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January 25, 2022

Borough of Raritan

22 First Street

Raritan, NJ 08869

Mr. Lou Gara, Administrative Zoning Official

Re: Analysis of Parking Requirements on Expanded ATCs Dispensaries in New Jersey

Dear Mr. Gara:

Enclosed please find an analysis of parking requirements imposed on expanded alternative
treatment center (“ATC”) dispensaries throughout the State, prepared and submitted as part of, and
in support of Valley Wellness’s expanded ATC site plan approval and request for a parking
variance. The enclosed has since been updated to include additional requirements for expanded
ATCs following the Borough’s Resolution of Support (No. 2023-01-021) issued to Valley
Wellness, LLC for the operation an expanded ATC in accordance with amended Ordinance 2021-
09.

Regards,

Sarah E. Trent, Esq
Chief Executive Officer
Valley Wellness LLC
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HISTORY

Medical Ordinance

In August 2019 Valley Wellness LLC f/k/a Middle Valley Partners, LLC (“Valley Wellness”)
applied to the Department of Health, Medical Marijuana Program, to operate a medical ATC in
the Borough of Raritan. Due to litigation the evaluation process was delayed, and finally in
December 2022, Valley Wellness was awarded a provisional permit by the State.

Leading up to the application that Valley Wellness submitted to the State we engaged with the
Planning Board and Council and appeared on multiple occasions. In the Spring and Summer of
2019, the Raritan Planning Board drafted an ordinance that would allow medical ATC’s in
certain zones of the Borough as a conditional use. The ordinance was introduced and discussed at
some point in the fall of 2019 at a meeting.

Valley Wellness was present during the discussion of the proposed ordinance and was called
upon to answer operational questions which formed the basis of the Planning Board’s decision to
impose the existing, burdensome, parking requirements of 1 parking spot per 125 square feet of
floor space.

When it became clear that the State application process was on hold and was going to take much
longer than expected, the Planning Board tabled the discussion of the medical ATC ordinance.
Not until the Summer of 2021 when each municipality was required by the State to take action
regarding cannabis business within their municipality, did Raritan re-introduce the proposed
medical ATC ordinance from 2019. That ordinance was taken, almost in its entirety, and
integrated into an ordinance that currently prohibits adult-use or recreational cannabis businesses
of all kinds. See Ordinance 2021-09 and 2021-10 regarding medical ATC’s.

At the time of the Ordinance’s introduction during the summer of 2021, time was limited as the
Borough needed to enact an ordinance regarding cannabis prior to the August 21, 2021, deadline
set by the CREAMM ACT, N.J.S.A 2C.24:61-31, et seq., the statute which regulates cannabis in
the State, otherwise all uses would be permitted in the Borough automatically.

Over the summer of 2021, Valley Wellness was still unaware of its permitting status. Valley
Wellness provided input on the cannabis ordinance that was eventually adopted prior to August
21, 2021 but decided not to ask the Board to change the parking requirement that was adopted
from the 2019 draft ordinance. The Borough was under a tight time frame, Valley Wellness was
unaware of its permitting status, and thus had not updated their operational plans.

2022 Medical Site Plan Application

Shortly after securing the provisional permit from the State VValley Wellness submitted draft site

plans to the Technical Review Committee of the Planning Board. Included in that site plan was a
request for a parking variance. Valley Wellness appeared in front of the Planning Board in April

2022 and presented testimony in support of the parking variance request. This testimony
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included that of: (1) Wayne Ingram from, Engineering & Land Planning Associates, (2) William
Masol from French Parrelleo and Assoc., (3) Seth Tipton, of Florio Perrucci Steinhardt Cappelli
Tipton & Taylor, LLC, and (4) Sarah Trent, Owner of Valley Wellness. In summary, based on
Valley Wellness’ operations plan and parking report the testimony presented supported the
Planning Board granting the parking variance along with other variances requested by Valley
Wellness. The Board approved the variance request.

Valley Wellness applied for an obtained necessary construction permits and expeditiously built
out the facility which opened to the public on November 30, 2022. Valley Wellness has
successfully operated to date seeing an average of 35 patients a day while being open 10-6 on the
weekdays and 10-4 on the weekends. The State Cannabis Regulatory Commission has since
required Valley Wellness to change the legal name of the Company, so that it does not operate
under a doing business as name. Therefore, Valley Wellness, LLC is now the official name of
the company.

Expanded ATC Ordinance

During the final phases of build out, VValley Wellness started the process of obtaining the
necessary council approval in order to become an Expanded ATC — which would allow the sale
of personal or adult use cannabis. Knowing that the process of passing an ordinance would take
time, Valley Wellness first approached the council in the late summer of 2022, and in its
presentations, asked the council to consider changing the parking standard that currently exists in
the Medical Ordinance. Upon planning board review of the proposed Expanded ATC ordinance
for consistency with the Borough Master Plan, the Planning Board found that the revised parking
standard should not be adopted but did not otherwise find the proposed ordinance inconsistent
with the Master Plan. The Council accepted the Planning Board’s recommendation regarding the
parking revision, and the Ordinance passed second reading at the December 2023 council
meeting.

Summary

The cannabis industry in 2019 was significantly different than it is right now. In 2019 there were
approximately 6 dispensaries in the State and today there are 30 dispensaries, and the industry
continues to grow. In December 2021, when Valley Wellness was awarded its provisional
permit, the Commission also licensed 29 other stand-alone medical ATC dispensaries. 10 of
these will be in central New Jersey. Valley Wellness is the second of those 29 dispensaries to
open, with the likelihood of the majority coming online this year. Further, the Commission has
licensed a number of Adult Use Class 5 Retailer licenses.

Therefore, sometime in 2023, NJ will have approximately 53 dispensaries evenly spaced
throughout the State. And that number will only continue to grow as the Commission
continues to license more Personal Use dispensaries.

Specifically, Valley Wellness is aware of a dispensary — Aunt Mary’s Dispensary — that is slated
to open in Flemington any day now, one dispensary Franklin, one in Somerset, at least one in
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New Brunswick and also at least two Lambertville. Two of these were licensed at the same time
as Valley Wellness and should be opening very soon (Flemington and Franklin). Bloc dispensary
in Somerset is already open but has not expanded to personal use as of yet. In short, Valley
Wellness will not be the only dispensary in the County.

PARKING REQUIREMENTS ON EXISTING DISPENSARIES IN NJ

Included below is an evaluation from relevant other dispensaries in the State. The links to the
codes have been updated since Valley Wellness appeared in front of the planning board in the
first quarter of 2022. All of the dispensaries listed below are now Expanded ATC’s — meaning
that they serve both patients and personal use consumers. However, the parking required at these
now, medical, and personal Use dispensaries, has not changed since they were a medical only
facility.

According to the evaluation below, most dispensaries in New Jersey have limited parking.
Further, most dispensaries in New Jersey, are subject to the retail parking standard in the
municipality. The two dispensaries, in Phillipsburg and Vineland, imposed specific parking
requirements on the medical ATC’s, however they are less burdensome than Raritan’s parking
requirement.

It is important to distinguish Valley Wellness from some of the larger, existing operations. For
instance, Garden State dispensary in Woodbridge Township, where the company houses all of its
cultivation and manufacturing operations.

Rise, PATERSON — walkable and right off the highway

Medical and Personal Use

Evaluated as part of our parking study in 2022 and 2023

Zoning and land development code: https://ecode360.com/PA1437

Unable to locate cannabis ordinance for Paterson.

Approx. 29 parking spots in a lot shared with a restaurant.

FPA estimates a 2,800 square foot building, with a parking requirement of 1 space per 70
SF of GFA.

o Paterson City Population = 157,794, compared to Raritan/Bridgewater Population =
55,446.
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2. Garden State Dispensary, UNION - off the highway in densely populated area

o Medical and Personal Use

e Union Township cannabis
ordinance: http://njim.generalcode.com/sites/default/files/Union%20Twp%?20-
%20Rec%20Marijuana%?20Zoning.pdf

o Expanded ordinance: https://ecode360.com/UN1023/laws/LF1401648.pdf

e Ecode: https://ecode360.com/UN1023

o Approximately 13 parking spots, with FPA witnessing approximately 3-5 cars parking
across the street off-site at any given time.

e FPA estimates 5,000 SF building with a requirement of 1 space per 310 SF of GFA.


https://ecode360.com/PA1437
http://njlm.generalcode.com/sites/default/files/Union%20Twp%20-%20Rec%20Marijuana%20Zoning.pdf
http://njlm.generalcode.com/sites/default/files/Union%20Twp%20-%20Rec%20Marijuana%20Zoning.pdf
https://ecode360.com/UN1023/laws/LF1401648.pdf
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Union Township population = 59,800.

The Botanist, WILLIAMSTOWN - off the highway in moderately (14k) populated town
Medical and Personal Use

Ecode link for Monroe Township: https://ecode360.com/MO0197 (not available in PDF).
Specific Ecode link for zoning: https://ecode360.com/7181569 (cannabis is specifically
called out. Subject to overlay zoning maps)

Cannabis ordinance (applies to medical and adult-use): https://monroetownshipnj.org/wp-
content/uploads/2021/06/012-21-Cannabis-6.3.21-revisions-KMR-1st-reading-6.2.21.pdf
No specifics in the ordinance or in the code on parking for cannabis establishments.

4 dedicated patient parking spots in a shared lot

Columbia Care, VINELAND — Suburban area in large (60k) municipality in South Jersey
Medical and Personal Use

Ecode: https://ecode360.com/12584275 (cannabis is specifically called out)

Ordinance: http://www.millvillenj.gov/AgendaCenter/ViewFile/ltem/11333?filelD=1824
3

Ordinance provides a specific parking requirement of, 1 space per employee and 1 space
per 200 SF of GFA.

Apothecarium, MAPLEWOOD - suburban-urban setting, off a four-lane road in densely
populated area. Both drivable and walkable.

Medical and Personal Use

Ecode: https://ecode360.com/9417895

Cannabis Business ordinance: Township of Maplewood, NJ Cannabis Businesses
(ecode360.com)Approximately 25 spots in what appears to be a shared lot off of a main
street

Apothecarium, PHILLIPSBURG — on main street in a moderately populated (14k) town
on the Pennsylvania border.

Medical and Personal Use

Ecode: https://ecode360.com/11314719

Medical marijuana

ordinance: http://njlm.generalcode.com/sites/default/files/Phillipsburg%20-
%20Medical%20Marijuana%20Zoning.pdf.

For alternative treatment centers, parking is the same as required for physician and dental
offices. For cultivation, manufacturing, and testing facilities, parking is the same as
manufacturing research. For all other uses, parking is provided in Section § 625-32,
which provides that for retail stores, spaces should be 1 for each employee at peak shift
plus 2 for each 1,000 square feet for neighborhood shops; 1 for each 200 square feet for
all others.

Unclear if there is any dedicated parking.

Zen Leaf, ELIZABETH —off Route 9 in densely populated and highly trafficked area
Medical and Personal Use


https://ecode360.com/MO0197
https://ecode360.com/7181569
https://monroetownshipnj.org/wp-content/uploads/2021/06/O12-21-Cannabis-6.3.21-revisions-KMR-1st-reading-6.2.21.pdf
https://monroetownshipnj.org/wp-content/uploads/2021/06/O12-21-Cannabis-6.3.21-revisions-KMR-1st-reading-6.2.21.pdf
https://ecode360.com/12584275
http://www.millvillenj.gov/AgendaCenter/ViewFile/Item/11333?fileID=18243
http://www.millvillenj.gov/AgendaCenter/ViewFile/Item/11333?fileID=18243
https://ecode360.com/9417895
https://ecode360.com/39888609?highlight=cannabis&searchId=33697759754007378#39888609
https://ecode360.com/39888609?highlight=cannabis&searchId=33697759754007378#39888609
https://ecode360.com/11314719
http://njlm.generalcode.com/sites/default/files/Phillipsburg%20-%20Medical%20Marijuana%20Zoning.pdf
http://njlm.generalcode.com/sites/default/files/Phillipsburg%20-%20Medical%20Marijuana%20Zoning.pdf
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Elizabeth’s cannabis

ordinance: https://www:.elizabethnj.org/DocumentCenter/View/3087/ORD-No-

5500 (note, this is adult use cannabis, | could not locate a specific medical marijuana
ordinance), as amended by Ordinance No. 5581 | Code of Ordinances | Elizabeth, NJ |
Municode Library

No specifics in the ordinance or in the code on parking for cannabis establishments.
Unclear how many spots are dedicated to the dispensary in a shared lot with a grocery
store.

Zen Leaf, LAWRENCE - off Route 1 near Quakerbridge Mall, highly traveled area
Medical and Personal Use

Ecode link: https://ecode360.com/LA1498

Lawrence Township cannabis

ordinance: https://www.lawrencetwp.com/media/Ordinances/2021/2400-21.pdf (again,
this is adult use only), as amended by 2415-22.pdf (lawrencetwp.com)

No specifics in the ordinance or in the code on parking for cannabis establishments.
Very large store, approximately 8,000 SF, off of Route 1


https://www.elizabethnj.org/DocumentCenter/View/3087/ORD-No-5500
https://www.elizabethnj.org/DocumentCenter/View/3087/ORD-No-5500
https://library.municode.com/nj/elizabeth/ordinances/code_of_ordinances?nodeId=1165705
https://library.municode.com/nj/elizabeth/ordinances/code_of_ordinances?nodeId=1165705
https://ecode360.com/LA1498
https://www.lawrencetwp.com/media/Ordinances/2021/2400-21.pdf
https://www.lawrencetwp.com/media/Ordinances/2022/2415-22.pdf
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