homes. However, according to a National Association of Realtors 2019 fall survey3, in 
regions where marijuana has been legalized the longest, 27% of residences near a dispensary had realized a 
DECREASE in property values, and only 12% had seen an increase.

3https://www.nar.realtor/research-and-statistics/research-reports/marijuana-and-real-estate-a-budding-issue
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The True Cost to Our Neighborhood 
Lacking a Residential Buffer Zone
The state Cannabis Control Commission requires that marijuana establishments 
not be located within 500 feet of schools, playgrounds and other areas frequented 
by children. However, the town has not protected our neighborhood’s children by 
enacting a specified residential buffer zone around marijuana establishments as 
have several other Massachusetts cities and towns including: Hudson, New Bedford, 
Rockland, Townsend, Westfield, and Westport just to name a few. The nearest single-
family home to the Revolutionary Clinics location is just over 100 feet away.

What would be the impact of a retail marijuana store in our neighborhood 
— on its value, culture and social structure?

Sending a Mixed Message to Our Teens
Although the state requires that marijuana establishments not be located within 500 feet of areas frequented 
by children, as we stated, the town has afforded no such protection to our neighborhood’s children. Older 
neighborhood children often walk down past the proposed Revolutionary Clinics location to CVS, and Dunkin 
Donuts. They would now have to navigate past queue lines, security/traffic details, and cars pulling in and out 
of the lot. 

The Natick 180 initiative provides the town with grade 5-12 curriculum to prevent and reduce substance abuse. 
A neighborhood teen, when told a marijuana retail store might be located at the end of Grove Road, told her 
mom she “didn’t get it.”  Why would school be teaching her and her friends about the risks of marijuana use 
and then put the store right in her neighborhood? And why would the town profit off the sales? A difficult 
question to answer... right?

Safety and Other ‘Nuisance’ Issues: Scenes from a Recent Visit to Framingham’s Cultivate
An employee at Cultivate told us that after 5 pm and on weekends there is a steady stream of traffic 
which can be hard to control. The employee is outside running around with a walkie talkie, trying to 
make sure people don’t leave kids in their cars, checking ID’s and policing COVID protocols. There is 
constant activity in the parking lot, so the employee needs to walk over to car occupants to tell them 
not to idle, and to move along after they have picked up their purchases. When we visited the location, 
we saw the 32+ spaces in their lot fill within 20 minutes, and counted six cars idling. 

We watched cars backed up on Rte 9 trying to figure out where to park in the lot because there was a 
back up of cars trying to pull out of the parking lot. The employee says this is a common problem. The 
employee has to ‘police’ people in order to prevent them from parking at a nearby store, because that 
store “gets very angry” when Cultivate’s customers park there. The employee said it gets very “scary” 
at night, out in the dark, doing this work.  
 
Also, the employee told us that there have been several complaints from the abutting neighborhood. 

 
We want to hold on to the essential character and social structure of our neighborhood that  
has made it such a safe and friendly place to live. And we certainly do not want these  
additional traffic, safety and nuisance burdens imposed on our neighborhood. 

“The Board 

prioritizes improving 

the quality of life for 

all residents in an 

economically and 

environmentally-

sustainable manner.”

Natick Select Board’s  
Values and Vision 2019 
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Constant queue line  
outside Cultivate

*Garden Remedies in Marlborough has a huge 
parking lot with loitering aplenty and lots of car 
idling. It was a lovely day, so customers were 
outside enjoying their purchases and playing music.

*Needham chose an industrial park for their pot 
shop. No neighborhoods close by. Plenty of parking 
in the lot, and it borders Rte 128.

*At Cultivate in Framingham, there was a steady stream 
of cars coming and going, cars idling, and people 
waiting to enter. 

Brookline (web source, not taken by us)

We have every reason to believe that Natick can expect its marijuana retail stores to have the 
same issues as described on the previous page, and as depicted in photos we took* below. 

In contrast...
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Stakeholder Engagement Issues 
Lack of Transparency and Engagement 
Although the town meets its legal obligations for open public meetings, as far as the 
residents in this neighborhood are concerned, this process has lacked transparency 
and active community stakeholder engagement from the start. 

Here is why we feel this way:

LACK OF TOWN WIDE REFERENDUM ON RETAIL MARIJUANA 
• Natick citizens voted just 10,674 to 9,067 to legalize marijuana in a 2016 state 

ballot question. Three members of the five-member Select Board took a position 
against giving residents the option to vote on whether they wanted retail 
marijuana stores in Natick, or wanted a local ban.  Many other towns in the area 
opted to give their citizens this choice.   

LACK OF ADEQUATE NOTIFICATION OF ZONING / LICENSING PLANS 
• When we recently petitioned over 130 of our neighbors, 99% had no idea about 

the proposed marijuana retail stores OR that the entire nearby Rte 9 area has 
been zoned for commercial marijuana. 

LACK OF CONSIDERATION FOR COVID’S IMPACT
• The RFI deadline and review process, that we were also unaware of, occurred 

right when the COVID crisis ramped up.  

• More time and wider notification should have been provided for Community 
Outreach meetings, and resident feedback and involvement given the COVID 
disruption.  

LACK OF NEIGHBORHOOD REPRESENTATION
• Representatives of the neighborhoods to be impacted by these proposed stores, 

should have been included on the Marijuana Establishment Review Committee 
that made initial selections and ranking recommendations.

 • As a neighborhood of busy families, we have had to work far too hard to insert 
ourselves into this process. We are at a clear disadvantage as we struggle to 
educate ourselves about the issue and a process that is ongoing and often  
feels opaque.

“The Board values 

transparency” 

and “values 

communication  

and collaboration 

with all 

stakeholders... values 

new voices and 

perspectives, so it 

wishes to encourage 

broader civic 

engagement.”

Natick Select Board’s  
Values and Vision 2019 

Clearly the town’s stakeholder engagement with residents is broken when an issue as critical as this can 
escape the attention of an entire impacted neighborhood. A notice posted one day in a local publication is not 
sufficient. A notice to a few abutting neighbors is not sufficient.  

If Natick desires to meet its stated mission, it should be proactive in reaching out to and 
engaging the community and neighborhoods. It should use all the technology at its disposal to 
reach a broader swath of stakeholders — automated phone calls, email, a dedicated community 
announcement web page on the town website, social media posts, etc. It needs to demonstrate a 
commitment to encourage resident participation in the decision-making process.
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In Summary 
We Urge the Select Board to:

• not advance the Revolutionary Clinics proposal to site a marijuana retail establishment at the corner of 
Grove Road and Route 9, an intersection long plagued by congestion, and inadequate pedestrian and traffic 
safety features. Additionally, Revolutionary Clinics would change the essential character, social structure, 
traffic patterns, and environment in this close-knit neighborhood.

• not rush a two retail marijuana selections and just advance first-ranked Cypress (more appropriately 
located at Cloverleaf Mall) as a first test case in order to evaluate broader impacts on traffic, safety, 
nuisance issues, queue lines, and other concerns. Full impacts won’t be known until after the COVID crisis 
resolves.

• not enter into a host community agreement with any retail marijuana establishment until after a 
proposal has been adequately and properly vetted via the special permitting process. 

• not site a retail marijuana establishment with an undersized parking lot that cannot accommodate both 
a large influx of customers and its employees; or with a lot that will cause traffic safety issues and a negative 
impact on traffic flow, especially in the already burdened Oak Street/Rte 9 intersection area. 

• not site a retail marijuana establishment abutting any residential neighborhood, especially one whose 
safety is already threatened by an unacceptable level of cut-through traffic to and from Rte 9. 

• consider adopting residential buffer zones around retail marijuana zones as other towns across the 
state have done.

• consider the environmental impact on this fragile watershed area and access to its ponds.

• consider our bordering Wellesley neighbors also impacted by these licensing decisions, and  
whose residents voted resoundingly to reject retail marijuana.

• reconsider allowing the citizens of Natick a voice by voting on whether or not to allow retail marijuana 
as other towns across the state have done.

• adhere to its own values and vision statement and ask whether the introduction of a retail marijuana 
establishment at the mouth of our close-knit residential neighborhood, or anywhere near a residential area, 
truly serves Natick’s goal of “improving the quality of life for residents of all ages”. 

• adhere to its own values and vision statement and pro-actively engage the community in the licensing 
decision-making process. 



This statement was
 produced by a 

working group of the 
Jennings/Morses Pond Neighborhood 

(JMPN)


