SUBMITTAL TO THE BOARD OF SUPERVISORS

ITEM
COUNTY OF RIVERSIDE, STATE OF CALIFORNIA

2.12
(ID # 10261)

MEETING DATE:
Tuesday, July 2, 2019

FROM : TRANSPORTATION AND LAND MANAGEMENT AGENCY (TLMA):

SUBJECT: TRANSPORTATION AND LAND MANAGEMENT AGENCY: Receive and File
Cannabis Request For Proposals Results. All Districts. [$0]

RECOMMENDED MOTION: That the Board of Supervisors:

1. RECEIVE AND FILE the Commercial Cannabis Request for Proposal results to allow the
top ranked proposals that have been identified in Attachment A the ability to move
forward in the discretionary land use permitting process by applying for Conditional Use
Permits and Development Agreements subject to all applicable procedures,
requirements, policies, state laws, and ordinances.

Juan e = of Transportation & Land Management 6/27/2019

MINUTES OF THE BOARD OF SUPERVISORS

On motion of Supervisor Perez seconded by Supervisor Hewitt and duly carried, IT
WAS ORDERED that the above matter is received and filed as recommended.

Ayes: Spiegel, Perez and Hewitt

Nays: None Kecia Harper
Absent: Washington Clerk of the Board
Disqualify: Jeffries .
Date: July 2, 2019 By: 1 ). M\
XC: TLMA | " Deputy ~—
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

COsT 50 $0 $0 $0

NET COUNTY COST $0 $0 $0 $0 -
Budget Adjustment: No

SOURCE OF FUNDS: No cost associated with this action.
Individual development projects will pay for their own
processing costs.

For Fiscal Year: 19/20

C.E.O. RECOMMENDATION: Approve

BACKGROUND:

Summary

On October 23, 2018, the Board took action to adopt a regulatory framework to allow cannabis
businesses the right to proceed through the entitlement process in unincorporated Riverside
County, which included an Amendment to Ordinance No. 348 (Zoning & Land Use). This action
also included approval of an Implementation Process for an initial, first-year, ramp-up for
processing conditional use permits for commercial cannabis cultivation and retail sales. The first
year of the Implementation Process calls for up to 19 retailers and 50 cultivators to be
considered for approval within the unincorporated areas throughout the County.

Further, on January 29, 2019 the Board adopted Board of Supervisors Policy No. B-9 and
Resolution No. 2019-037 regarding Development Agreements for Commercial Cannabis
Activities which set forth procedures and requirements for consideration of Development
Agreements for commercial cannabis activities. This Board action also included approval of
issuance of a Request for Proposals (RFP) which would be used by County Staff to rank the top
19 retailers and 50 cultivation sites for the first year of implementation.

The County received 119 total RFP response packages, categorized as the following:

Category District 1 District 2 | District 3 | District4 | District 5 Total
Retail 12 19 25 7 8 71
Cultivation 3 1 16 5 5 30
Microbusiness 3 3 2 9 1 18
Total: 18 23 43 21 14 119

Based on the results of the ranking process, Staff is recommending that twenty four (24) retail,
fifteen (15) micro-businesses, and thirty (30) cultivation proposals, a total of 69, be allowed to
apply for a Conditional Use Permit (CUP) as the next step to be considered for approval. Of
these 69, up to 64 may be approved after considering the 1000-ft separation requirement for
retail operations, described in more detail below.
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It should be noted that receiving a top ranking to apply for a County CUP does not
constitute a land use approval. Nor does receipt of this agenda item by the Board of
Supervisors constitute an approval or imply that a land use permit approval will be made
in the future. All Cannabis Activities applications will be processed, heard, and decided
in accordance with all procedures, requirements, policies, and ordinance provisions
applicable to conditional use permits and development agreements, including noticed
public hearings at the Planning Commission and the Board of Supervisors. Additionally,
all applications must comply with the California Environmental Quality Act, be consistent
with the County’s General Plan, enter into a negotiated Development Agreement with the
County, obtain the appropriate State license under the Medicinal and Adult-Use Cannabis
Regulation and Safety Act, and satisfy all other regulatory requirements prior to
commencing operation.

Ranking Methodology

Retailers: The County received 71 RFP response packages for retailers, which exceeds the 19
authorized by the Board for the first year. As a result, all retail response packages that were
submitted, and deemed to be complete, were ranked. Rankings were based upon the criteria
specified within the RFP package and each RFP response package was independently ranked
by six (6) uniquely qualified County staff. The ranker's scores were calculated and a final overall
score was obtained. All retail proposal scores are shown in Attachment A, ordered by the
highest score to the lowest.

Attachment A includes 24 retail locations that are being recommended to be allowed to process.
There are a number of retail location proposals that are within 1000 ft. of each other, which is
not allowed by our Ordinance. As such, we have expanded the number of retail proposals that
will have an opportunity to process from 19 to 24, to give the applicants that are within 1000 ft.
of each other the opportunity to move forward at-risk should they wish to do so. In these cases
of conflict, applications will be at-risk (as all applications are), and the first business to receive
Board approval will be deemed the successful applicant that sets the 1,000 ft. conflict area.

Cultivation: The County received 30 RFP response packages for cultivation, which is less than
the 50 authorized by the Board for the first year. As a result, all cultivation response packages
that were submitted may proceed forward to the next step.

Microbusinesses: The County received 18 Microbusiness RFP response packages. These all
included cultivation in their required activities. Fourteen (14) proposals for a microbusiness
included both retail and cultivation operations. Since the total number of cultivation proposals
submitted was under the first year phase-in limit of 50, these were placed in the category where
they scored highest as specified in the RFP. Because cultivation proposals were not put in
ranking order, this is the category where they scored highest.

There were three (3) Microbusiness proposals, however, that were within 1,000 ft. of the top 19
ranked retail proposals, therefore those three were treated as retail proposals. Given this
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conflict, these three microbusiness proposals were ranked along with the retail proposals.
These ranked lower than the conflicting retail proposals, and therefore, are not recommended to
move forward.

Appeal Process

As part of the Board approved commercial cannabis regulatory framework, an appeal process
was included to give unsuccessful proposers the ability to have their proposals reconsidered by
an independent party not involved with the initial ranking. We have received seven (7) timely
appeals listed as Attachment B. The appeals were reviewed by the TLMA Director as specified
in the RFP. It was determined by the TLMA Director that six (6) of the appeals were without
merit and therefore denied. One (1) of the appeals was found to have merit due to pointing out a
potential additional conflict with the 1,000 ft. setbacks between ranked retailers. This proposal
was the next eligible proposal on the ranking list and was therefore upheld. This then increased
the number of retail proposals that Staff is recommending to move forward to 24. Of these 24 a
maximum of 21 could be approved outside of the 1,000 ft. conflict area.

Next Steps

Upon Board receipt of this ranking list, the top proposals that have been identified as being able
to move forward will have 120-days to submit a complete application for a Conditional Use
Permit and Development Agreement pursuant to Ordinance No. 348.

Impact on Residents and Businesses

The Commercial Cannabis program has been crafted to allow for Commercial Cannabis
Activities that could potentially co-exist with existing and future businesses and within
reasonable development standards that would protect residential neighborhoods. Each case will
be individually reviewed and vetted by the hearing bodies and the public to ensure that the
proposed permitted use is compatible with surroundings, mitigates potential impacts to residents
and businesses, and is in compliance with all state and local laws.

Additional Fiscal Information

All commercial cannabis activity permits are subject to compliance with Board of Supervisors
Policy No. B-9 which states that each: negotiated development agreement shall include
provisions for public benefits, including baseline public benefit fees and additional public
benefits. Further, all costs and staff time incurred processing the commercial cannabis
applications will be paid by the applicant in accordance with Ordinance No. 671.

Contract History and Price Reasonableness
N/A

ATTACHMENTS

ATTACHMENT A  Staff Recommended Ranking list
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ATTACHMENT B  Appeal Responses

e S

Gri . Priapfos, Di're tor County Counsel
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File No.

CAN190053

CAN190080

CAN190055

CAN190043

CAN190040

CAN190034

CAN190039

CAN190044

CAN190054

CAN190048
CAN180109

CAN190038

CAN190042

CAN190050

CAN190036

CAN190027

CAN190103

CAN190012

CAN190026

CAN190013

CAN190101

CAN190031

CAN180116

CAN180068

CAN190111

CAN180015

CAN190006

Type

Attachment A - Staff Recommended Ranking List

Applicant /

Business Name APN Address District

Page: 1

1Recommend to

Total Points Potential Conflicts
Rank Proceed 1
400 Max Foee <1,000ft Separation
0054
380.8 1 YES 190080
.
190026
380.7 2 YES 1 = £y
380.5 3 YES
379.6 4 YES
372.9 5 YES
3721 6 YES
371 7 YES
369.3 8 YES
=
368.5 9 YES 1 - CAN190053
ANl L0
366.4 10 YES
366.4 1 YES e N150053
363.2 12 YES
—— =
363.2 13 YES ~ CAN190054
2 _-_5 ==
362.7 14 YES
362.1 15 YES
361.3 16 YES
357.9 17 YES
357.4 18 YES
356.5 19 YES CAN130080
Conflicts with
356.4 X NO CAN190027 in top
19
Additional due to
355.4 20 YES conflicts within top
19
Additional due to
354.7 21 YES conflicts within top
19
Conflicts with
3534 X NO CAN190050 in top
19
Additional due to
352.5 22 YES conflicts within top
19
Additional due to
352.5 23 YES conflicts within top
19
Conflicts with
352.3 X NO CAN190027 in top
19
Additional due to
351.7 24 YES conflicts within top

19




File No.

CAN180020

CAN190024

CAN190049

CAN190025

CAN190019

CAN190018

CAN190041

CAN190022

CAN190087

CAN190014

CAN190069

CAN190045

CAN190046

CAN190097

CAN190114

CAN190005

CAN190030

CAN190094

CAN190085

CAN190052

CAN190047

CAN190086

CAN190098

CAN190070

CAN190081

CAN190095

CAN190067

CAN190115

CAN190084

CAN190093

CAN190078

Type

Micro

Micro

Micro

Applicant /

Business Name APN Address District
CWB Enterprise, 72050 CORPORATE J
e 650080058 WAY District 4
Essential Erba 247042018 |250 IOWA AVE District 2
River Releaf 247081021 1405 IOWA AVE District 2

Page: 2

Total Points

lRecommend to

Potential Conflicts

Rank Proceed . ,
400 Max Forward T <1,000ft Separation
351.4 X NO
351 X NO
350.6 X NO
350.5 X NO
350.1 X NO
349.8 X NO
349.3 X NO
349.2 X NO
348.9 X NO
348 X NO
345.7 X NO
345.6 X NO
345.1 X NO
344.9 X NO
*NOTE: Ranked due to
3411 X NO 1,000ft conflict with
retail
338.6 X NO
338.5 X NO
*NOTE: Ranked due to
3384 X NO 1,000ft conflict with
retail
337.7 X NO
335.9 X NO
3319 X NO
328.3 X NO
326.2 X NO
326.2 X NO
326 X NO
*NOTE: Ranked due to
3254 X NO 1,000ft conflict with
retail
3254 X NO
3254 X NO
323.1 X NO
3221 X NO
316 X NO




File No.

CAN180077
CAN180059
CAN190075
CAN190072
CAN190079
CAN190090
CAN190105
CAN190112

CAN190017

CAN190104

CAN190106
| CAN190108

CAN190117

File No.

CAN190001
CAN190002

CAN190003

CAN190004

CAN190007
CAN190008
CAN190009
CAN190010

CAN190016

CAN190021

CAN190023
CAN190028

CAN190029

CAN190032

CAN190033

CAN190037
CAN190051

Type

Type

Micro

Micro

Micro

Micro

Applicant /
Business Name

APN

Address

District

Total Points

lR(_ecommend to

Potential Conflicts

a00Max | RaNK :;":;er: |<1.000ft Separation
3129 X NO
308.3 X NO
307.8 X NO
305.9 X NO
305.7 X NO
3026 X NO
299.9 X NO
297.5 X NO
202.2 X NO
2329 X NO
2133 X NO
208.7 X NO
202.1 X NO

Applicant /
Business Name

DJK Group, inc.

Santron Energy, Inc

Citrus DML, LLC

Inland Empire
Cannabis Company

APN

626420025

757330001

247170023

347130024

Address

77704 FLORA RD

0 UNASSIGNED

0 UNASSIGNED

0 UNASSIGNED

Page: 3

District

District 4

District 4

District 2

District 1

Total Points | Re“:g'c"::;d | potential Conflicts
400 Max <1,000ft Separation|
Forward
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES
N/A N/A YES




. lRecommend fo P ;
. Applicant / g Total Points 1 Potential Conflicts
F_lle No. Type BN APN Address District 400 Max Rank Proceed <1,000ft Separation
Forward
CAN190056 N/A N/A YES
CAN190057 N/A N/A YES
CAN190058 N/A N/A YES
CAN190060 N/A N/A YES
CAN190061 N/A N/A YES
CAN190062 | Micro  |fioraHolding Group| g0 0000y [15000 s BROADWAY | District 4 N/A N/A YES
(Travis Pollock}
CAN190063 N/A N/A YES
CAN190064 N/A N/A YES
CAN190065 N/A N/A YES
. .
CAN190066 n'_*éte Owd Holdings,| 575160011 |51650 SNATHRD | District 3 N/A N/A YES
CAN190071 N/A N/A YES
CAN190073 N/A N/A YES
CAN190074 N/A N/A YES
CAN190076 N/A N/A YES
CAN190082 N/A N/A YES
CAN190083 N/A N/A YES
L 23215 TEMESCAL )
CAN190088 River Releaf 283160038 CANYON RD District 1 N/A N/A YES
o v e
CAN190089 Elemental Riverside | 607351004 Z:?-BUQBI D%OUNTR District 4 N/A N/A YES CAN190107
CAN190081 N/A N/A YES
CAN190082 | Micro  [HBMONYRaNCh | 408030003 (41120 UTE ST District 5 N/A NIA YES
) Riverside Blends =~ ~ No Retail Sales
CAN190096 Micro (Watt Court, LLC) 650380001 |72018 Watt Court District 4 N/A N/A YES | I,, . ict
CAN190099 | Micro  [PeminsulaFinance | oo 120005 [s0301 DILLONRD | District4 NIA N/A YES
Coporation
CAN190100 N/A N/A YES
CAN190102 Micro Filling Socks, LLC 381190009 |17738 GRAND AVE District 1 N/A N/A YES
CAN180107 | Micro  |GreenPeace, LLC | 607351003 | 7257 D%OUNTR"" District 4 NIA N/A YES CAN190089
CAN190110 Micro Cannatopia, LLC 650380001 72242 WATTCT District 4 N/A N/A YES
CAN190118 N/A N/A YES
CAN190118 Micro Integragreen, Inc. 470180034 |0 UNASSIGNED District 3 N/A N/A YES
) Harvest (Sandra o *Note: Incomplete
CAN190011 Retail Christensen} 458221010 |0 UNASSIGNED District 3 N/A N/A NO RFP Package
. From the Beginning, — *Note: Incomplete
CAN190035 Retail e 115300050 |3848 MCKINLEY ST District 2 N/A N/A NO RFP Packaﬂe
Page: 4




5 Recommend to
Y Applicant / e Total Points Potential Conflicts
File No.
fle No Type B APN Address District 400 Max Rank Proceed <1,000ft Separation
Forward
* .
CAN190113 | Retall |Grean Leaf, Inc. 548070012 [44388 FLORIDA AVE | District 3 N/A N/A NO Nofe: Incompiete
RFP Packa.ge
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§ COUNTY OF RIVERSIDE

j Transportation and Land Management Agency
Juan C. Perez
Assistant CEO/TLMA Director

Transportation Department Planning Department Building and Safety Department Code Enforceiment Department

June 27, 2019

Cannabis Advising Partners

Attn: Lori Rhodes and Gasper Guarrasi
800 E. Ocean Blvd. Suite 105

Long Beach CA 90802

Via E-mail: lori@cannabisadvising.com and gasper@cantabisadvising.com

RE: Appeal - CAN190026

Dear Mr. Guarrasi:

Thank you for your interest in the County’s Commercial Cannabis Retailer Request for Proposal
(RFP) process. The County réceived 119 overall responses to the proposal request. Of the
submitted Cannabis Retailer Proposals, 68 responders passed the initial completion check and
were ranked by the RFP review panel. That panel consisted of six uniquely qualified Riverside
County staff members from a variety of County Departments.

Staff ranked these proposals based on the published RFP criteria. The staff recommended
ranking list was released on June 17, 2019. That list includes the Cannabis Retail proposals

that are being recommended to be allowed to proceed with a Conditional Use Permit (CUP)
application.

You are receiving this letter because you filed an Appeal of the staff recommended list,
pursuant to the published RFP for dated March 20, 2019, Section X “Appeal Procedure”. Your
appeal was timely filed, and has been carefully reviewed by the TLMA Director.

Please note that, as indicated the in RFP, the role of the TLMA Director is to determine whether
or not County staff or the RFP review panel followed the selection process outlined in the RFP

and whether the RFP materials were materially ambiguous or inconsistent so as to give the
selected Proposer(s) an unfair advantage.

Please also note that it is not my role to second-guess County staff or the RFP review panel as
to the relative strengths or weaknesses of the submitted Proposals. | have committed to not

substitute my judgment for that of staff or the RFP review panel, so long as the RFP process
has been substantially followed.

4080 Lemon Street, 14th Floor e Riverside, California 92501 « (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 ¢ FAX (951) 955-5177



Before addressing the Appeal letter, | want to confirm that this proposal (CAN 190026) is one of
the top-ranked proposals that is being recommended to allow to proceed to apply for a CUP
(#19 on the ranking list). It is within 1000 ft of CAN190080 (#2 on the ranking list), and as
such both proposals are being recommended to be allowed to process at-risk to determine
which one will be approved first. The Appeal therefore appears to seek the disqualification of
other Proposals, including the competing CAN190080, from being allowed to proceed.

As noted in your Appeal, a copy of which is attached, the basis of your Appeal are as follows:

The Appeal alleges that the selection process was unfair in that the County failed to
follow the stated selection process which gave an unfair competitive advantage to the

selected Proposer(s) and the selection process was not modified or waived pursuant to
the RFP.

The Appeal alleges that the County’s proposed approach to allow top-ranked proposals
that are closer than the required 1000 ft. separation to process at-risk, with the first
application to be approved setting the separation requirement, is materially inconsistent
with the RFP evaluation and ranking process.

The Appeal alleges that there are several zoning conflicts, and that by allowing
applicants that violate zoning and buffer requirements, the process is materially
inconsistent with the RFP and associated policy and evaluation criteria.

The Appeal alleges that the RFP requires retail locations to meet a buffer requirement
of 1,000-ft. from childcare centers, K-12 schools, and public parks and youth centers
(with a minimum of 650 ft.).

The appeal alleges that the RFP states that retail locations must exhibit a zone that
allow retail activities.

The Appeal alleges that if a proposal fails any of the listed criteria, it should be excluded
from consideration.

The Appeal alleges that 10 other proposals (including alleged conflicts between 190053
and 190054) should have been ruled out since they violate the ordinance provisions
regarding the separation requirements listed above, or the provisions that retailers must
be separated by at least 1000 ft. from each other.

| have reviewed your Appeal, and after close scrutiny, have determined that it does not have
merit, and is hereby denied. This is based on the following;

The Request for Proposals Questions and Answers, which are part of the RFP clearly
state (Q&A#3) that, during the ranking process proposals will be reviewed to determine if
any proposed Retail Sales Cannabis operations are within 1,000 feet from another
proposed Retail Sales Cannabis operation. If both proposals are in the included
rankings, Proposers will be notified that they are within 1,000 feet from another Cannabis
operation and informed that the first applicant to complete and receive CUP approval will
be given the permit. Each applicant would then be proceeding at risk as to who obtains
the permit first”.

4080 Lemon Street, 14th Floor e Riverside, California 92501 ¢ (951) 955-6838

P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



My review of the locations of CAN190054 and CAN190053 confirms that they appear to
. be within 1000 ft. of each other, even though they are separated by [-215. As such,
although both will be recommended to be allowed to move forward and process a CUP,

only one may ultimately be approved in order to comply with the 1000 ft. separation
requirement.

In order to keep the minimum number of proposals that could be approved, after
considering the 1000 ft. separation requirement, to no less than the 19 approved in the
implementation plan, we are recommending to add another proposal (CAN130006), for a
total of 24 that will be allowed to process. This, however, does not materially affect the
rankings for CAN190026 or its ability to proceed to apply for a CUP, which is already
being recommended.

Conflicts with CAN190080 — Although it is correct that this property is not currently zoned
for retail use, this does not disqualify it from consideration to move forward, it merely
affects their scoring. The applicant will need to apply for a Change of Zone, which was
acknowledged in their application. There are other sites that will also need Change of
Zones.

CAN180055 — Although the site appears to be less than 1,000 ft. from a YMCA youth
Center, the ordinance specifies that there are provisions to allow a reduction to the State
required separation from “sensitive uses” of 600 f. through a variance. This therefore
does not prohibit them from the opportunity to move forward and process an application.

CAN190040 - Alleged violation of being too close to a smoke shop (500 ft. requirement).
This applies to properly approved and permitted smoke shops. Tobacco/smoke/vape
shops require Plot Plan approval. It does not appear that there is a valid Plot Plan in
place for that use. Additionally, the smoke shop in question appears to be over 500 ft.
from this site, when measured building-to-building.

CAN190048 — Alleged improper zoning due to being in a Specific Plan (SP) Zone. This
site is located within PA10 of the Borel Airport Center SP (SP00265). The SP Ordinance
defers development and uses to Ordinance No. 348, Section 9.50 (C-P-S Zone), which
allows Cannabis businesses, subject to the CUP process.

CAN190109 — Although within the 1000 ft. conflict with CAN190053, they are both
allowed to process at-risk to determine who obtains approval first, as stated in the
Request for Proposal - Questions & Answers (#3), which was included in the RFP.

CAN190103 — Alleges separation of 400ft from the French Valley swim academy and
220ft to Winchester Smoke & Gift. The swim academy appears to be a home-based
business, rather than an approved commercial use. Primary use of property is
residential. No building for the proposed cannabis business exists. Depending upon
where the new building is located on the property, the 500ft separation could be met.
The smoke shop in question appears to be over 500 ft. from this site, when measured
smoke-shop building to site property line, and it should be noted that the proposed

4080 Lemon Street, 14th Floor e Riverside, California 92501 » (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



building for this site (which is currently vacant) can be designed to increase the
separation further.

o CAN190013 ~ Alleges within 1000 ft. separation of CAN190027. CAN190013 is not
recommended to move forward and process.

e CAN190116 — Alleges within 1000 ft. separation of CAN190050: CAN180116 is not
recommend to move forward and process.

e CAN190015 — Alleges within 1000 ft. separation of CAN190027. CAN180015 is not
recommend to move forward and process.

We appreciate your interest in submitting a proposal, and we will be recommending your
proposal be allowed to submit an application for a CUP.

Juan C. Perez,
Assistant CEO/TLMA Director

4080 Lemon Street, 14th Fioor e Riverside, California 92501 e (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



/ NCTIUM Founding Partners

LL R
Assemblyman Mike Gatto (Ret.)

Allan D. Johnson
5419 Hollywood Baulevard
Suite C-356

Los Angeles, CA 90027 www.ActiumLLP.com
323.819.0300

June 21, 2019

Juan C. Perez

Riverside County Planning Department
4080 Lemon Street - 12th Floor
Riverside, CA 92502

Re:  Request for Clarification - Riverside Cannabis RFP Ranking Results

Dear Mr. Perez:

This firm represents Cannabis Advising Partners, California’s premier cannabis
advisory firm, which possesses a comprehensive understanding of the laws, ordinances,
and best practices in California‘s diverse jurisdictions where cannabis businesses are
authorized or contemplated.

Attached please find a synopsis of an evaluation of the applicants and buffer zones
involved with the county’s recent Request for Proposals for Commercial Cannabis Retailers.
The attached evaluation re-ranks the applicants based on the elimination of ones that are

clearly within one-thousand feet of other applicants or other buffer-zone disqualifiers (e.g.,
schools, places of worship, etc ).

For example, according to our evaluation, the second applicant (CAN190080) should
be buffered out due to being within 236 feet of the highest-ranked applicant (CAN120053).
In addition, the application of the third-ranked entity (CAN190055) shows that it is
approximately 650 feet from a YMCA Youth Center and therefore should have been
disqualified on its face, per se. This means, for example, that the fourth applicant
(CAN19004) should have a revised rank of #2 among the responses.

The purpose of this evaluation and the accompanying maps that verify its buffer-
zone findings is to demonstrate that the humber of applicants that have a reasonable
argument to be in the running for a retail license extends well beyond the first nineteen
applicants. We would furthermore inquire as to why the County would rank so high



21 June 2019 Letter to Riverside Planning Director re Cannabis

applications that were clearly facially invalid, based on state law, county ordinances, and
data that is readily available to the Planning Department.

This letter is an official request for clarification of the rankings, and a request that
other businesses be moved up in the rankings due to applications cuirently “ahead of
them” being eliminated by clearly ascertainable buffer-zone restrictions.

Furthermore, there has been much discussion as to whether Riverside County will
honor its own rankings. Specifically, some have speculated that the County will aliow
everyone who made the cutoff to apply for a CUP at the same time, and then whoever
completes their application first, and gets first approval from the Planning Department, will
therefore be allowed to get around your rankings. For example, if your #2 ranked business
submits its paperwork one minute before #1, or simply if your department chooses to

process #2 more quickly, then that would have the effect of bumping #1 due to proximity
issues. '

Surely this cannot be the case. This would put tremendous, potentially even
corrupting power in the hands of whomever makes these decisions, something the County
has wisely and assiduously sought to avoid thus far. Moreover, it would have the effect of
making your rankings pointless, if a lower-priority business could bump a higher one based
on speed of processing. Such a horse race would obviate the entire ranking process.

So please clarify: will lower-ranked businesses that are buffered out be allowed to
apply only if a higher-ranked business removes itself from consideration? Or will you allow

everyone to rush to the window, irrespective of your hard-work to rank and prioritize the
businesses?

If you have any guestions regarding the attachments or the findings contained
therein, or regrading my request for clarification, please contact me at the number above.

We appreciate your help and all the efforts you are putting into the cannabis
program in Riverside County and look forward to your response.

Sincerely,

Mike Gatto



%
CAP

June 21, 2019

Riverside County Planning Department
4080 Lemon Street - 12" Floor
Riverside, CA 92502

Phone: (951) 955-3200

Fax: (951) 955-1811
CannPlanning@rivco.org

RE: CANNABIS RFP RESPONSE APPEAL - Riverside Weliness (CAN190026)

Dear Riverside County Planning Department:

We have attached a letter from our legal counsel that brings to light some questions and
seeks clarification regarding several areas associated with the appeal process and the next
steps for cannabis retail applicanis.

We have also attached an appeal from our client, Riverside Wellness (CAN190026), along
with data and documentation supporting the appeal.

We appreciate your help and all the efforts you are putting into the cannabis program
within Riverside County. We look forward to your response.

Sincerely,

Gasper Guarrasi
CEO, CAP




Memorandum of Appeal

Date: June 21, 2019

To: Riverside County Planning Department

From: Tony Huang on behalf of Riverside Wellness
Applicant File #: CAN190026

Based on the following factors, we are requesting an appeal in response to the RFP Ranking for
Commercial Cannabis Retailers:

Grounds of Appeal:
The selection process was unfair in that the County failed to follow the stated selection process

which gave an unfair competitive advantage to the selected Proposer(s) and the selection
process was not modified or waived pursuant to the RFP.

Facts and Description of Grounds of Appeal:
The RFP dictates that applicant properties cannot be less than 1,000 feet from another cannabis
retail property. Riverside Wellness, file #CAN190026 was placed into a group of three properties, as
follows:

Applicant Rank 1 (CAN190053)

Applicany Rank 2 (CAN190080)

Applicant Rank 19 (CAN190026)

The RFP Ranking Results issued by Riverside County on June 17, 2019 state the following:

Note: There are two (2) groups of three (3) proposed retail facilities that are in conflict with
each other, as they do not meet the minimum 1,000ft separation requirement from another
retail facility.

In fact, within the grouping above, Riverside Wellness is not located within 1,000 ft of Applicant

Rank1 (CAN180053), while Applicant Rank 2 (CAN190080) is within 1,000 ft of both Applicant 1
and 19,

Currently the County guidance is suggesting a first come, first serve approach, where Applicant
Rank 19 could knock out Applicant Rank 1 by being first on CUP approval. However, this seems
materially inconsistent with the evaluation and ranking process, outlined on pages 21 to 28 of the

RFP issued March 20™, 2019, which the County has invested great time and effort to create and
implement.

CANNABIS RFP RETAILER RESPONSE - LETTER OF APPEAL ~ RIVERSIDE WELLNESS



The attached table and maps support additional zoning conflicts and buffer zone conflicts that
lead to a re-ranking of the applicants as follows. Please see table and maps for details

On page 18 of the revised RFP issued March 20, 2019, it elaborates that cannabis retail
locations must be 1,000 ft from child care centers, k-12 schools, public parks or youth centers,
and even with a possible variance, would need to be 650 ft away as an absolute minimum.

On page 18 of the revised RFP issued March 20*, 2019, it also states that cannabis retail
locations must exhibit a zone that allows retail sales activities pursuant to ordinance No. 348. '

The RFP references from page 18 above show that the process is materially inconsistent with the
RFP. Our contention is that the zoning and buffer zone violations below would have been treated

in such a way as to rule out several applicants, if the RFP had been adhered to. (see table and
maps attached)

The following list shows applicant file numbers that violate one or more of the references above
from the RFP:

Buffered out by applicant CAN190053 (236 ft) (see map screenshot); Improper Zoning
CAN1920080 -address located in CO Zone (not a listed approved zone ordinance No 348.4898
section 19.518)

Approx 650 ft from YMCA Youth Center - called & confirmed - measured parcel to
CAN190055 parcel - 1,000 ft buffer for youth centers required - ordinance 348.4898 section
19.519, A,3; Approx 490 Ft Avant-Garde Foster Family Agency

CAN190040 Approx 430 ft from One Love Smoke Shop (measured parce! to parcel)(violation of
500 ft smoke shop buffer (ordinance No 348.4898 section 19.519, A, 3)

CAN190054 Buffered out by applicant CAN190053 (837 ft) (see map screenshot)
Imppaper zoning - address located in SP Zone (not a listed approved zone ordinance

AR No 348.4898 section 19.518)

CAN190109 Buffered out by applicant CAN190053 (692 ft) (see map screenshot)

Approx. 400 ft from French Valley Swim Academy (measured parcel to parcel); (1,000

CAN190103 ft buffer for youth centers required by ordinance No 348.4898 section 19.519, A, 3)

Approx 220 ft from Winchester Smoke & Gift (measured parcel to parcel)(violation of
500 ft smoke shop buffer (ordinance No 348.4898 section 19.519, A, 3)

CAN190013 Buffered out by applicant CAN180027
CAN190116 Buffered out by applicant CAN190050
CAN190015 Still zoned out due to applicant CAN180027

CANNABIS RFP RETAILER RESPONSE — LETTER OF APPEAL - RIVERSIDE WELLNESS



We greatly appreciate the time and energy that the Riverside County Planning Department has
invested into the RFP process and we look forward to your response.

Sincerely,

Tony Huang
Riverside Wellness

CANNABIS RFP RETAILER RESPONSE ~ LETTER OF APPEAL - RIVERSIDE WELLNESS



Cannabis RFP Response Rankings - Revised

Nibble This - Lake 17139 Grand
CAN190043 Elsinore, LLC 381273029

; Applicant/ | Original | Corrected
Fle¥ | BusinessName |  APN pagesss Nates Rank | Rank
The Artist Tree
_N190053 VA, LLC 247042020 | 240 lowa A"?_ 1 1

EEL - Riverside 72064 Adelaid
CAN190034 County, LLC 650360021 st 6 3
Coronita Helping 2000 Frontage
CAN190039 Hands, LLC 102102021 Rd 7 4
EBC - Hemet, 41007 E
CAN190044 UG 438230042 Florida Ave
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Cannabis RFP Response Rankings - Revised

File #

Applicant/
Business Name

APN

Address

Original | Corrected
Rank

CAN190038 F2-Palm Desert, 748370011 39420 Berkey 12'
LLC Dr

s E',fims?ﬁ'é 246150005 | S0 NS 13

CAN190050 | o W o | amtastoas | TSR rend 14

i v{itghesmr' b i Winfsss{::r Rd 15

CAN190027 |  Kindife | 551240011 | 43041 Florda

Harvest (Sandra ——
CAN190012 | KRS M | 458221007 | 0 Unassignad 18
CAN190026 | | Rverside | . 40082001 | 451 lowa Ave 19

Wellness, LLC
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Cannabis RFP Response Rankings - Revised

: Applicant/ Original | Corrected
Rlat Business Name i Agess Noles Rank Rank
Green Goddess . ;
CAN180101 Riverside, LLC 519162007 | 0 Unassigned 20 13
Riverside 19700 19700
CAN190031 {La Corona 277110040 | Temescal 21 14
Wellness) Canyon Rd

CAN190006

Empire Connect

387103006

Crest Ave

15573 Grand
Ave

Roots Mecca ; 90480 66th

CAN190068 {Vadim Pinsky) 727100030 Ave 22 15
Green Goddess 54900 Pine

CAN190111 Riverside. LLC 563100014 23 16

CANNABIS RFP RETAILER RESPONSE - LETTER OF APPEAL — RIVERSIDE WELLNESS



Map#1 Showing Distance Between

Applicant Rank 1 and Applicant Rank 11

Applicant CAN190053 -
BUFFERS OUT

Applicant CAN190109 RANK 11 (Parcel 246-110-003)

NK 1 (Parcel 247-042-020)
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Map#2 Showing Distance Between
Applicant Rank 1 and Applicant Rank 9

Applicant CAN190053 - RANK 1 (Parcel 247-042-020)
BUFFERS OUT

Applicant CAN190054 RANK 9 (Parcel 246-123-024)

DISTANCE: 837FT
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Map#3 Showing Distance Between
Applicant Rank 1 and Applicant Rank 2

Applicant CAN190053 - RANK 1 (Parcel 247-042-020)
BUFFERS OUT

Applicant CAN190080 RANK 2 (Parcel 247-091-062)*
DISTANCE: 236FT

*Applicant CAN190080 is also in the CO Zone - not a designated zone for commercial cannabis
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Cannabis Request for Proposal (RFP)
Question & Answers

Clarifications on the process —

¢ Only Pre-registered applicants who submitted an Interested Parties Form will be able to submit an application
for the RFP process for consideration.

¢ Ifyou are ranked as a top 19 Retail Sales or top 50 Cultivation proposal it does not guarantee that you will obtain
an approval for a Land Use Permit. After you are ranked you must apply for a Conditional Use Permit (CUP)
through the Land Use Process.

All types of Cannabis uses in the County must apply for a Conditional Use Permit and must go to a hearing

before the Planning Commission for a recommendation to the Board of Supervisors {BOS) and before the BOS
for a final decision.

During the Conditional Use Permit process applicants will be required to enter into a Developer Agreement (DA).

*

The following questions were posed to the County at the March 5, 2019 and March 6, 2019 Interested Partie
Workshops and emailed to staff during the period of March 5, 2019 to march 20, 2019. Responses are based on

the understanding of each question posed. It is the responsibility of the Proposers to review answers and best
apply them to their Proposal.

QGuestions and Answers:

1 Q: | Are we allowed to cultivate non-flowering plants? Will non-flowering plants count against the allowable
square footage? Do non-flowering plants need to be covered?
A: | Cannabis Nurseries are not required to propagate plants in mixed light structures or indoor, but mature

plants may not remain on the site and must be removed once matured. This use must have a Nursery
License.

If the plants will be cultivated to maturity they must be covered and they will count towards the Cannabis
canopy. This use must have a Cultivating License.

Note that Cannabis cultivators may propagate immature plants. The areas for propagation must be
indicated on the provided site plan and these plants must be moved to the allowable canopy areas once
they mature. At no time may mature plants exceed the canopy area that has been permitted on the

property with a CUP. At no time may a Cannabis cultivator sell immature (nursery plants) or propagate
nursery plants for others.

2. Q: | Is there an update regarding the W-2 form in tl;i_e RFP process?

A: | Cannabis activities are currently not allowed in the W-2 Zone and therefore, excluded from the RFP process
but research regarding the W-2 Zone is currently being reviewed. Recommendations for this Zone as well
as the R-R and R-A Zones will be presented to the Planning Commission and the Board for review and
consideration later this year.

3. Q: | How will applicants be notified if they are withlt-\_ 1,000 feet from another Cannabis proposed operation?

A: | During the ranking process proposals will be reviewed to determine if any proposed Retail Sales Cannabis
operations are within 1000 feet from another proposed Retail Sales Cannabis operation. If both proposals
are in the included rankings, Proposers will be notified that they are within 1,000 feet from another
Cannabls operation and informed that the first applicant to complete and receive CUP approval will be
given the permit. Each applicant would then be proceeding at risk as to who obtains the permit first.
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'?g COUNTY OF RIVERSIDE

j Transportation and Land Management Agency
Juan C. Perez
Assistant CEO/TLMA Director

Transportation Department Planning Department Building and Safety Department Code Enforcement Department

June 27, 2019

Cannabis Advising Partners

Attn: Lori Rhodes and Gasper Guarrasi
800 E. Ocean Blvd. Suite 105

Long Beach CA 90802

Via E-mail: lori@cannabisadvising.com and gasper@cannabisadvising.com

RE: Appeal - CAN190006

Dear Mr. Guarrasi:

Thank you for your interest in the County’s Commercial Cannabis Retailer Request for Proposal
(RFP) process. The County received 119 overall responses to the proposal request. Of the
submitted Cannabis Retailer Proposals, 68 responders passed the initial completion check and
were ranked by the RFP review panel. That panel consisted of six uniquely qualified Riverside
County staff members from a variety of County Departmernits.

Staff ranked these proposals based on the published RFP criteria. The staff rec_ommended
ranking list was released on June 17, 2019. That list inclides the Cannabis Retail proposals

that are being recommended to be allowed to proceed with a Conditional Use Permit (CUP)
application.

You are receiving this letter because you filed an Appeal of the staff recommendﬁed list,
pursuant to the published RFP for dated March 20, 2019, Section X “Appeal Procedure”. Your
appeal was timely filed, and has been carefully reviewed by the TLMA Director.

Please note that, as indicated the in RFP, the role of the TLMA Director is to determine whether
or not County staff or the RFP review panel followed the selection process outlined in the RFP
and whether the RFP materials were materially ambiguous or inconsistent so as to give the
selected Proposer(s) an unfair advantage.

Please also note that it is not my role to second-guess County staff or the RFP review panel as
to the relative strengths or weaknesses of the submitted Proposals. | have committed to not
substitute my judgment for that of staff or the RFP review panel, so long as the RFP process
has been substantially followed.

4080 Lemon Street, 14th Fioor e Riverside, California 92501 » (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



As noted in your Appeal, a copy of which is attached, the basis of your Appeal are as follows:

[

The Appeal alleges that there are several zoning conflicts, and that by allowing
applicants that violate zoning and buffer requirements, the process is materially
inconsistent with the RFP and associated policy and evaluation criteria.

The Appeal alleges that the RFP requires retail locations to meet a buffer requirement
of 1,000-ft. from childcare centers, K-12 schools, and public parks and youth centers
(with a minimum of 650 ft.).

The appeal alleges that the RFP states that retail locations must exhibit a zone that
allow retail activities.

The Appeal alleges that if a proposal fails any of the listed criteria, it should be excluded
from consideration.

The Appeal alleges that 10 other proposals (including alleged conflicts between 190053
and 190054) should have been ruled out since they violate the ordinance provisions
regarding the separation requirements listed above, or the provisions that retailers must
be separated by at least 1000 ft. from each other.

| have reviewed your Appeal, and after close scrutiny, have determined that it does have merit,
and is hereby approved. Your proposal is being included as one of the proposals (No. 24

Rank) that is being recommended to move forward and process a CUP. This is based on the
following:

My review of the locations of CAN190054 and CAN190053 confirms that they appear to
be within 1000 ft. of each other, even though they are separated by 1-215. As such,
although both will be recommended to be allowed to move forward and process a CUP,
only one may ultimately be approved in order to comply with the 1000 ft. separation
requirement. In order to keep the minimum number of proposals that could be approved,
after considering the 1000 ft. separation requirement, to no less than the 19 approved in
the implementation plan, we are recommending to add another proposal, for a total of 24
that will be allowed to process. Since your proposal (CAN 190006) is the next highest
ranked after the other 23 originally recommended on our list of June 17 that could be
approved without creating a 1000 ft. conflict with the top-ranked 19, it is being
recommended to be added and allowed to process.

Although your appeal is deemed to have merit based on the above, | did want to respond to the
other points raised in your Appeal, which we are not in agreement with, as stated below:

Conflicts with CAN190080 — Although it is correct that this property is not currently zoned
for retail use, this does not disqualify it from consideration to move forward, it merely
affects their scoring. The applicant will need to apply for a Change of Zone, which was
acknowledged in their application. There are other sites that will also need Change of
Zones.

4080 Lemon Street, 14th Floor e Riverside, California 92501 » (951) 955-6838
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e CAN190055 - Although the site appears to be less than 1,000 ft. from a YMCA youth
Center, the ordinance specifies that there are provisions to allow a reduction to the State
required separation from “sensitive uses” of 600 ft. through a variance. This therefore
does not prohibit them from the opportunity to move forward and process an application.

e CAN190040 ~ Alleged violation of being too close to a smoke shop (500 ft. requirement).
This applies to properly approved and permitted smoke shops. Tobacco/smoke/vape
shops require Plot Plan approval. It does not appear that there is a valid Plot Plan in
place for that use. Additionally, the smoke shop in question appears to be over 500 ft.
from this site, when measured building-to-building.

o CAN190048 — Alleged improper zoning due to being in a Specific Plan (SP) Zone. This
site is located within PA10 of the Borel Airport Center SP (SP00265). The SP Ordinance
defers development and uses to Ordinance No. 348, Section 9.50 (C-P-S Zone), which
allows Cannabis businesses, subject to the CUP process.

o CAN190109 — Although within the 1000 ft. conflict with CAN190053, they are both
allowed to process at-risk to determine who obtains approval first, as stated in the
Request for Proposal - Questions & Answers (#3), which was included in the RFP.

o CAN190103 - Alleges separation of 400ft from the French Valley swim academy and
220ft to Winchester Smoke & Gift. The swim academy appears to be a home-based
business, rather than an approved commercial use. Primary use of property is
residential. No building for the proposed cannabis business exists. Depending upon
where the new building is located on the property, the 500ft separation could be met.
The smoke shop in question appears to be over 500 ft. from this site, when measured
smoke-shop building to site property line, and it should be noted that the proposed
building for this site (which is currently vacant) can be designed to increase the
separation further.

e CAN190013 — Alleges within 1000 ft. separation of CAN190027. CAN190013 is not
recommended to move forward and process.

o CAN190116 — Alleges within 1000 ft. separation of CAN190050: CAN190116 is not
recommend to move forward and process.

e CAN190015 - Alleges within 1000 ft. separation of CAN190027. CAN190015 is not
recommend to move forward and process.

We appreciate your interest in submitting a proposal, and we will be recommending your
proposal be allowed to submit an application for a CUP.

Juan C. Perez,
Assistant CEO/TLMA Director

4080 Lemon Street, 14th Floor e Riverside, California 92501 e (951) 955-6838
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Flores, Robert

e e e e

From: Lori Rhodes <lori@cannabisadvising.com>

Sent: Monday, June 24, 2019 10:40 AM

To: Cann Planning

Cc: Gasper Guarrasi

Subject: APPEAL OF CANNABIS RFP AWARD: EMPIRE CONNECT 7

Attachmenits: Riverside County Letter of Appeal - Empire Connect - Submission of Appeal.pdf
CAUTION: This email originated externally from the Riverside County email system

DO NOT click links or open attachments unless you recognize the sender and know the content is safe.

Dear Riverside County Planning Department - Cannabis,

Please find attached a PDF of the RFP Ranking Letter of Appeal for Empire Connect. Please advise that this
has been received. Thank you very much.

Thank You,

Lori Rhodes
Director of Operations

e

CANNABIS ADVISING PARTNERS
800 E Ocean Blvd., Suite 105

Long Beach, CA 90802
Tel: (800) 819-0149
Cell: (714) 595-9751

Web: www.CannabisAdvising.com
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CAP

June 21, 2019

Riverside County Planning Department
4080 Lemon Street - 12t Floor
Riverside, CA 92502

Phone: (951) 955-3200

Fax: (951) 955-1811
CannPlanning@rivco.org

RE: CANNABIS RETAILER RFP RANKING APPEAL - Empire Connect (CAN190006)

Dear Riverside County Planning Department:

We have attached an appeal from our client, Empire Connect (CAN1983006), along with data
and documentation supporting the appeal.

We appreciate your help and all the efforts you are putting into the cannabis program
within Riverside County. We look forward to your response.

Sincerely,

O.h\’
=BT

Gasper Guarrasi
CEO, CAP



Memorandum of Appeal

Date: June 21, 2019

To:

Riverside County Planning Department

From: Michael Lee on behalf of Eripire Connect
Applicant File #: CAN190006

Based on the following factors, we are requesting an appeal in response to the RFP Ranking for
Commercial Cannabis Retailers:

Grounds of Appeal:

The selection process was unfair in that the County failed to follow the stated selection process
which gave an unfair competitive advantage to the selected Proposer(s) and the selection
process was not modified or waived pursuant to the RFP.

Facts and Description of Grounds of Appeal:

The attached table and maps support the list of zoning conflicts and buffer zone conflicts below,
which leads to a number of currently high-ranked applicants being disqualified. We propose that
by allowing applicants that violate zoning and buffer requirements stated in the RFP, the process
is materially inconsistent with the RFP and associated policy and evaluation criteria. Please see
RFP references below and the attached table and maps for details.

On page 18 of the revised RFP issued March 20*, 2019, it elaborates that cannabis retail
locations must be 1,000 ft from child care centers, k-12 schools, public parks or youth centers,
and even with a possible variance, would need to be 650 ft away as an absolute minimum.

On page 18 of the revised RFP issued March 20, 2019, it also states that cannabis retail
locations must exhibit a zone that allows retail sales activities pursuant to ordinance No. 348.

On page 22 of the revised RFP issued March 20®, 2019, it states that if a proposal fails any of the
listed criteria, the proposal will be excluded from consideration and a 50% deposit will be
returned to the proposer. Question 51 and 142 in Attachment 5 of the RFP issued March 20™,
2019, are related to RFP pages 18 and/or 22, and state the following: (see excerpts below)

51.

Q: | if the proposed Retail Sales operation is within a 500 feet from a smoke shop at the time of submittal but
will not be there upon approval of a CUP, will that remove the proposed project from the process?

A: | The Proposal review process will consider the current factors relating to the proposed project. Ifitis
discovered that the proposed project is within 500 feet of a smoke shop or similar use, the application will
be returned during the 1* phase of review with a 50% refund. This criteria has been added to the
evaluation form, as County Ordinance No. 348 does not allow these locations. Further, if a project receives
a top ranking, allowing them to proceed with a CUP, and it is determined that the property is located within
500-feet of a smoke shop or similar use, the CUP cannot be approved and the application will be denied.

\
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142. | Q: [ | was wondering how far [a Cannabis Retail storefront has) to be from a library. YMCA?

A: | The separation criteria for a Cannabis Retail sales facility is a minimum of 1,000-feet to any Child Day Care
Center, a K-12 school, a public park or a Youth Center. The distance shall be measured from the nearest
points of the respective lot lines using a direct straight-line measurement. A library does not qualify as one
of these uses. However, a Youth Center is defined as “Any public or private facility that is primarily used to
host recreational or social activities for minors, including, but not limited to, private youth membership
organizations or clubs, social service, teenage club facilities, video arcades, or similar amusement park
facilities.” Therefore, the YMCA would be considered a Youth Center and the 1,000-foot criteria would be
maintained. Note, however that this location requirement may be modified with the approval of a variance '
pursuant to Section 18.27 of the ordinance but in no case shall the distance be less than allowed by State
law. If a variance is requested, it must be discussed in your proposal within the separation section. Note

also that any use where the primary function is for the gathering of Youth is considered a Youth Center for
this purpose. :

The RFP references from pages 18, 22 and Attachment 5 above show that the process is
materially inconsistent with the RFP. Our contention is that the zoning and buffer zone violations
below would have been treated in such a way as to rule out several applicants, if the RFP had
been adhered to. (see table and maps attached)

The following list shows applicant file numbers that violate one or more of the references above
from the RFP:

Buffered out by applicant CAN190053 (236 ft)(see map screenshot); Improper Zoning

CAN190080 -address located in CO Zone (not a listed approved zone ordinance No 348.4898
section 19.518)
Approx 650 ft from YMCA Youth Center - called & confirmed - measured parcel to
CAN190055 parcel - 1,000 ft buffer for youth centers required - ordinance 348.4898 section

19.619, A,3; Approx 490 Ft Avant-Garde Foster Family Agency

CAN190040 Approx 430 ft from One Love Smoke Shop (measured parcel to parcel)(violation of
500 ft smoke shop buffer (ordinance No 348.4898 section 19.519, A, 3)

CAN190054 Buffered out by applicant CAN190053 (837 ft) (see map screenshot)

CAN190048 Imppoper zoning - address located in SP Zone (not a listed approved zone ordinance
No 348.4898 section 19.518)

CAN190109 Buffered out by applicant CAN190053 (692 ft) (see map screenshot)

Approx. 400 ft from French Valley Swim Academy (measured parcel to parcel); (1,000

CAN190103 ft buffer for youth centers required by ordinance No 348.4898 section 19.519, A, 3)

Approx 220 ft from Winchester Smoke & Gift (measured parcel to parcel)(violation of
500 ft smoke shop buffer (ordinance No 348.4898 section 19.519, A, 3)

CAN190013 Buffered out by applicant CAN190027
CAN190116 Buffered out by applicant CAN190050
CAN190015 Still zoned out due to applicant CAN190027

CANNABIS RETAILER RFP RANKING - LETTER OF APPEAL — EMPIRE CONNECT



We greatly appreciate the time and energy that the Riverside County Planning Department has
invested into the RFP process and we look forward to your response.

Sincerely,

N

Michael Lee
Empire Connect

CANNABIS RETAILER RFP RANKING — LETTER OF APPEAL - EMPIRE CONNECT



Cannabis RFP Response Rarkings - Revised

Nibble This - Lake 17139 Grand
CAN190043 Eisifiore, LLG 381273029

23 _A;.)r_Jlican.t/ 0 Original | Corrected
_Ft_le # Business Name APN Address Notej's Rank R an‘k
The Artist Tree ;
1 1
CAN190053 VA, LLC 247042020 | 240 lowa Ave

; EEL - Riverside 72064 Adelaid
6 3
CAN190034 County, LLC 650360021 St
. | Coronita Helping 2000 Frontage 7 4
CAN190039 Hands, LLC 102102021 Rd
EBC - Hemet 41007 E
: 5
CAN190044 LLC 438230042 Florida Ave 8
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Cannabis RFP Response Rankings - Revised

App_licaht/ _
Business Name
= i r.\'q- P, J

o
| Rank

- Address

i 1. 4

CAN190038 F2-Palm Desert, | 48370011 38420 Berkey

LLC Br
e e e i1
ki Sot;ii:)env:.SfLC 381251025 1739:V(e3rand 14 8
can190036 | vﬁ?:hes‘er' 46T Winsr?easSt:r Rd 18 9
CAN190027 Kindlife 551240011 4304;\/'2”“’3 e &

Harvest {(Sandra
Christensen)
Riverside
Wellness, LLC

CAN190012 458221007 | 0 Unassigned 18 11

CAN190026

247082001 | 451 lowa Ave 19 12
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Cannabis RFP Response Rankings - Revised

. Applicant/ Original | Corrected
File # B APN _ Address . Notes Rank Rank
Green Goddess
CAN180101 | "o 0 de. LLC | 519162007 | 0 Unassigned 20 13
Riverside 19700 19700
CAN190031 {La Corona 277110040 | Temescal 21 14
Weliness) Canyon Rd

Roots Mecca .| 90480 66th '

CAN190068 | 0ot Bocte | 727100030 . 2 15

CAN190111 | Green Goddess | (0., 0., | 54900 Pine 23 16
Riverside, LLC

Crest Ave

CAN190006 | Empire Connect | 387103006 15572\/3““"" X 17
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Map#1 Showing Distance Between
Applicant Rank 1 and Applicant Rank 11

Applicant CAN190053 - RANK 1 (Parcel 247-042-020)
BUFFERS OUT

Applicant CAN190109 RANK 11 (Parcel 246-110-003)

DISTANCE: 629FT
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Map#2 Showing Distance Between
Applicant Rank 1 and Applicant Rank 9

Applicant CAN190053 - RANK 1 (Parcel 247-042-020)
BUFFERS OUT

Applicant CAN190054 RANK 9 (Parcel 246-123-024)

DISTANCE: 837FT
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Map#3 Showing Distance Between
Applicant Rank 1 and Applicant Rank 2

Applicant CAN190053 - RANK 1 (Parcel 247-042-020)
BUFFERS OUT

Applicant CAN190080 RANK 2 (Parcel 247-091-062)*

DISTANCE: 236FT

*Applicant CAN190080 is also in the CO Zone - not a designated zone for commercial cannabis
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Cannabis Request for Proposal (RFP)
Question & Answers

Clarifications on the process —

L ]

Only Pre-registered applicants who submitted an Interested Parties Form will be able to submit an application
for the RFP process for consideration.

If you are ranked as a top 19 Retail Sales or top 50 Cultivation proposal it does not guarantee that you will obtain

an approval for a Land Use Permit. After you are ranked you must apply for a Conditional Use Permit (CUP)
through the Land Use Process.

All types of Cannabis uses in the County must apply for a Conditional Use Permit and must go to a hearing

before the Planning Commission for a recommendation to the Board of Supervisors (BOS) and before the BOS
for a final decision.

During the Conditional Use Permit process applicants will be required to enter into a Developer Agreement (DA).

The following questions were posed to the County at the March 5, 2019 and March 6, 2019 interested Parties
Workshops and emailed to staff during the period of March 5, 2019 to march 20, 2019. Responses are based on
the understanding of each question posed. It is the responsibility of the Proposers to review answers and best
apply them to their Proposal.

Questions and Answers:

1

Q: | Are we allowed to cultivate non-flowering plants? Will non-flowering plants count against the allowable
square footage? Do non-flowering plants need to be covered?

A: | Cannabis Nurseries are not required to propagate plants in mixed light structures or indoor, but mature

plants may not retmain on the site and must be removed once matured. This use must have a Nursery
License.

if the plants will be cultivated to maturity they must be covered and they will count towards the Cannabis
canopy. This use must have a Cultivating License.

Note that Cannabis cultivators may propagate immature plants. The areas for propagation must be
indicated on the provided site plan and these plants must be moved to the allowable canopy areas once
they mature. At no time may mature plants exceed the canopy area that has been permitted on the
property with a CUP. At no time may a Cannabis cultivator sell immature (nursery plants) or propagate
nursery plants for others.

Q: | Is there an update regarding the W-2 form in the RFP process?

A: | Cannabis activities are currently not allowed in the W-2 Zone and therefore, excluded from the RFP process
but research regarding the W-2 Zone is currently being reviewed. Recommendations for this Zone as well
as the R-R and R-A Zones will be presented to the Planning Commission and the Board for review and
consideration later this year.

How will applicants be notified if they are within 1,000 feet from another Cannabis proposed operation?

b gts

During the ranking process proposals will be reviewed to determine if any proposed Retail Sales Cannabis
operations are within 1000 feet from another proposed Retail Sales Caninabis operation. If both proposals
are in the included rankings, Proposers will be notified that they are within 1,000 feet from another
Cannabis operation and informed that the first applicant to complete and receive CUP approval will be

given the permit. Each applicant would then be proceeding at risk as to who obtains the permit first.




COUNTY OF RIVERSIDE

Transportation and Land Management Agency
Juan C. Perez
Assistant CEOQ/TLMA Director

Transportation Department, Planning Department Building and Safety Department Code Enforcement Department

June 27, 2019

Homeland Holistic Care LLC
Attn: Chad A. Franks &
Douglas P. Heldoorn

Via E-mail: chad@sdmr.co

RE: Appeal — CAN190041
Dear Mr. Franks & Mr. Heldoorn:

Thank you for your interest in the County’s Commercial Cannabis Retailer Request for Proposal
(RFP) process. The County received 119 overall responses to the proposal request. Of the
submitted Cannabis Retailer Proposals, 68 responders passed the initial completion check and
were ranked by the RFP review panel. That panel consisted of six uniquely qualified Riverside
County staff members from a variety of County Departments.

Staff ranked these proposals based on the published RFP criteria. The staff recommended
ranking list was released on June 17, 2019. That list includes the Cannabis Retail proposals
that are being recommended to be allowed to proceed with a Conditional Use Permit (CUP)
.application.

You are receiving this letter because you filed an Appeal of the staff recommended list,
pursuant to the published RFP for dated March 20, 2019, Section X “Appeal Procedure”. Your
appeal was timely filed, and has been carefully reviewed by the TLMA Director.

Please note that, as indicated the in RFP, the role of the TLMA Director is to determine whether
or not County staff or the RFP review panel followed the selection process outlined in the RFP
and whether the RFP materials were materially ambiguous or inconsistent so as to give the
selected Proposer(s) an unfair advantage.

Please also note that it is not my role to second-guess County staff or the RFP review panel as
to the relative strengths or weaknesses of the submitted Proposals. | have committed to not
substitute my judgment for that of staff or the RFP review panel, so long as the RFP process
has been substantially followed.

4080 Lemon Street, 14th Floor e Riverside, California 92501  (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



As noted in your Appeal, a copy of which is attached, the basis of your Appeal are as follows:

e The Appeal alleges that an administrative error occurred in the County’s review of the
application, in that the zoning of the property is C-P-S (Commere¢ial Scenic Highway),
which is an allowable zone for cannabis retailers under County Ordinance 348.

* It submits a copy of a County “Map My County” GIS database property profile showing
that APN 459-161-002 is zoned C-P-S.

¢ The appeal alleges that the proposal should have received an additional 12.5 points
under Section 6 of the RFP for being within a zone that allows cannabis retailers.

I have reviewed your Appeal, and after close scrutiny, have determined that it does not have
merit, and is hereby denied. This is based on the following:

e A careful review of the submitted proposal indicates that the proposed site actually
covers two parcels, APN 459-161-002 and APN 459-161-001. This is depicted in the
Site Plan exhibit included in the proposal, which shows the site covering approximately
128 feet of frontage along Highway 74 and bounded by Guthridge Lane on its western
boundary, through which it takes access via a driveway.

» Although the zoning on APN 459-161-002 is C-P-S, the zoning on the adjacent APN
459-161-001 which is next to Guthridge Lane is R-R (Rural Residential), which is not an
allowed zone for cannabis retailers. A copy of the “Map My County” property profile for
APN 459-161-001 is attached. In cases where a project spans more than one parcel,
all parcels have to have the appropriate zoning, or process a zone change application,
and ultimately a parcel merger.

* A close review of the Appeal shows that a new Addendum (Addendum No. 3) has been
submitted to the Commercial Property Purchase Agreement and Joint Escrow
Instructions.  This new Addendum 3 attempts to amend the original submitted
Agreement, which referenced APN 459-161-001 (zoned R-R) to APN 459-161-002
(zoned C-P-S) throughout the Agreement. However, RFP Question and Answer
section, which was included in the RFP, makes it clear (Q&A #191) that “once the RFP
has been submitted to the County you will not have the opportunity to revise the
content”.

Please note that, although this proposal is not being recommended to move forward at this
time, the County will re-evaluate the program after the first year of implementation and
determine how we will proceed in future years. We appreciate your interest in submitting a
proposal, and urge you to stay involved as the program progresses in the future.

Sincerely,

=

Juan C. Perez,
Assistant CEO/TLMA Director

4080 Lemon Street, 14th Floor e Riverside, California 92501 » (951) 955-6838
P. O. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177




Riverside County Parcel Report

APN(s) 459161001
MAPS/IMAGES a3 -
ol
14 .-J
459- Lo 459-
i | B 459-
094- g 161- 161~ 161
018 = 1 oo 002
2 018
S
=
Q
459- 459- 459-
094- 161- 161-
016 013 014
! = Tl RN Number of Baths: 0
ey — — Number of Bedrooms: 0
APN 459-161-001-1 Construction Type:
SPECIAL CONSTRUCTION
Previous APN 000-000-000 Garage Type:
Property Area (sq ft). 0
Owners 459-161-001 Roof Type:; UNKNOWN
MANUEL F ACEVEDO Sun"lber of Stories: =
ook
ROSARIO ACEVEDO Central Cook: YES
Central Heat: YES
Address 459-161-001
NOT AVAILABLE Supervisorial District CHUCK WASHINGTON. DISTRICT 3
Township/Range TSSR2W SEC 17 NW
Mailing Address 459-161-001

Legal Description

Lot Size

Property
Characteristics

28125 PATTILN
ROMOLAND CA 92585

459-161-001
Recorded Book/Page: MB 13/1
Subdivision Name: HOMELAND

Lot/Parcel: 1
Block: A
Tract Number: 0

459-161-001
Recorded lot size is 0 acres

459-161-001

Year Constructed: 1776

Elevation Range (ft.)

Thomas Bros. Maps
Page/Grid

indian Tribal Land

City Boundary

City Spheres of
Influence

Annexation Date
LAFCO Case
Proposals

March Jnint Pawars

1604 - 1608

Page: 839 GRID: C1
Not in a Tribal Land
Noétin a city

Not in a city sphere

N/A
N/A

N/A
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March Joint Powers
Authority

County Service Area

R R

Not in the jurisdiction of the March Joint
Powers Authority

HOMELAND #80 - LIGHTING

Specific Plans

Land Use
Designations

General Plan Policy
Overlays

Area Plan (RCIP)

General Plan Policy
Areas

Zoning Classifications
{ORD, 348)

Zoning Overlays

Historical Preservation
Districts

Agricultural Preserve

Not in a Specific Plan

CR

HIGHWAY 79 POLICY AREA

Harvest Valley / Winchester

Notin a General Plan Policy Area
Zoning R-R CZ Number: 0
Not in a Zoning Overlay

Not in a Historical Preservation District

Not in an Agricultural Preserve

Airport Influence MARCH AIR RESERVE BASE
Areas
Alrport Compatibility MARCH AIR RESERVE BASE, ZONE E
Zones
Zoning Districts/Areas = HOMELAND AREA
Community Advisory WINCHESTER/HOMELAND MAC
Councils
Residential Permit N/A
Statistics Expected Units:
BRS Permit Units: Final  Issued  Active
Current Permits:
Cumulative Total:
% of Expected:
r_ -

CVMSHCP {Coachella
Valley Muiti-Species
Hakiitat Conservation
Plan) Plan Area

CVMSHCP (Coachelia
Valley Multi-Species
Habitat Conservation

Plap) Conservation

Area

CVMSHCP Fluvial Sand
Transport Special
Provision Areas

WRMSHCP {Western
Riverside County

Multi-Species Habitat
Conservation Plan) Plan

NOT IN THE COACHELLA VALLEY MSHCP FEE

NOT COACHELLA VALLEY CONSERVATION

NOT IN A FLUVIAL SAND TRANSPORT

WESTERN RIVERSIDE COUNTY

Conservation Plan) Plan
Area

WRMSHCP (Western
Riverside County
Multi-Species Habitat
Conservation Plan) Cell
Group

WRMSHCP Cell Number

HANS/ERP (Habitat
Acquisition and
Negotiation
Strategy/Expedited
Review Process)

Vegetation (2005)

733 Wiy, i
Fice Hazard

Classification (Ord.
787)

Fire Responsibility
Area

[BEVELOPMFN??EES'

Not in a Cell Group

Not in a Cell Number

Project: N/A

Conserve:
Status:
Notes:
Intake Num:
LMS Cass:

Urban or development Mapping Unit

Not in a Fire Hazard Zone

Not in a Fire Responsibility Area

CVMSHCP (Coachelia
Valley Muiti-Species
Habitat Conservation
Plan) Fee Area (Ord
875)

WRMSHCP (Western

Riverside County
Muiti ies Hablia

Conservation Plan)
Fee Area (Ord 810)

Western TUMF
{Transportation
Uniform Mitigation Fee
Ord. 824)

Eastern TUMF
{Transportation
Uniform Mitigation Fee
Ord. 673)

Road & Bridge Benefit
District

DIF (Development
impact Fee Area Ord.
659)

KR Fee Area
Stephen’s Kagarco
Rat Ord. 663.10

Development
Agreements

[TRANSPORTATION more...

NOT IN THE COACHELLA VALLEY MSHCP FEE

WESTERN RIVERSIDE COUNTY

IN OR PARTIALLY WITHIN A TUMF FEE AREA.

NOT IN THE EASTERN TUMF FEE AREA

NOT IN AN ROAD/BRIDGE BENEFIT
DISTRICT

HARVEST VALLEY/WINCHESTER, AREA 16

In or partially within the SKR Fee Area

Agreement # Not in a Dev Agreement
Amendment #
Expiration Date Line
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L =
Circulation Element IN OR PARTIALLY WITHIN A CIRCULATION

Ultimate Right-of-Way

Road Book Page 1038

Transportation Contract Number: Notin a Trans Agreement
Agreements

CETAP (Community Not in a CETAP Corridor
and Environmental

Transportation

Acceptability Process)

Corridors

A
PN e palfl=tn.

Flood Plain Review *MAYBE REQUIRED, CONTACT RIVERSIDE

Flood Control District RIVERSIDE COUNTY FLOOD CONTROL

Watershed SAN JACINTO VALLEY

Water District EASTERN MUNICIPAL WATER DISTRICT
BT o T e

Fault Zone NOT_|N A FAULT ZONE

Faults NOT IN A FAULT LINE

Liquefaction Potential Low

Subsidence Susceptible
Paleontological HIGH SENSITIVITY (HIGH B): SENSITIVITY
Sensitivity EQUIVALENT TO HIGH A, BUT IS BASED ON

THE OCCURRENCE OF FOSSILS AT A
SPECIFIED DEPTH BELOW THE SURFACE.
THE CATEGORY HIGH B INDICATES THAT
FOSSILS ARE LIKELY TO BE
ENCOUNTERED AT OR BELOW FOUR FEET
OF DEPTH, AND MAY BE IMPACTED
DURING EXCAVATION BY CONSTRUCTION

ACTIVITIES.
[MISCELLANEOUS | gl e NS
School Districts ROMOLAND & PERRIS UNION HIGH
Communities Homeland

Lighting (Ord. 655) Zone: B

2010 Census Tract 427.23

Farmland URBAN-BUILT UP LAND

Special Notes NO SPECIAL NOTES

Tax Rate Area & 089015 - CO FREE LIBRARY

District Name 089015 - CO STRUCTURE FIRE PROTECTION

089015 - CO WASTE RESOURCE MGMT DIiST
089015 - CSA 146

089015 - CSA 152

089015 - CSA 80 *

089015 - EMWD

088015 - EMWD IMP DIST 2

089015 - FLOOD CONTROL ADMIN

089015 - FLOOD CONTROL ZN 4

089015 - GENERAL

089015 - GENERAL PURPOSE

085015 - MT SAN JACINTO JR COLLEGE
089015 - MWD EAST 1301999

089015 - PERRIS AREA ELEM SCHOOL FUND
089015 - FERRIS JR HIGH AREA FUND
089015 - PERRIS UNION HS

089015 - PERRIS VALLEY CEMETERY

089015 - RDV PROJ 3-HOMELAND

089015 - RIV CO REGIONAL PARK & OPEN SF
089015 - RIVERSIDE CO OFC OF EDUCATION
089015 - ROMOLAND SCHOOL

089015 - SAN JACINTO BASIN RESOURCE
089015 - SO. CALIF J7(19,30,33,36,37,56)
089015 - VALLEY HEALTH SYSTEM HOSP
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[ﬁ.‘ﬁs PERMITS & CASES

Administrative Cases

Case

Case Description Status
N/A N/A N/A
Buiiding and Safety Cases
Case Case Description Status
BTI060386 TI-HOMELAND DRIVING SCHOOL-OCCUPANCY-PP21611 FINAL
Code Cases
Case Case Description Status
N/A N/A N/A
Fire Cases
Case Case Description Status
FHAZ0005146 CLOSED
FHAZ0105462 CLOSED
FHAZ0308581 CLOSED
FHAZ0505462 CLOSED
FHRAZ1906167 OPEN
FHAZ9102261 CLOSED
FHAZ9403085 CLOSED
FHAZ9505309 CLOSED
FHAZY601085 CLOSED
FHAZS704522 CLOSED
Planning Cases
Case Case Description Status
CAN190041 RFP COMMERCIAL CANNABIS APPLIED
HR0O1053 REBUILD LETTER PAID
HR01204 REBUILD LETTER, THE OWNER IS WANTING TO SEEL THE P ROPERTY, THE LETTER IS REQUESTED PAID
BY THE BANK.SENT TO MURRIETA 9/19/05
PP21611 CHANGE USE FROM VIDEO STORE TO DRIVING SCHOOL W/PA RKING/MINOR PLOT PLAN APPL OK APPROVED
PER RON GOLDMAN PER COMMENTS ON PARCEL 459-161-002 ON 2/17/06.
Survey Cases
Case Case Description Status
N/A N/A N/A
Transportation Cases
Case Case Description Status
N/A N/A N/A

'DEPARTMENT of ENVIRONMENTAL HEALTH PERMITS

Septic Permits
Record Id Application Date Plan Check Approved Date Final inspection Date Approved Date
N/A N/A N/A N/A N/A
Well Water Permits
Record Id PE Permit Paiéf Date Permit Approved Date Well Finaled Date
N/A N/A N/A N/A N/A
(*DISCLAIMER* R o i F = ]

Maps, permit information and data are to be used for reference purposes only. Map features are approximate, and are not necessarily accurate fo
surveying or engineering standards. The County of Riverside makes no warranty or guarantee as to the content {the source is often third party),
accuracy, timeliness, or completeness of any of the dala provided, and assumes no legal responsibility for the information contained on this map. Any
use of this product with respect to accuracy and precision shall be the sole responsibility of the user.
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Cannabis Request for Proposal (RFP)
Question & Answers

Clarifications on the process —

‘= Only Pre-registered applicants who submitted an Interested Parties form will be able to submit an application
for the RFP process for consideration.

e If you are ranked as a top 19 Retail Sales or top 50 Cultivation proposal it does not guarantee that you will obtain
an approval for a Land Use Permit. After you are ranked you must apply for a Conditional Use Permit (CuP)
through the Land Use Process.

L ]

All types of Cannabis uses in the County niust apply for a Conditional Use Permit and must go to a hearing
before the Planning Commission for a recommendation to the Board of Supervisors (BOS) and before the BOS
for a final decision.

During the Conditional Use Permit process applicants will be required to enter into a Developer Agreement (DA).

The following questions were posed to the County at the March 5, 2019 and Marth 6, 2019 Interested Parties
Workshops and emailed to staff during the period of March 5, 2019 to march 20, 2019. Responses are based on
the understanding of each question posed. It is the responsibility of the Proposers to review answers and best
apply them to their Proposal.

Questions and Answers:

1. Q: | Are we allowed to cultivate non-flowering plants? Will non-flowering plants count against the allowable
square footage? Do non-flowering plants need to be covered?

A: | Cannabis Nurseries are not required to propagate plants in mixed light structures or indoor, but mature
plants may not remain on the site and must be removed once matured. This use must have a Nursery
License.

If the plants will be cultivated to maturity they must be covered and they will count towards the Cannabis
canopy. This use must have a Cultivating License.

Note that Cannabis cultivators may propagate immature plants. The areas for propagation must be
indicated on the provided site plan and these plants must be moved to the allowable canopy areas ance
they mature. At no time may mature plants exceed the canopy area that has been permitted on the
property with a CUP. At no time may a Cannabis cultivator sell immature (nursery plants) or propagate
nursery plants for others.

2. Q: | Is there an update regarding the W-2 form in the RFP process?

A: | Cannabis activities are currently not allowed in the W-2 Zone and therefore, excluded from the RFP process
but research regarding the W-2 Zone is currently being reviewed. Recommendations for this Zone as well
as the R-R and R-A Zones will be presented to the Planning Commission and the Board for review and
consideration later this year.

3. Q: | How wilt applicants be notified if they are within 1,000 feet from another Cannabis proposed operation?

A: | During the ranking process proposals will be reviewed to determine if any proposed Retail Sales Cannabis
operations are within 1000 feet from another proposed Retail Sales Cannabis operation. If both proposals
are in the included rankings, Proposers will be notified that they are within 1,000 feet from another
Cannabis operation and informed that the first applicant to complete and receive CUP approval will be
given the permit. Each applicant would then be proceeding at risk as to who obtains the permit first.




Cultivation and Retail sales the Microbusiness will be included in that category where the proposal scores

| the higher score.

181. | Qi | Can we change our canopy size from our pre-reg. form to accomplish a Cultivation focused license
application?

A: | See answers to Questions 8. and 71. Above

182. | Q: | For the business plan portion of the Cultivation proposal submission, is there a general requirement that
the proposal documents be of a certain font-size or margin?

A: | No :

183. | Q: | Also, for the business plan portion, are we allowed extra pages for submitting the site plan? Site plans
usually take up at least one page in our experience.

A: | See answer to Question 113. Above

184. | Q: | Subsection (n} of the business plan section identifies that it is allowed a 1 page maximum, |s this in the
proper place? Is this 1 additional page in addition to the 5 page maximum? Or does this mean to say this
subsection [cannot) be over 1 page within the 5-page business plan?

A: | The RFP Addendum now states the maximum page limits for all categories.

185. | Q: | K an applicant put 2 APN numbers on one application can he change both of them?

A: | See answers to questions 53. And 78. Above. Note also that RFP’s must be submitted for each location.

186. | Q: | [I've] submitted for pre registrations and got the invitation for workshop. Does this mean | can apply for
Cultivation? [Cultivation] deadline is [April] 12th correct and if | planned to do nursery there is no
deadline? '

A: | See answer to question 151. Above for nurseries. If you desire to submit an RFP for Cultivation and have
the invitation you may submit and RFP pursuant to the RFP requirements.

187. | Q: | Is the prior Cannabis experience only allocated to legal operations only, or can someone who has been in
the prop 215 space, allowed to be a gualifying owner?

A: | Qualified prior Cannabis experience is-considered experience with a permitted and non-permitted Cannabis
businesses. Please refer to RFP.

188. | Q: | Does the resident have to be in Unincorporated Riverside, or can they be in Riverside County and areas
like Murrieta?

A: | The residency requirement pertains to proposers that are residents of the County or Riverside, including all
cities within the County.

189. | Q: | 1am in the process of submitting my RFP for commercial Cannabis Microbusiness, | want to make sure
that | am on the [pre-registered] list and that is the next step in the process? Do you have a [pre-
registered] list of applicants?

A: | You are a qualified Interested Party if you received an email inviting you to the Interested Party Workshops.
A copy of that email is required upon submittal of the RFP.

-190. | Q: | My question for the County is “if our application is deemed to be incomplete, will we have an
opportunity to amend the application.

A: | Once the RFP has been submitted to the County you will not have the opportunity to revise the content.

191. | Q: | If we have inadvertently responded to a question incorrectly or incompletely. Will we have an
opportunity to correct it?

A: | Once the RFP has been submitted to the County you will not have the opportunity to revise the content.

192. | Q: | i a general plan amendment is required, how will that affect the selection determination?

A: | AGeneral Plan Amendment complicates the CUP process. If the amendment is Foundation change, that
amendment will not be able to be considered until 2024. Care should be taken if you find yourself in this
situation.

193. | Q: | Can | change the scope of my RFP submission to include just Cultivation from the scope submitted for in
my [pre-registration] which was Cultivation, Manufacturing and Distribution?

A: | See answer to question 8. Note that once the RFP is submitted uses may NOT be revised.

194. | Q: | Can lincrease the size of the Cultivation area requested in [pre-registration) from 22,000 sq. ft. of indoor

grow to 44,000 sq. ft. in the RFP?




Flores, Robert

“ ==}
From: Chad Franks <chad@sdmr.co>
Sent: Sunday, June 23, 2019 2:55 PM
To: Cann Planning
Cc: Hildebrand, John
Subject: APPEAL OF CANNABIS RFP AWARD: HOMELAND HOLISTIC CARE, LLC (CAN190041)
Attachments: Appeal Homeland filed 6.23.19.pdf
CAUTION: This email originated externally from the Riverside County email system

DO NOT click links or open attachments unless you recognize the sender and know the content is safe.

Dear Planning Department:

Homeland Holistic Care LLC hereby respectfully submits its appeal pursuant to the rules and guidance set forth
in pages 3 and 4 of the "Cannabis RFP Response Package" released by the Department on June 17, 2019.

Please -- if you do not mind -- confirm receipt of this email when received.
Sincerely,

Chad Franks
(949) 702-1289



APPEAL - CAN190041 - PAGE 1 OF 2

APPEAL OF CANNABIS RFP AWARD: (HOMELAND HOLISTIC CARE LLC, CAN190041)
I Introduction.

Homeland Holistic Care LLC (*Homeland” and/or -“Appellant”) hereby respectfully
appeals the County’s decision not to issue an award notification to Appsllant.

. Authority for Appeal.

Homeland appeals on the following basis, as set forth in “Request for Proposals for
Commercial Cannabis Retailers — Addendum” (the “Addendum”) Section X(1)(b) and as set
forth on page 2 of the “Cannabis RFP Response Package” released June 17, 2019, specifically
on the grounds that, “ftJhe selection process was unfair in that the County falled to follow
the stated selection process, which gave an unfair competitive advantage to the selected
Proposer(s) and the selection process was not modified or waived pursuant to the RFP.”

Homeland respectfully believes an administrative error occurred in the County’s review
of its application, which had the effect of providing an unfair competitive advantage to the
Proposer(s) as follows:

Section 6 of the Addendum states: “Does the Proposal include a statement confirming

that the proposed lot Retailer lot exhibit a zone that allows Cannabis Retailers pursuant to
Ordinance No. 3487”

In its application, in response to Section 6, Homeland submitted the following signed
statement:

To the best of our knowledge, pursuant to Section 19.519 of
Ordinance No. 348, the above named property [31525 US
Highway 74, Homeland, CA 92585: APN 459-161-002] is eligible
for Commercial Cannabis retail sales and eligible for the issuance
of a CUP, as it is located in the following zone: C-P-S.

See Exhibit A, showing true and correct copies of Sections 1 and Section 6' of Homeland's
Application, CAN190041. (Emphasis added).

! The signed version of the statement in Section 6 is provided in the original and copies filed with the
County.




APPEAL - CAN180041 - PAGE 2 OF 2

As you can see in Exhibit A, Homeland provided “a statement confirming that the
proposed lot Retailer lot exhibits a zone that allows Cannabis Retailers pursuant to Ordinance
No. 348." Specifically, Homeland stated under penalty of perjury, “ ... APN 459-161-002 is
eligible for Commercial Cannabls retail sales and eligibie for the issuance of a CUP, as it
Is located In the following zone: C-P-S.” (emphasis added).

This statement was clearly in compliance with the requirements of Section 6 of the
addendum and as such Homeland should be awarded an additional 12.5 points.

For the avoidance of doubt, it should be noted that Section 19.518 of Ordinance No. 348
states “[s]torefront Cannabis Retailers within a permanent structure are allowed in the following
zones... C-1/C-P, C-P-8, |-P, M-SC, M-M and M-H.” (emphasis added).

The subject property is in fact zoned as C-P-S. As proof of this Homeland submits a
search conducted on APN 459-161-002 on March 20, 2019 at 3:17:41pm via “Map My County”
on the County’s website, which lists the subject property as being zoned “C-P-S.” See Exhibit B,
Pg. 2 “Zoning Classifications,” “Zoning C-P-S”.

Since the subject property is correctly zoned, Homeland should be awarded an
additional 12.5 points for Section 6 of its application.

C., Homeland Has Secured The Subject Property.

Finally, Homeland proffers the acquisition documents relating to APN 459-161-002,
which demonstrate the subject property was properly secured by Homeland in accordance with
the requirements of the Addendum. See Exhibit C,2 see Addendum No. 3.

IV.  Conclusion

Homeland received a total score of 349.3 on its application. With the addition of the 12.5

points sought above, Homeland’s score should be raised to 361.8, placing it in the 16th position
of the rankings.

0423 /19 04/23 /19
Date D /£
Douglas P. Heldoom (l{bplicant) ‘Chad A. Franks (Operator)

? Homeland is willing and able to produce itself to the County (along with the seller) to verify acquisition of
the subject property on 04/11/19,
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Homeland Holistic Care LLC Section: 1 General App' cation Infa Storefront Retail/Defivery RFP 2 *

SECTION 1

GENERAL
APPLICATION
INFO

Proposer/Organization Name: Homeland Holistic Care LLC

Owner: Douglas P Heldoorn

Operator #1: Chad Franks

Interested Party Pre-Registration Form Owner/Operator: Douglas P Heldoorn
Project’s Name/Location: 31525 US Highway 74, Homeland CA 92584

Project’s APN: 45%9-161-002

Project’s Square Footage: 704

Proposal Category: Storefront w/delivery




“Hemelasd Holistic Care LLC Section: 4 T2,

2 Coning Coanfirriation Storefront Retail/Delivery RFP 33

SECTION 6

CANNABIS USE ZONING
CONFIRMATION

Address: 31525 US Highway 74, Homeland, CA 92584
Assessor's Parcel Number: 459-161-002

To the best of our knowledge, pursuant to Section 19.519 of Ordinance No. 348, the above-named

property is eligible for Commercial Cannabis retail sales and eligible for the issuance of a CUP, as
it is located in the following zone: C-P-S,

| declare under penalty of perjury under the laws of the State of California, that the statements
made above are true and correct.

Name

Title

Date

Proprietary & Confidential Infarmation of Ademant Law Group, PC, Not for Duplication.
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Riverside County Parcel Report

APN(s) 459161002

’APN 459-161-002-2
{Previous APN 000-000-000
IOMIB Not Avaifable Online
Address 455-161-002
31525 HIGHWAY 74
HOMELAND CA 92548
Mailing Address 459-161-002
28125 PATTILN
ROMOLAND CA 92585
Legal Description 459-161-002
Recorded Book/Page: MB 13/4
Subdivision Name: HOMELAND
Lot/Parcel: 1
Block: A
Tract Number: 0
Lot Size 459-161-002
Recorded lot size is 0 acres
Proparty 459-161-002
Characteristics Year Constructed:
Number of Baths:
Number of Bedrooms:

SPECIAL

CONSTRUCTION

Garage Type:

Property Area (sq ft):

Roof Type: UNKNOWN

Number of Stories:

Pool: YES

Central Cool: YES

Central Heat: YES
ESuporvisorM District CHUCK WASHINGTON, DISTRICT 3

ownship/Range T5SR2W SEC 17 NE

TSSR2W SEC 17 NW

|Elevation Range (ft) 1604 - 1608

Thomas Bros. Maps
IPagerGrid

Page: 839 GRID: C1

Mareh dnint Powars

[indian Tribai Land “Notin a Tribal Land

[City Boundary " Cantact the city for more information
{Clty Spheres of Not in a city sphere

Influence

[Anaexation Date N/A

{LAFCO Case N/A

Proposals N/A

Page 1 of 4 on 3/20/2019 3:17:41 PM



loint Powers Not in the jurisdiction of the March Joint Conservation Pian) Plan
Powers Authority Area
|county Service Arsa HOMELAND #80 - LIGHTING CP (Western Not in a Cell Group
Riverside County

Multi-Species Habitat
Conservation Plan) Ceil

C : SHCP (Couchella  NOT IN THE COACHELLA VALLEY MSHCP FEE
) S

NOT COACHELLA VALLEY CONSERVATION

ransport Speclal

FVMSHCP Fiuvial Sand NOT IN A FLUVIAL SAND TRANSPORT
Provision Areas

WESTERN RIVERSIDE COUNTY

muiti-species Habitat
Conservation Plan) Plan

Notin a Spedﬁc Plan Group

Land Use CR fwnusucr* Cell Number Not in a Cell Number

Designations i

lGonernl Plan Policy  HIGHWAY 78 POLICY AREA . ;‘:::f&‘:‘::““ P“"ggw e’x’;‘

Overlays F:g otiation e
[Area Plan (RCIP) Harvest Valley / Winchester - -y Notes:

I - e ) intake Num:!

{Gonoral Plan Policy Not in @ General Pian Poﬂcy Area LMS Casei

lVegetaﬂon (2005) Urban or development Mapping Unit
W Zoning: C-P-5 CZ Number: 0
'—-+ o ] ‘.___.- N iy e
= “'ﬁ’-ﬁ!‘%?ﬂ'rﬁ" l%’.‘.’ i \J"‘f»— ;3}3 ;
i Fire Hazard Not in a Fire Hazard Zone
Classification (Ord.
fl-lhtorlcal Preservation  Not in a Historical Preservation District 787)
|Districts
- |Fire Responsibility Not in a Fire Responsibility Area
!Agncultunl Presarve  Not in an Agricuttural Preserve iArea
T

[Alrpart Influence MARCH AIR RESERVE BASE it it 1

Areas

[Alrport Compatibllity MARCH AIR RESERVE BASE, ZONE E

Zones

[Zoning Districts/Areas  HOMELAND AREA :

WESTERN RIVERSIDE COUNTY

IC#mmunity Advisory WINCHESTER/HOMELAND MAC

‘Councils

Reslidential Permit N/A

Statistics Expected Units: ' :

Fi -
BRS Permit Units: Final i I Adive iﬂ:ﬂm_‘[ﬂ!f, IN OR PARTIALLY WITHIN A TUMF FEE AREA.
Current Permits: ]
Cumulative Total: ﬁf %
% of Expected: i

Eastern TUMF
{Transportation
Uniform Mitigation Fee
Ord. 673)

NOT IN THE EASTERN TUMF FEE AREA

{Road & Bridge Benefit  NOT IN AN ROAD/BRIDGE BENEFIT
District DISTRICT
}mtmgnlgnmm HARVEST VALLEYMWINCHESTER, AREA 16
impact Fee Area Ord.
1639}
ISKR Fee Area In or partially within the SKR Fee Area
§ 's
]Rﬁ Ord. ié g%
[Development Agreement # Not in a Dev Agreement

greaments Amendment #

Expiration D21e Line

Page 2 of 4 on 3/20/2019 3:17:41 PM



- s

iCirculation Element

Uitimate Right-of-Way

Poad Book Page 1038

Transportation Contract Number. Not in a Trans Agreement
/Agreements

icETAP (Community Not in a CETAP Comidor
and Environmental

[Transportation

IFlood Plain Review *MAYBE REQUIRED, CONTACT RIVERSIDE

{Flood Control District RIVERSIDE COUNTY FLOOD CONTROL

SAN JACINTO VALLEY

EASTERN MUNICIPAL WATER DISTRICT

S

R g
NOT IN A FAULT ZONE

NOT IN A FAULT LINE

[quuefactlon Potential  Low

Pubsldenec Suscepiible
Paleontological HIGH SENSITIVITY (HIGH B): SENSITIVITY
Sensitivity EQUIVALENT TO HIGH A, BUT IS BASED ON

THE OCCURRENCE OF FOSSILS AT A
SPECIFIED DEPTH BELOW THE SURFACE.
THE CATEGORY HIGH B INDICATES THAT
FOSSILS ARE LIKELY TO BE
ENCOUNTERED AT OR BELOW FOUR FEET
OF DEPTH, AND MAY BE IMPACTED
DURING EXCAVATION BY CONSTRUCTION
ACTIVITIES.

[Schoof Districts .. ROOLAND & PE RISNGH -
ICOmmunmes Homeland

|Nahting (Ord. 655)  Zone B

{2010 Census Tract 427.23

[Farmiand URBAN-BUILT UP LAND

[Special Notes NO SPECIAL NOTES

[Tax Rate Area & 089015 - CO FREE LIBRARY

F’W Name 085015 - CO STRUCTURE FIRE PROTECTION
! 088015 - CO WASTE RESOURCE MGMT DIST

089015+ CSA 146
089015 - CSA 152

088015- CSA 80 *

089015 - EMWD

089015 - EMWD IMP DIST 2

088015 - FLOOD CONTROL ADMIN

089015 - FLOOD CONTROL 2N 4

089015 - GENERAL

089015 - GENERAL PURPOSE

089015 - MT SAN JACINTO JR COLLEGE
089015- MWD EAST 1301999

089015 - PERRIS AREA ELEM SCHOOL FUND
088015 - PERRIS JR HIGH AREA FUND
089015~ PERRIS UNION HS

089015 - PERRIS VALLEY CEMETERY
088015 - RDV PROJ 3-HOMELAND

089015 - RIV CO REGIONAL PARK & OPEN SE
089015 - RIVEMSIDE CO OFC OF EDUCATION
089015 - ROMOLAND SCHOOL

089015 - SAN JACINTO BASIN RESOURCE
089015 - SO. CALIF,JT(19,30,33,36,37,56)
089015 - VALLEY HEALTH SYSTEM HOSP

Page 3 of 4 on 3/20/2019 3:17:41 PM




Administrative Cases

Case ] . Case Description ‘ T Status
N/A N/A N/A
Building and Safety Cases :
Case | Case Description el Status |
297719 DEMO SEPTIC/ICONNECT TO SEWER FINAL
379262 REROOF - RESIDENTIAL ISSUED
871060388 TI-HOMELAND DRIVING SCHOOL-OCCUPANCY-PP21611 FINAL
BZ257645 SCREEN EXIST PATIO & ADD SCR PATIO FINAL
82273183 REROOF DWLG FINAL
Case | Case Description | Staws |
N/A N/A N/A
Fire Cases _Emnen ) et ;
[__Case [ Case Description i Status i
N/A N/A i N/A
Planning Cases y
Case I Case Description [ Status |
HR01294 REBUILD LETTER, THE OWNER IS WANTING TO SEEL THE P ROPERTY, THE LETTER IS REQUESTED PAID
BY THE BANK.SENT TO MURRIETA 9/19/05
PP216114 CHANGE USE FROM VIDEO STORE TO DRIVING SCHOOL W/PA RKING/MINOR PLOT PLAN APPL OK  APPROVED
PER RON GOLDMAN PER COMMENTS ON PARCEL 459-161-002 ON 2/47/06.
Survey Cases .
[ Case | Case Description [ Staws |
N/A N/A NA
Transportation Cases
| Case i Case Description | Status |
BIC091534 LIC: 023247 COMPLETED
SENTAL MEALTN PERMETE. - ... Wi o
rae s W te i, '2‘{‘ ::;—33-&1‘.3:‘1'“::{?@,@'&& e ]
Septic Permits '
{ Record Id | Application Date |_Plan Check Approved Date | Final Inspection Date i Approved Date }
NA N/A NA N/A N/A
Well Water Permits ; ;
Record Id | PE | PermtPaidDate | PermitApprovedDate |  Well Finaled Date |
N/A N/A N/A N/A N/A

S TITED TMER® .« ... = L s e e o5 . LD 3t il M ey
i&";k-"_-_‘jiﬁﬁ.«"- L eey el -'5,-.-&":“" i ST e (D ""‘%” . i~

Maps, permit information and data are to be used for reference purposes only. Map featu

res are approximate, and are not necessarily accurate to
surveying or engineering standards. The County of Riverside makes no warranty or guarantee as to the content (the source Is often third party),

ceuracy, timeliness, or completeriess of any of the data provided, and assumes no legal responsibllity for the information contained on this map. Any
use of this product with réspect to'accuracy and precision shall be the sole respohisibility of the user.
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Homeland Holistic Care LLC Section: 3 Tvidenze of Seo ‘ Storefront Retail/Delivery BFP  9°*

DISCLOSURE REGARDING
£ CALIFORNIA REAL ESTATE AGENCY RELATIONSHIP
ASSOCIATION {Buyer's Brokerage Firm to Buyer)
OF REALTORS® {As required by the Civil Code)

{C.A.R. Form AD, Revised 12/18)

[ (if checked) This form is being provided in connection with a transaction for a leasehold interest exceeding one year as par Civii Code
section 2079.13()), (k) and (1).

When you enter into a discussion with a real estate agent regarding & real estate transaction, you should from the outset understand what
type of agency refationship or representation you wish to have with the agent in the transaction.

SELLER'S AGENT

A Seller's agent under a listing agreemeit with the Selier acts as the agent for the Seller only. A Seller's agent or a subagent of that agent has
the following affirnative obligations:

To the Seller: A Fiduclary duty of utmost care; integrity, honesty and loyalty in dealings with the Selter.

To the Buyer and the Setler:

{(a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

{b} A duty of honest and fair dealing and good faith.

{c) A duty to disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or
within the diligent attention and observation of, the parlies. An agent is not obligated to reveal to either party any confidential
information obtained from the other party that does not involve the affirmative duties set forth above.

BUYER'S AGENT

A Buyer's agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent,
even if by agreement the agent may receive compensalion for services rendered, etther in full or in part from the Seller. An agent acting only for
a Buyer has the foliowing affirmative obligations:
To the Buyer: A fiduclary duty of utmost care, integrity, honesty and loyalty in dealings with the Buyer.
To the Buyer and the Seller:
(a) Diligent exercise of reasonable skill and care in perforrmance of the agent's duties.
{b) A duty of honest and fair dealing and good faith. ;
(c) A duty to disciose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or
within the diligent attention and observation of, the parlies. An agent is nol obligated to reveal to either party any confidential
information obtained from the other party that does not involve the affirmative duties set forth above.
AGENT REPRESENTING BOTH SELLER AND BUYER
A real estate agent, either acting directly or through one or more saleapsrsons and broker associates, can legally be the agent of both the
Seller and the Buyer In a transaction, but only with the knowledge and consent of both the Seller and the Buyer.
In a dual agency situation, the agent has the following affirmative obligations to both tha Selier and the Buyer:
(a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with either the Seller or the Buyer.
(b) Other duties to the Seller and the Buyer as stated above in their respective sections.
In representing both Seller and Buyer, a dual agent may not, without the express permission of the respective party, disclose {o the other party
confidential information, including, but not limited to, facts relating to either the Buyer's or Seller's financial position, motivations, bargaining
position, or other personal information that may impact price, including the Seller’s willingness o accept a prica less than the listing price or the
Buyer's willingness to pay a price greater than the price offered,
SELLER AND BUYER RESPONSIBILITIES
Either the purchase - agresment or a separate document will contain a confirmation of which agent is representing you and whether that agent is
representing you exclusively in the transaction or acting as dual agent. Please pay attention to that confirmation to make sure it accurately
reflects your understanding of your agent’s role.
The above duties of the agent in a real estate transaction do not refieve a Seller or Buyer from the responsibility to protect his or her own
interests. You should carefully read afl agreements 1o assure that they adequately express your understanding of the transaction. A real estate
agent Is a person qualified to advise about real estate. If legal or tax advics is desired, consult a competent professional.
If you are a Buyer, you have the duty to exercise reasonable care to protect yourself, including as to those facts about the property which are
known to you or within your diligent attention and observation.
Both Sellers and Buyers should strongly consider obtaining tax advice from a competent professional because the federal and state tax
consequences of a transaction can be complex and subject to change.

Throughout your real property transaction you may receive more than one disciosure form, depending upon the number of agents assisting in
the transaction. The law requires each agent with whom you have more than a casual relationship to present you with this disclosure form. You
should read its contents each time It s presented to you, considering the relationship between you and the reai estats agent in your specific
transaction. This disclosure form includes the provisions of Sections 2073.13 to 2079.24, inclusive, of the Civil Code set forth on page
2, Read it carefully. UWE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND THE PORTIONS OF THE CIVIL. CODE

PRINTED ON THE BACK (OR A SEPARIB PRGN/ 0/ 15T 1C CARE =

Buyer [ Seter [ Landora[] Tenant 20" % 0ate 04/11/2019 3:23:50
K HOMELAND HOLISTIC CARE LLC
[ Buyer [ Setier [} Landiord [} Tenant Date
Agent DRE Lic. #
Real Estate Broker {Firm)
By DRE Lic. # Date

(Salesperson or Broker-Associate, if any)

© 1981-2018, Califomnia Association of REALTORS®, Inc. e
AD REVISED 12/18 (PAGE 1 OF 2)
DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP (AD PAGE 4 OF 2)

[mumnnnymnuummsmmmmz.mnm Phone: 951-263-6761 Fax; 1-808-709-9279 MAR Hospital l
Git W ZiDl.ogix.com

Graciels Navarre Produced with ipForm® by ziplogix 18070 Fifteen Mile Rosd, Fraser, Michigan 480268

Proprietary & Confidential Information of Adamant Law Group, PC, Not for Duplication.



Homelard Holistic Care LLC Section: 3 Eyidznie of Serured Lacalion Storeifront Retail/Delivery RFP 19

CiVil. CODE SECTIdNS 2079.13 - 2079.24 (2079.16 APPEARS ON THE FRONT)
2078.13. As used in Sections 2079,7 and 2078.14 to 2079.24, incdlusive, the following terms have the following meanings:

or who seeks the services of an agent in more than a casual, transitory, or preliminary manner, with the object of entering into a real property transaction. “Buyer"
Includes vendse or lessee of real property. (¢} “Commercial real property” means all real property In the state, except (1) single-family residential real property,
(2) dwelling units made subject to Chapter 2 (commencing with Section 1940} of Tifle 5, (3) a mabilehome, as defined in Section 788.3, (4) vacant land, or
(5) @ recreational vehicle, as defined in Section 799,28, {d) “Dual agent” means an agent acting, either directly or through a salasperson or broker associale, as agent
for both the seller and the buyer in & real property transaction. (e) “Listing sgreement” means e written contract between & sefler of real property and an agent,
by which the agent has been authorized to sefl the real property or to find or abtain & buyer, inciuding rendering other services for which 8 real estats license
is required to the sefler pursuant to the terms of the agreement. (f) “Seller's agent’ means a person who has obtained a listing of real property to act as an agent for
compensation.(g) “Uisting prica” is the amount expressed in dollars specified in the listing for which the seller Is willing to sell the real property through the selier's

“Seller” includes both a vendor and a lessor of real property. (n) *Buyer's agent” means an agent who represents 8 buyer in a rest property transaction.

2079.14. A seller's agent and buyers &gent shall provide the seller and buyer in a real property transaction with a copy of the disclosure form speciiied in Section

2079.16, and shall obiain & signod acknowledgment of receipt from that seller and buyar, except as provided In Section 2079.15, as follows: {a} The sefler's agent, if

any, shall pwvidemedlsdoswefombmeseﬂerpriorbentaﬁnghtothsﬁsﬁnganrsement {b) ™e buyers agent shall provide the disclosure form to the buyer as

$00n as practicable prior to exscution of the buyer's offer to purchase. lftheolferaopurchasslsnotprepamdbylhebuya‘sagent.mebuyersagentsmll present the
i r.

2079.15. in any circumstance in which the seller of buyer refuses o sign an acknowledgment of receipt pursuant to Section 2079.14, the agent shall st forth, sign,.

2078.18 Reproduced on Page 1 of this AD form.
2078.17(;)Assoonaspracﬁcab|e,mebuyefsagemahsnd!sdmbmbuyeruuoduvmeﬂwﬂaagemlsacﬁnglnmemrpmmymmdionasﬁebuyeﬁs
agenLorasadualamrepresenﬁ\gbommemyermmeseuer.mlare!aﬂomhipshallbewpﬁrmedhmeoonmmpsmhmandsaumalpmpedyorha
Separate writing fted or ackrowledg ‘bylheseller,thebuyer.mdﬂ)ebuyeu‘sagerﬂpﬂortooreohddentwimexewﬁoncfﬂwlmnmbymebuyerandme
seder, respactivaly. {b) As soon as pradicahb,theseﬂersagemshaﬂdlsdosabheseﬂerwhethermesoﬂer‘sagemlsading in the real property transaction es the
seﬂu‘sagenLorasadualagenlremsenﬁngbohﬁwbuyer'andseler.ThismlaﬁonszshalbeconﬁmedInmeoomdtopurmasemwlmalpropenyorina
separatewnﬁmexecuuedoracknowledgedbyMeseﬁarandmese!ersagerﬂpvbrborcohddsntmmmeexeeuﬁono!thatconh'actbymeseller.

CONFIRMATION: The following agency relationships are confirmed for this transaction:

Sefler's Brokerage Firm ___ DO NOT. COMPLETE. SAMPLE ONLY = Liocense Number

Is the broker.of {check one): | | the seller; or || both the buyer and seller. (dual agent)

Seller's Agent T DO NOT COMPLETE. SAMPLE ONLY LicenseNumber
Is [check one): | | the Seiler's Agent. {salesperson or broker assaciate) [ ] both the Buyer's and Seller's Agent. (dual agent)

Buyer's Brokerage Firm __ DO NOT COMPLETE. SAMPLE ONLY License Number

Is the broker of (check one): [ ] the buyer; or I I both the buyer and seller. (dual agent)

Buyer's Agent DO NOT COMPLETE. SAMPLE ONLY License Number
Is {check one): | | the Buyer's Agent, {salesperson or broker assaciate) [ | both the Buyer's and Seller's Agent (dual agent)

{d) The disclosures and confirmation required by this section shall be in addition to the disciosure required by Section 2078.14. An agent's duty to provide
%sm anddc:;ﬁrmaﬁortl g Arg_;{ggg;:taﬁon in this section may be performed by a real estate salesperson or broker associate affiliated with that broker.

. epealed pursuan i
2079.18 The payment of compensation or the abligation to pay compensation fo an agent by the seller or buyer is not necessarily determinative of a particular
agency relationship between an agent and the seller or buyer. A listing agent and a selling agent may agree to share any compensation or commission paid, or any
right to any compensation or commission for which an obligation arises as the resuit of & real estate transaction, and the tesms of any such agreement shall not
neosssd%be determinative of a perticuler relationship. :
2079.20 Nothing In this article prevents an agent from selecting, as a condition of the agent's employment, a specific form of agency relationship not specifically
prohibited by this article if the requirements of Section 2079.14 and Section 2079.17 are complied with, .
2079.21 (a) A dual agent may not, without the express of the seller, disclose to the buyer any confidential information obtained from the selier, (b) A dual
agent may not, without the express pemission of the buyer, disclose 1o the seller any confidential information obtained from the buyer. (c) “Confidential in i
means facts relating to the client's financlal position, motivations, bamaining position, of other personal information thal may impact prics, such as the sefler is wiling to
accept a price less than the listing price or the buyer is willing to pay a price greatsr than the price oftered. (d) This section does not alter in any way the duty or
responsibiiity of a dual agen_tbawﬂndpalwﬂh respect fo confidential information other than price. 1 ]
2079.22 Nothing In this article precludes a sellars agent from also being a buyer's agent. if a seller or buyer in & transaction chooses to not be represented by an
agent, that does not, of itself, make that agent a dual agent. ; ) i
2079.23 A contract betwsen the principal and agent may be modified or altered to change the agency relationship at any time before the performance of the aét
which is the object of the agency with the written consent of the parties to the agency relationship. : .
2079.24 Nothing In this article shall be construed to either diminish the duty of disclosure owed buyers and seliers by .agents and their associate Iice:nsaes‘
subagents, and employees or 1o religve agents and their associate liconsees, subagents; and employses from liability for thelr conduct in connection with acts
governed by this article or for any breach of a fiduciary duty or a duty of disclosure.

© 1991-2018, California Association of REALTORS®, Inc.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOGIATION OF REALTORS®. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY
OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL
ESTATE TRANSACTIONS, IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

3 Published and Distibuted by:
s I REAL ESTATE BUSINESS SERVICES, INC.
[
g

B subidhary of the Cellfornia Association of REALTORS®
825 South Virgl Avenure, Los Angeles, Califonia 80020
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oA CALIFORNIA WIRE FRAUD AND ELECTRONIC FUNDS

# § ASSOCIATION TRANSFER ADVISORY
OF REALTORS® (C.AR. Form WFA, Revised 12/17)

Property Address: 31525 US HWY 74, HOMELAND, CA 92548 . (*Property”).
) NDS TRANSFERS ADVISORY:

The ability to communicate and conduct business electronically is a convenience and reality in nearly all parts of our lives.

At the same time, it has provided hackers and scammers new opportunities for their criminal activity. Many businesses

have been victimized and the real estate business is no exception.

While wiring or electronically transferring funds Is a welcome convenience, we all need to exercise extreme caution.

Emails attempting to induce fraudulent wire transfers have been received and have appeared to be legitimate. Reporis

indicate that some hackers have been able to intercept emailed transfer instructions, obtain account information and, by

altering some of the data, redirect the funds to a different account. It also appears that some hackers were able to provide

false phone numbers for verifying the wiring or funds transfer instructions. In those cases, the victim called the number

provided to confirm the instructions, and then unwittingly authorized a transfer to somewhere or someone other than the

intended recipient.

ACCORDINGLY, YOU ARE ADVISED:

1. Obtaln phone numbers and account numbers only from Escrow Officers, Property Managers, or
Landlords at the beginning of the transaction.

2. DO NOT EVER WIRE OR ELECTRONICALLY TRANSFER FUNDS PRIOR TO CALLING TO
CONFIRM THE TRANSFER INSTRUCTIONS. ONLY USE A PHONE NUMBER YOU WERE
PROVIDED PREVIOUSLY. Do not use any different phone number or account number included
in any emalled transfer instructions.

3. Orally confirm the transfer instruction is legitimate and confirm the bank routing number,
account numbers and other codes before taking steps to transfer the funds.

4. Avoid sending personal information in emalls or texts. Provide such information in person or
over the telephone directly to the Escrow Officer, Property Manager, or Landlord.

5. Take steps to secure the system you are using with your emall account. These steps Include
creating strong passwords, using secure WiFi, and not using free services.

If you believe you have received questionable or suspicious wire or funds transfer instructions, immediately notify your
bank, and the other party, and the Escrow Office, Landlord, or Property Manager. The sources below, as well as others,
can also provide information:

Federal Bureau of Investigation: https:/fwww.fbi.gov/; the FBI's IC3 at www.ic3.gov; or 310-477-6565

National White Collar Crime Center: htip/Awvww.nw3c.org/

On Guard Online: https://www.onguardonline.gov/

NOTE: There are existing alternatives to electronic and wired fund transfers such as cashier's checks.
By signing below, the undersigned acknowledge that each has read, understands and has recelved a
copy of this W u d Electronic Fund “_Transfer Advisory.

Buyer/Tenant #AJLT C CARE LIC A HOMELAND HOLISTIC CARE LLC Date 0411/2019 3:23:50
Buyer/Tenant - Date

Seller/Landlord Marvel trancisco Aco«&do @7 Manuel Francisco Acevedo Date 04/11/20193:03:57
Seller/Landlord Mdf /4] /?’ “V 66{0 @ Rosario Acevedo Date 0411/20193:18:3¢

0201&2017,CMWHM01REALTORSO. inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of
mm,wwmw.wﬂwmaawmmum,h {uding facsimile or computerized formats.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS®. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE 'BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE. CONSULT AN APPROPRIATE PROFESSIONAL. -
This form i made avaftable fo real estate professionals through an agreement with or purchase from the Califomnis Asacciation of REALTORS®. it is not intended to identify
the user as a REALTOR®. REALTOR® |s a registered collective mermbership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS®

who subscribe to its Code of Ethics.

Published and Distribisted by:

REAL ESTATE BUSINESS SERVICES, INC. !

@ subsidiary of the Califoria Association of REALTORS®

‘&smwm.mm. California 80020
WFA REVISED 12/17 (PAGE 1 OF 1) e
WIRE FRAUD AND ELECTRONIC FUNDS TRANSFER ADVISORY A PAGE 1 OF 1)
Bﬂwmmmnﬁ.mmmmm,unm Phona! 951-263-6761 Fa: 1-000-788-9279 muumu—l
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‘;§ CALIFORNIA COMMERCIAL PROPERTY PURCHASE AGREEMENT

1.

ASSOCIATION AND JOINT ESCROW INSTRUCTIONS
: E NON-RESIDENTIAL) :
OF REALTORS (C.A.R.(Form CPA, Revised 12/18)
Date Prepared: (4/31/2819
OFFER:
A. THIS IS AN OFFER FROM HOMELAND HOLISTIC CARELLC (‘Buyer”).
[Jindividual(s), [ ] A Corporation, | JA Partnership, | JAn LLC,| ] An LLP, or| | Other .
B. THE REAL PROPERTY to be acquired is 31525 US HWY 74 , Stuated in
HOMELAND __(City), Riverside __(County), Califomia, 92548 (Zip Code), Assessor's Parcel No. 4597610014 (“Property’).
C. ThE PURCHASE PRICE offered is Five Hundred Thousand . e
Dollars $500,000.00 .
D. CLOSE OF ESCROW shall occuron][ | {date) {or[] Days After Actapiance).

E. Buyerwasd Seller are referred to herein as the “Parties.” Brokers are not Parties to this Agreement.
AGENCY:

A. DISCLOSURE: The Parties &ach acknowledge receipt of a [} “Disclosure Regarding Resl Estate Agency Relationships” (C.AR.
Form AD)

B. CONFIRMATION: The following agency relationships are confirmed for this transaction:

Seller's Brokerage Firm ] License Number

Is the broker of (check one): | | the seller; or [ | both the buyer and seller. (dual agent)

Seller's Agent License Number

Is (check one): | | the Seller's Agent. (salesperson or broker associate) | | both the Buyer's and Sefler's Agent. (dual agent)
Buyer's Brokerage Firm License Number

s the broker of (check ene). | | the buyer; or [ | both the buyer and seller. (dual agent)

Buyer's Agent License Number

Is (check one): | | the Buyer's Agent. (salesperson or broker assoclate) | | both the Buyer's and Seller's Agent. (dual agent)
€. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowiedge receipt of a [¥ “Possibla Representation
of More than One Buyer or Seller - Disclosurs and Consent” (C.A.R. Form PRBS).

FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder.

A. INITIAL DEPOSIT: Deposit shallbe in the amount of . . . .. .. ..vverreierneenerenoanneienaanns $ 18.000.00
(1) Buyer Direct Deposit: B shali deliver d it directly to Escrow Holder by electronic furids
transfer, [ ] cashier’s check, [ | personal check, [ | other within 3 business days
after Acceptance (or ]

OR (2) []Buyer Deposit with Agent: Buyer has given the deposit by personal check (or
to the agent submitting the offer (or to ), made payabie to

. The depostt shall be held uncashed untit Acceptance and then deposited
with Escrow Holder within 3 business days after Acceptance (or ).
Deposit checks given to agent shali be an original signed check and not a copy.

{Note: Initial and increased deposit checks recsived by agent shall be recorded in Broker's trust fund log.)

B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amount of... $
within Days After Acceptance (or A
If the Parties agree to liquidated damages in this Agreement, they also agree fo incorporate the increased
deposit into the liquidated damages amount In a separate liquidated damages clause (C.A.R. Form
RID) at the time the increased deposit is delivered to Escrow Holder.

C. [ ALL CASH OFFER: No loan Is needed to purchase the Property. This offer is NOT contingent on
Buyer obtaining a loan. Written verification of sufficient funds to close this transaction IS ATTACHED to
this offer or [ ] Buyer shall, within 3 (or ) Days After Acceptance, Deliver to Seller such verification.

D. LOAN(S):

) RIRSTEEOAN NN elamountiol stk 48 Bt -5 S et . ST e e A - $
This loan will be conventional financing OR [ ] Seiler financing (CA.R. Form SFA}, [Jassumed
financing (C.A.R. Form AFA), [ ]subject to financing, [ ] Other . This
loan shall be at a fixed rate not to exceed %or, |_|an adjustable rate loan with initial rate not
to exceed %. Regardless of the type of ioan, Buyer shall pay points not to exceed % of
the loan amount.
(2) [[]SECOND LOANINthe amOUNt OF . . . .. .o\t te e s e eses e e e s ae e eeoeesnesans $
This loan will be conventional financing oR [} Seller financing (CA.R. Form SFA), [] assumed
financing (C.A.R. Form AFA), [ ] subject o financing, [ ]Other . This loan shall be at a
fixed rate not to exceed % or, [ ] an adjustable rate loan with initial rate not {o exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount.
E. ADDITIONAL FINANCING TERMS:
F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE in the amount of . ... . e NeTofol s FToRsas $ 482,000.00
to be deposited with Escrow Holder pursuant to Escrow Holder instructions.
G, PURGHASE BRICE(TOTAL) . 1. - mmrins o aeririemmaian 4 Somema v o Serssoaeh 23 1Eel a6 $ J

s Inftiais (ﬁﬁlé] Seler's intiats  (YIEA )
ma.‘cgﬁfoﬂﬁaﬂm REAWL.R—-‘bE‘-.’L 5
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Property Address: 31525 US HWY 74, HOMELAND, CA_ 92548 Date: Aprif 21, 2019

H. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer (or Buyer's lender or foan broker pursuant to paragraph
3J(1)) shall, within 3 (or ___) Days After Acceptance, Deliver to Sellsr written verification of Buyer's down payment and closing
costs. ([ Verification afiached.) )

I. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or [ Jis NOT) contingent upoh a writlen appralsal of the
Property by a licensed or certified appraiser at no less than the purchase price. Buyer shall, as specified in paragraph 14B(3),
in writing, remove the appraisal contingency or cancel this Agreement within 17 {or__ ) Days After Acceptance.

J. LOAN TERMS:

(1) LOAN APPLICATIONS: Within 3 (or ) Bays After Acceptance, Buyer shall Deliver to Seller a letter from Buyer's lender
orloan broker stating that, based on a review of Buyer's written application and credit report, Buyer Is prequalified or
preapproved for any NEW loan specified in paragraph 3D. Iif any loan specified in paragreph 3D is an adjustable rate loan, the
prequalification or preapproval letter shall be based on the qualifying rate, not the initial loan rate. | Letter attached.)

(2) LOAN CONTINGENCY: Buyer shall act diligerilly and in good faith to obtain the designated ioan(s). Buyer's qualification
for the loan(s) specified above is a contingency of this Agreement unless otherwise agreed in writing. If there is no appraisal
_contingency or the appraisal contingency has been waived or removed, then fallure of the Property to appraise at the purchase
price does not entitle Buyer to exercise the cancellation right pursuant to the loan contingency if Buyer is otherwise quafified
for the specified loan. Buyer's contractual obligations regarding deposit, balance of down payment and closing costs are not
contingencies of this Agreement.

(3) LOAN CONTINGENCY REMOVAL: :

Within 21 (or ____) Days After Acceptancs, Buyer shall, as specified in paragraph 18, in wiiting, remove the loan contingency or
cancel this Agreement. if there Is an appraisal contingency, removal of the loan contingency shall not be deemed removal of
the a isal contingency.

{4) | |NO LOAN CONTINGENCY: Obtaining any loan specified above is NOT a contingency of this Agreement. if Buyer does
not obtain the loan and as a resiit Buyer does not purchase the Property, Seller may be entiled to Buyer's deposit or other
legal remedies.

(esga LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for closing or other costs that is agreed io
by the Parties (“Contractual Credit”) shall be disclosed 1o Buyer's lender. If the total credit allowed by Buyer's lender (*Lender
Allowable Credit") is less than the Contractual Credit, then (i) the Contractual Credit shali be reduced to the Lender Allowable
Credit, and (ii) in the absence of a Separate written agreement between the Parties, there shall be no automatic adjustment io
the purchase price to make up for the difference between the Contractual Credit and the Lender Allowable Credit.

K. BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing spacified (including but not
limited to, as applicable, all cash, amount of down payment, or contingent or non-contingent loan). Selier has agreed to a specific
closing date, purchase price and to sell to Buyer in reliance on Buyer's covenant concering financing. Buyer shall pursue the
financing specified in this Agreement. Seller has no obligation to cooperate with Buyer's efforts to obtain any financing other than
that spacified in the Agreement and the availability of any such altemate financing does not excuse Buyer from the obligation
to purchase the Property and close escrow as specified in this Agreement.

4. BALE OF BUYER'S PROPERTY:
A. This Agreement and Buyer's abiiity to obtain financing are NOT contingent upon the sale of any property owned by Buyer.

OR B. []This Agreement and Buyer's ability to obtain financing are contingent upon the sale of property owned by Buyer as specified
in the attached addendum (C.A.R. Form COP).
5. ADDENDA AND ADVISORIES:

A. _ADDENDA: (] Addendum # (C.AR. Form ADM)
_D Back Up Offer Addendum (C.A.R. Form BUO) Court Confirmation Addendum (C.A.R. Form CCA)
_1_| Septic, Well and P Monument Addendum (C.A.R. Form SWPH)
Short Sale Addendum (C.A.R. Form SSA) . |_|other
B. _BUYER AND SELLER ADVISORIES: X Buyer's Inspection Advisory (C.A.R. Form BIA)
Probate Advisory (C.A.R. Form PA) Stalewide Buyer and Seller Advisory (C.A.R. Form SBSA)
Trust Advisory fC.A.R. Form TA) REO Advisary (C.A.R. Form REO)
Short Sale Information and Advisory (C.A.R. Form SSIA) Other

6. OTHER TERMS: Buyer will no recelve keys until the close of escrow,purchase of e if oniy be completed once
licenses and permits are granted by the city of Riverside 6-9 months COE see addendum #1

7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed, in writing, this paragraph only determines who is

1o pay for the inspection, test, certificate or service ("Reporl”) mentioned; it does not determine who is to pay for any work

recommended or identified in the Report.

(1) [JBuyer Dd Setier shall pay for a natural hazard zone disdosure report, Including tax [] environmental [ ] Other;
prepared by
(2) [x{Buyer[ JSeller shall pay for the following Report Home Inspection

repared by .
3) E] Buyer [ Seller shall pay for the following Report
prepared by 8

Buyer’s Initials (Zézé!:) ( ) Seller's Initials (m_) (_M)
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Property Address: 31525 US HWY 74, HOMELAND, CA_92548 Date: April 21, 2019
B.  GOVERNMENT REQUIREMENTS AND RETROFIT:

C.

(1) [IBuyer [x Seller shall pay for smoke alarm and earbon monoxide device installation and waier heater bracing, if required
by Law. Prior to Close Of Escrow (*COE"), Sefler shall provide Buyer written statement(s) of compliance in accordance
with state and local Law, unless Seller is exempt. )

(2) () [IBuyer [} Seller shall pay the cost of compliance with any ofher minimum mandatory government inspections and

reports if required as a condition of closing escrow undet any Law.
(i) (] Buyer D Seller shall pay the cost of compliance with any other minimum mandatory government retrofit standards
tequired as a condition of closing escrow under any Law, whether the work Is required to be completed before or after COE.
(i) Buyer shall be provided, within the time specified in paragraph 18A, a copy of any required government conducted or
point-of-sale inspection report prepared pursuant to this Agresment or in anticipation of this sale of the Property.

ESCROW AND TITLE:

(1) (a) DdBuyer(X]Seller shall pay escrow fee Each party fo pay thelr own fees
(b) Escrow Holder shall be Seller Chalce L
(c} The Parties shall, within 5 (or ___) Days After receipt, sign and return Escrow Holder's general provisions.

(2) (a) [JBuyer[3 Seller shall pay for owner’s title insurance policy specified in paragraph 17E
(b) Owner's title policy to be issued by Seller C i ;
(Buyer shall pay for any title insurance policy insuring Buyer's lender, uniess otherwise agreed in writing.)

OTHER COSTS: :

(1) | |Buyer [X] Seffer shall pay County transfer tax or fee

(2) [ |Buyer|x]Selier shail pay City transfer tax or fee . s

{3) [ jBuyer| |Seller shalt pay Owners’ Association (“OA") transfer fee

(4) Seller shall pay OA fees for preparing all documents required to be delivered by Civil Code §4525.

(8) []Buyer[]Seller shall pay OA fees for preparing all documents other than those required by Civil Code §4525.

{6) Buyer to pay for any HOA ceriification fee.

(7) | _|Buyer{ ]Saller shall pay for any private transfer fee

(8) | _|Buyer| |Seller shali pay for

() | |Buyer| |Seller shall pay for

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A.
B.

NOTE TO BUYER AND SELLER: ltems listed as included or excluded in the MLS, fiyers. or marketing materials are not

included in the purchase price or excluded fiom the sale unless specified in paragraph 8 B, C or D.

ITEMS INCLUDED IN SALE:

(1) All EXISTING fixtures and fittings that are attached to the Property;

(2) EXISTING electrical, mechanical, lighting, plumbing and heating fixtures, celling fans, fireplace inserts, gas logs and grates, solar
power systems, builtin appliances, window and door screens, awnings, shutters, window coverings, attached fioor coverings,
television anfennas, sateflite dishes, air coolers/conditioners, pool/spa equipment, garage door openersiremote controls, maibox, in-
ground landscaping, trees/shrubs, water features and fountains, water sofeners, water purifiers, security systems/alanms.

(3) A complete inventory of all personal property of Seller currently used in the operation of the Property and included in the
purchase price shali be delivered to Buyer within the time specified in paragraph 18A. -

(4) Seller represents that all items included in the purchase price are, unless otherwise specified or identfied pursuant to 8B(7),
owned by Seller. Within the time specified In paragraph 18A, Seller shall give Buyer a list of fixtures not owned by Seller.

(5) Seller shall deliver title to the personat property by Bill of Sale, free and clear of all liens and encumbrances, and without
seller warranty of condition regardless of value.

(6) As additional security for any note in favor of Ssller for eny part of the purchase price, Buyer shall execute a UCC-1
Financing Statement to be filed with the Secretary of State, covering the personal property included in the purchase,
replacement thereof, and insurance proceeds. )

(T) LEASED OR LIENED ITEMS AND SYSTEMS: Sefler shall, within the time spedified in paragraph 18A, (i) disclose to Buyer if
any item or system specified in paragraph 8B or otherwise included In the sale is leased, or not owned by Seller, or
specifically subject to a lien or other encumbrance, and {il} Detiver to Buyer all written materials (such as lease, warranty, efc.)
conceming any such item. Buyer's ability to assume any such lease, or willingness to accept the Property subject to any such
lien or encumbrance, is a contingency in favor of Buyer and Seller as specified in paragraph 18B and C.

ITEMS EXCLUDED FROM SALE: Uniess otherwise specified, the following items are excluded from sale:

OTHER ITEMS:

(1) Existing integrated phone and automation systems, including necessary components such as Intranét and Intemet-
connected hardware or devices, control units (other than non-dedicated mobile devices, elsctronics anq computers) and
applicable software, permissions, passwords, codes and access information, are ([Jare NOT) included in the sale.

9, CLOSING AND POSSESSION:

A,
B.

C.

Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) []at 6 PM or AM/[[]PM) on tha date of
Close Of Escrow; (i) [Jno later than ___ calendar days After Close Of Escrow; or (i) Jat___ [ JAM/[_]PMon )
Seller Remaining in Possession After Close Of Escrow: If Seller has the right fo remain in possession after Close Of Escrow,
(i) the Parties are advised to sign a separate occupancy agreement such as [JC.AR. Form CL; and (ji) the Parties are advised
to consult with their insurance and legal advisors for information about fiability and damage or injury fo persons and personal and
real property; and (i) Buyer is advised to consult with Buyer's lender about the impact of Sefler’s ocoupancy on Buyer's Ioan:
Tenant Occupled Units: Possession and occupancy, subject to the rights of tenants under existing leases, shall be delivered
to Buyser on Close Of Escrow,

CPA REVISED 12/18 {PAGE 3 OF 11)
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D.. At Close Of Escrow: (i) Seller assigns to Buyer any assignable wamanty rights for items included in the sale; and (ii) Seller shalt
Deliver to Buyer available Copies of any such warranties. Brokers cannot arid will not determine the assignability of any warranties.

E. At Close Of Escrow, unless otherwise agreed in writing, Seller shall provide keys, passwords, codes and/or means to operate all
locks, mailboxes, security systems, alarms, home automation systems and intranet and Internet-connected devices included in
the purchase price, and garage door openers. If the Property is a condominium or located in a common interest subdivision,
Buyer may be required to pay a deposit to the Owners' Association (“OA”) to obtain keys to accessible OA facilities.

10. SECURITY DEPOSITS: Security deposits, if any, fo the extent they have not been applied by Seller in accordance with any rental agreement
and current Law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the Civil Code.
11. SELLER DISCLOSURES:

A. NATURAL AND ENVIRONMENTAL DISCLOSURES: Seller shall, within the time specified in paragraph 18, if required by
Law: (i) Deliver to Buyer earthquake guides (and questionnaire) and environmental hazards booklet; (ii) even if exempt from
the obligation to provide an NHD, disclose if the Property is located in @ Special Flood Hazard Area; Potential Flooding
(inundation) Area; Very High Fire Hazard Zone; State Fire Responsibility Area; Earthquake Fault Zone; Seismic Hazard Zone;
and (Hil) disclose any other zone as required by Law and provide any other information required for those zones.

B. ADDITIONAL DISCLOSURES: Within the time specified in paragraph 18, Seller shall Deliver to Buyer, in writing, the foliowing
disclosures, documentation and information:

(1) RENTAL SERVICE AGREEMENTS: (i) All current leases, rental agreements, service contracts, end other agreements
pertaining to the operation of the Property; and (ii} a rental statement including names of tenants, rental rates, period of
rental, date of last rent Increase, security deposits, rental concessions, rebates, or other benefils, if any, and a list of
delinquent rents and their duration. Seller represents that no tenant is entitied 1o any concession, rebate, or other benefit,
except as set forth in these documents.

(2) INCGOME AND EXPENSE STATEMENTS: The books and records, including a statement of income and expense for the
12 months preceding Acceptance. Seller represents that the books and records are those maintained in the ordinary and
normal course of business, and used by Seller in the computation of federal and state income tax returns.

(3) ] TENANT ESTOPPEL CERTIFICATES: (if checked) Tenant estoppel certificates {C.A.R. Form TEC) completed by
Seller or Seller's agent, and signed by tenants, acknowledging: (f) that tenants' rental or lease agreements are unmodified
and in full force and effect (or if modified, stating all such modifications). {ii) that no lessor defauits exist; and (lii) stating
the amount of any prepaid rent or security deposit.

(4) SURVEYS, PLANS AND ENGINEERING DOCUMENTS: Copies of surveys, plans, specifications and engineering
documents, if any, in Seller's possession or control.

(5) PERMITS: if in Seller's possession, Copies of all pemits and approvals conceming the Property, obtained from any
governmental entity, including, but not limited to, certificates of occupancy, conditional use permits, development plans,

. and licenses and permits pertaining to the operation of the Property,

(6) STRUCTURAL MODIFICATIONS: Any known structura!l additions or alterations to, or the installation, alteration, repair or
replacement of, significant components of the structure(s) upon the Property.

(7) GOVERNMENTAL COMPLIANCE: Any improvements, additions, alterations or repairs made by Seller, or known to
Seller to have been made, without required governmental permits, final inspections, and approvals.

{8) VIOLATION NOTICES: Any notice of violations of any Law filed or issued against the Property and actually known
to Seller.

(9) WATER CONSERVING PLUMBING DEVICES: Section 1101.5 of the Civil Code, requires that by January 1, 2018, all
multi-family residential and commercial real property be equipped with waler-conserving plumbing devices. Seller shall
disclose in writing whether the praperty includes any noncompliant plumbing fixtures. Seller may use C.A.R. Form SPQ or
ESD. See C.A.R. Form WCMD for further information. ‘

(10) MISCELLANEOUS ITEMS: Any of the following, if actually known to Seller: (i} any cument pending lawsuit(s),
Investigation(s), inquiry(ies), action(s), or other proceeding(s) affecting the Property, or the right to use and occupy it; (il
anyunsatisfied mechanic's or materlalman's lien(s) affecting the Property; and (ill) that any tenant of the Property is the subject
of a bankruptcy.

WITHHOLDING TAXES: Within the time spetified in peragraph 18A, to avoid required withholding Sefler shall Deliver io Buyer or qualifisd

wbﬂhuamaﬂdavﬁwﬁdemmmpiywiﬂwhdeml(HRPFA)andCdﬁmiawﬂhhddngLaw. (C.AR. Form AS or QS).

D. NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notice Is being provided simply
1o inform you that information about the general location of gas and hazardous liquid transmission pipelines is available to the
public via the National Pipeline Mapping System (NPMS) Internet Web site maintained by the United States Department of
Transportation at hitp:/iwww.npms.phmsa.dot.gov/. To seek further information about possible transmission pipelines near the
Property, you may contact your local gas utility or other pipeline operators in the area. Contact information for pipeline
operators is searchable by ZIP Code and county on the NPMS Intemet Web site.

E. CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES: v ) .
(1) SELLER HAS: 7 (or ___) Days After Acceptance to disclose to Buyer whether the Property is a condominium, or is
located In a planned development or ather common interest subdivision.

(2) If the Property is a condominium or Is located in a planned development or other common interest subdivision, Seller has

3(or ___ ) Days After Acceptance ta request from the OA (C.A.R. Form HOA1): (i) Copies of any documents required t?y Law;

(i) disclosure of any pending or anticipated claim or litigation by or against the OA: (ii7) a statement containing the location and

number of designated parking and storage spaces; (iv) Coples of the most recent 12 months of OA minutes fqr regular

and special meetings: and (v) the names and contact information of all OAs goveming the Property (collectively, “Cl

Disclosures”). Selier shall itemize and Deliver to Buyer all Cl Disclosures received from the OA and any Cl Disclosures in Seller's

possession. Buyer's approval of Cl Disclosures is a contingency of this Agreement as specified in paragraph 18B(3). The

Party specified in paragraph 7, as directed by escrow, shall deposit funds into escrow or direct to OA or management company

to pay for any of the above.
Buyer's Initials (M'_) ( ) Sefler's Initials  (_}Y EA ) 2& i )
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12. []ENVIRONMENTAL SURVEY (If checked): Within Days After Acceptance, Buyer shall be provided a phase one enviranmental
survey report paid for and obtained by DBuyer [} Setter. Buyer shall then, as specified In paragraph 18, remove this contingency or
cancef this Agreement.

13. SUBSEQUENT DISCLOSURES: In the event Seller, prior to Close Of Escrow, becomes aware of adverse conditions materiglly affecting
the Property, or any material inaccuracy in disclosures, information or representations previously provided to Buyer of which Buyer is
otherwise unaware, Seller shall promptly Deliver a subsequent or amended disclosure or notice in writing, covering those items. However,
a subsequent or amended disclosure shall not be required for conditions and material Inaccuracies disclosed in reports ordered
and pald for by Buyer.

14. CHANGES DURING ESCROW:

A.  Prior to Close Of Escrow, Seller may only engage in the following acts, (‘Proposed Changes”), subject to Buyer's rights in paragraph 14B:
(1) rent or lease any vacant unit ar cther part of the premises; (H) alter, modHfy, or extend any existing rental or lease agreement; {Iil) enter
into, alter, modify or extend any service contraci(s); or (v} change the status of tha condition of the Property.

8. (1)7(or[]__)Days priorto any Proposed Changes, Seller shall Deliver written nofice to Buyer of any Proposed Changes.

(2) Within S (or ___ ) Days After receipt of such notice, Buyer, In writing, may give Selier notice of Buyer's objaction to the Proposed
Changes In which case Seller shall not make the Proposed Changes. .

15. CONDITION OF PROPERTY: Unless othetwise agreed in writing: (i) the Property Is sold {a) *AS-IS” in its PRESENT physical condition as
of the date of Acceptance and (b) subject to Buyer's investigation rights; (ii) the Property, including pool, spa, landscaping and grounds, is
to be maintained in substantially the same condition as on the date of Acceptance; and (iif) all debris and personal property not included in
the sale shall be removed by Close Of Escrow.

A. Seller shall, within the timé specified in paragraph 18A, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affacting the
Property, including known insurance claims within the past five years, and make any and all other disciosures required by law.

B. Buyer has the right to conduct Buyer Investigations of the property and, as specified in paragraph 18B, based upon information
discovered in those investigations: (i) cancel this Agreement; or (ii) request that Seller make Repairs or taka other action.

C. Buyer is strongly advised to conduct Investigations of the entire Property in order to determine its present condition, Seller
may not be aware of all defects affecting the Property or other factors that Buyer considers important. Property
improvements may not be built according to code, in compliance with current Law, or have had permits issued.

16. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A.  Buyer's acceptance of the condition of, and any other matter affecting the Property, is a contingency of this Agreement as specified in this
paragraph and paragraph 18B, Within the fime specified in paragraph 188(1), Buyer shall have the right, at Buyer's expense unless
otherwise agreed, to conduct nspections, investigations, tests, surveys and other studies (“Buyer Investigations”), including, but not
limited to, the right to; (i) inspect for lead-based paint and other lead-based paint hazards; (l) inspect for wood destroying pests and
organisms. Any inspection for wood destroying pests and organisms shall be prepared by a registered Structural Pest Control company;
shall cover the main building and sttached' structures; may cover detached structures; shalf NOT include water tests of shower pans on
upper level units unless the owners of property below the shower consent; shall NOT indlude roof coverings; and, if the Property is a unit
In a condominium or other common interest subdivision, the inspection shall include only the separate interest and any exclusive-use
areas being transferred, and shall NOT indude common areas, and shall include a report ("Pest Control Report”) showing the findings of
the company which shall be separated into sections for evident infestation or infections (Section 1) and for conditions likely to lead to
infestation or infection (Section 2); (iff) review the registered sex offender database; (iv) confirm the insurability of Buyer and the Property
Including the avallabllity and cost of flood and fire Insurance; (v) review and saek approval of leases that may need to be assumed by
Buyer; and (vi) satisfy Buyer as to any matter specified in the attached Buyer’s Inspection Advisory {C.AR. Form BIA). Without Sellers
prior written consent, Buyer shall neither make nor cause to be made: (i) invasive or destructive Buyer Investigations except for minimally
invasive testing required to prepare a Pest Control Report; or (i) inspections by any govemmental buBding or zoning inspector or
government employes, unless required by Law.

B. Seller shall make the Property avaitable for alf Buyer Investigations. Buyer shall (i) as specified in paragraph 188, complete Buyer
Investigations and either remove the contingency or cancel this Agreement, and (i) give Seller. at no cost, complete Coples of all
such Investigation reports obtained by Buyer, which obligation shali survive the termination of this Agreement.

C. Seller shall have water, gas, electricity and all operabie pilot lights on for Buyer's Investigations and through the date possession is
made available to Buyer.

D. Buyer indemnity and sel'er protection for entry upon property: Buyer shall: (i) keep the Property free and cissr of lens; (il) repalr al
damage arising from Buyer Investigations; and (jii) indemnify and hold Seller hanmless from all resulting liabiity, claims, demands, damages
and costs. Buyer shall cay, or Buyer shal require anyons acting on Buyer's behalf fo carry, policies of liablity, workers' compensation and
other applicable insurance, defending and protecting Seller from fiability for any Injuries to persons or property oceurring during any Buyer
Investigations or work dons on the Property at Buyer's direction prior to Close Of Escrow. Seller is advised that certain protections may be
afforded Seller by recording a “Nofice of Non-Responsibiiity” (C.A.R. Form NNR) for Buyer Investigations and wark done on the Property at
Buyer's direction. Buyer's obligations under this paragraph shall survive the termination of this Agreement,

17. TITLE AND VESTING:

A. Within the time specified in paragraph 18, Buyer shail be provided a curent preliminary title report (“Preliminary Report’). The
Preliminary Report Is only an offer by the title insurer to issue a policy of title insurance and may not contain every ltem affecting tille.
Buyer's review of the Preliminary Report and any other matters which may affect title are a contingency of this Agreement as
specified In pafagraph 18B. The company providing the Preliminary Report shall, prior to issuing a Preliminary Report, conduct a
search of the General Index for afl Sellers except banks or other institutiona! lenders selling properties they acguired through
foreclosure (REOs), corporations, and govemment entities. Seller shall within 7 Days After Acceptance, give Escrow Holder a
completed Statement of Information.

B. Title is taken in its present condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and other
matters, whather of record or not, as of the date of Acceptance except for: (i) monetary liens of record (which Seller is obligated to
pay off) unless Buyer is assuming those obligations or taking the Property subject o those obligations; and (il) those matters which
Seller has agreed fo remove in writing.

C. Within the time spacified in paragraph 18A, Seller has a duly to disclose to Buyer all matiers known to Seller affecting title, whether of
record of not.

Buyer's Initials (ﬁ']_lﬁ:) ( ) selersintais (WIEA ) (BA ) @
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D. At Close Of Escrow, Buyer shall recsive a grant deed conveyling title (or, for stock cooperative or long-term lease, an assignment of
stock certificate or of Seller's leasehold interest), including oll, mineral and water righis if currently owned by Seller. Tile shall vest as
designated in Buyer's supplemental escrow Instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND
TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL .

E. Buyer shall receive a standard coverage owners CLTA policy of title insurance. An ALTA policy or the addition of endorsements may
provide greater coverage for Buyer. A title company, at Buyers request, can provide information about the availability, desirability,
coverage, and cost of various itle insurance coverages and endorsements. If Buyer desires fitie coverage other than that required by
this paragraph, Buyer shall instruct Escrow Halder In writing and shall pay any increase in cost.

18. TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time periods may only be extended,
altered, modified or changed by mutual written agreement. Any removal of contingencies or cancellation under this paragraph
by either Buyer or Seller must be exercised in good faith and in writing (C.A.R. Form CR or CC). y
A. SELLER HAS: 7 (or __ ) Days Affer Acceptance to Detiver fo Buyer all Reports, disclosures and information for which Seller is

responsible under paragraphs 5A, 6, 7, 8B(7), 11A, B, C, D and F, 12, 15A and 17A. Buyer after first Delivering to Seller 8
Notice to Seller to Perform (C.A.R. Form NSP) may cancel this Agreement if Seller has not Dellvered the items within the time
specified.

B. (1) BUYERHAS: 17 (or___) Days After Acceptance, unless otherwise agreed in writing, 0;

(1) complete all Buyer Investigations; review all disclosures, reports, lease documents to be assumed by Buyer pursuant to
paragraph 8B(7) and other applicable information, which Buyer receives from Seller: and approve all matters affecting the
Property. L

{2 Within the time specified in paragraph 18B(1), Buyer may request that Seller make repairs or take any other action regarding the
Property (C.A.R. Form RR). Seller has no obligation to agrse to or respond to (C.A.R. Form RRRR) Buyer's requests.

(3) By the end of the time specified in paragraph 18B(1) (or as otherwise specified in this Agreement), Buyer shall Deliver to ‘Seller a
removal of the applicable contingency or canceliation (C.A.R. Form CR or CC) of this Agreement. However, if any repor,
disclosure or information for which Sefler is responsible is not Delivered within the time specified In paragraph 18A, then Buyer
has5(or ___) Days After Delivery of any such items, or the time specified in paragraph 18B(1), whichever is later, to Daliver to
Seller a removal of the applicable contingency or cancellation of this Agreement.

{4) Ceontinuation of Contingency: Even after the end of the time specified in paragraph 18B(1) and baefore Sefler cancels, if at al,
pursuant to paragraph 18C, Buyer retains the right, in writing, fo either (i) remove remaining contingencies, or (ii) cancel this
Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is Delivered to Sellar, Saller
may not cancel this Agreement pursuant to paragraph 18C(1).

C. SELLER RIGHT TO CANCEL:

(1) Seller right to Cancel; Buyer Contingencies: if, by the time specified in this Agreement, Buyer does not Deliver to Seller a
removal of the applicable contingency or canceliation of this Agreement, then Seller, after first Delivering to Buyer a Notice to
Buyer to Perform (C.A.R. Form NBP), may cancel this Agreement. In such event, Seller shall authorize the return of Buyer's
deposlt, except for fees incurred by Buyer.

(2) Seller right to Cancel; Buyer Contract Obligations: Seller, after first delivering to Buyer a NBP, may cance! this Agreement if,
by the time specified in this Agreement, Buyer does not take the following action(s): (i) Deposit funds as required by paragraph
3A or 3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (i) Deliver a letter as required
by paragraph 3J(1); (il) Deliver verification as required by paragraph 3C or 3H or if Seller reasonably disapproves of the
verification provided by paragraph 3C or 8H; or (iv) In writing assume or accept leases or liens specified in 8B(7); (v) Sign or
initial a separate liquidated damages form for an increased deposit as required by paragraphs 3B and 25B; or (vi} Provide
evidence of authority to sign in a representative capacity as specified in paragraph 23. In such event, Seller shall authorize the
return of Buyer's deposit, except for fees incurred by Buyer.

D. NOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shail: {i} be In writing; (Hl) be signed by the applicable Buyer or
Seller; and (ili) give the other Party at least 2 (or ... ) Days After Delivery (or until the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any earlier than 2 Days Prior to the
expiration of the applicable time for the other Party to remove a contingency or cancel this Agreement or meet an obligation specified
in paragraph 18.

E. EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: ¥ Buyer removes, in writing, any contingency or cancellation rights, unless
otherwise specified in writing, Buyer shall conclusively be deemed to have: (I} completed all Buysr investigations, and review of
reports and other applicable information and disclosures pertaining to that contingency or cancellation right; {if) elected to proceed
with the transaction; and (ili) assumed el liability, responsibility and expense for Repairs or corrections pertaining to that contingency
or cancellation right, or for the inability to obtain financing.

F. CLOSE OF ESCROW: Before Buyer or Seller may cancei this Agreement for fallure of the other Party to close escrow pursuant to
this Agreement, Buyer or Seller must first Deliver to the other Party a demand to close escrow (C.A.R. Form DCE). The DCE shall: (1)
be signed by the applicable Buyer or Sefler; and {il) give the other Party at least 3 {or ) Days After Delivery to close escrow. A
DCE may not be Delivered any earlier than 3 Days Prior to the scheduled close of escrow.

G. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Selier gives written notice of cancellation pursuant to rights duly exercised
under the terms of this Agreement, the Parties agree to Sign mutual instructions to cancel the sale and escrow and release deposits,
if any, to the party entiied to the funds, less fees and costs incurred by that party. Fees and costs may be payable to service
providers and vendors for services and products provided during escrow: Except as specified below, release of funds will require
mutual Signed release instructions from the Parties, judiclal decision or arbitration award. If either Party fails to execute
mutual instructions to cancel escrow, one Party may make a written demand 1o Escrow Holder for the deposit (C.A.R. Form BDRD or

| SDRD). Escrow Holder, upon receipt. shall promptly deliver notice of the demand to the other Party. i, within 10 Days After Escrow

Holder's notice, thé other Party does not object to the demand, Escrow Holder shall disburse the deposit fo the Party making the

demand. If Escrow Holder complies with the preceding process, each Party shall be deemed to have released Escrow Holder from

any and all claims or liability related to the disbursal of the deposit. Escrow Holder, at its discretion, may nonetheless require mutual
canceliation instructions. A Party may be subject to a civil penalty of up to $1,000 for refusal to sign cancellation instructions if
no good faith d?pute exists as to who is entitied to the deposited funds (Civil Code §1057.3).
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19. REPAIRS: Repairs shail be completed prior to final verification of condition unless otherwise agreed in writing. Repairs to be
performed at Seller's expense may be performed by Seller or through others, provided that the work complies with applicable Law,
including govemnmental permit, inspection and approval requirements. Repeairs shall be performed in a good, skillful manner with
materials of quality and appearance comparable to existing materials. It is understood that exact restoration of appearance or
cosmetic items following all Repairs may not be possible. Seller shall: {i) obtain invoices and paid receipts for Repairs performed by
others; (ii) prepare a written statement indicating the Repairs performed by Seller and the date of such Repairs; and (iif) provide
Copies of invoices and paid receipts and statements to Buyer prior to final verification of condition.

20. FINAL VERIFICATION OF CONDITION: Buyer shall have the right to make a final vertfication of the Property within 5 (or [ ] ) Days Priorfo
Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely to confirn: (1) the Property is maintained pursuant to paragraph 15; ()]
Repairs have been completed as agreed: and (iif) Seller has complied with Seller’s other obligations under this Agreement (C.AR. Form VP).

21. PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless otherwise agreed in writing, the following items shall be PAID
CURRENT and prorated between Buyer and Seller as of Close Of Escrow: real properly taxes and assessments, interest, rents, OA
regular, special, and emergency dues and assessments imposed prior to Close Of Escrow, premiums on insurance assumed by Buyer,
payments on bonds and assessments assumed by Buyer, and payments on Melio-Roos and other Special Assessment District bonds and
assessments that are now a lien. The following tems shall be assumed by Buyer WITHOUT CREDIT toward the purchase price: prorated
payments on Mello-Roos and other Special Assessment District bonds and assessments and HOA special assessments that are now a
lien but not yet due. Property will be reassessed upon change of ownership. Any supplemental tax bilis shall ba paid as follows: (i) for
periods after Close Of Escrow, by Buyer: and (i) for periods prior to Close Of Escrow, by Seller (sse C.A.R. Form SPT or SBSA for further
information). TAX BILLS ISSUED AFTER GLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER,
Prorations shall be made based on a 30-day month.

22. BROKERS: )

A. COMPENSATION: Seller or Buyer, or both, as applicable, agrees to pay compensation to Broker as specified in a separate
written agreement between Broker and that Safler or Buyer. Compensation is payable upon Ciose Of Escrow, or if escrow
does not closs, as otherwise specified in the agreement between Broker and that Seller or Buyer.

B. BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes compensation to, 8 licensed real:
estate broker (individual or corporate), agent, finder, or other entity, other than as specified In this Agreement, in connection with any
act relating to the Property, including, but not fimited to, inquiries, infroductions, consultations and negotiations leading to this
Agreement. Buyer and Selier each agree to indernify, defend, and hold the other, the Brokers specified heréin and their agents,
harmiess from and against any costs, expenses or liability for compensation claimed inconsistent with the waranty and
representations in this paragraph.

C. SCOPE OF DUTY: Buyerainelleraclmowledgeandagrse that Broker: (i) Does not decide what price Buyer should pay or Seller
should accept; (i) Does not guarantes the condition of the Property; (lii) Does not guarantee the performance, adequacy or
completeness of inspections, services, products or repairs provided or made by Seller or others; {iv} Does not have an obligation to
tonduct an inspection of common areas or areas off the site of the Property; (v) Shall not be responsible for identifying defects on the
Property, in common areas, or offsite unless such defects are visually observable by an inspection of reasonably accessible areas of
the Property or are known to Broker; (vi) Shall not be respansible for inspecting public reconds or permits conceming the title or use of
Property; (vii) Shall not be responsible for identifying the' location of boundary lines or other items affecting title; {viii) Shall not be
responsible for verifying square footage, representations of others or information contained in Investigation reports, Multiple Listing
Service, advertisements, fiyers or other promotional material; (ix) Shall not be responsible for determining the fair market value of the
Property or any personal property included in the sale; (x) Shall not be responsible for providing legal or tax advice regarding any
aspect of a transaction entered into by Buyer or Selier; and (xi) Shall not be responsible for providing other advice or information that
exceeds the knowledge, education and experience required {o perform real estate licensed activity. Buyer and Seller agree to seek
legal, tax, insurance, titie and other desired assistance from appropriate professionals.

23. REFRESENTATIVE CAPACITY: If one or more Parlies is signing the Agreement in & representative capacity and not for himherself
2s an individual then that Party shall so indicate In paragraph 40 or 41 and attach a Representative Capacity Signature Disclosure
(C.A:R. Form RCSD). Wherever the signature or initials of the representative identified in the RCSD appear on the Agreement or any
refated documents, it shall be deemed to be In a representative capacity for the entity described and not in an individual capacity,
unless otherwise indicated. The Party acting in & representative capacity (i) represents that the entity for which that parly Is acting
already exists and (ii) shall Deliver to the other Party and Escrow Holder, within 3 Days After Acceptance, evidence of authority to actin
that capacity (such as but not limited to: applicable portion of the trust or Certification OF Trust (Probate Code §18100.5), letters
testamentary, court order, power of attomey, corporate resolution, or formation decuments of the business entity).

24. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions of
Buyer and Seller to Escrow Holder, which Escrow Holder i to use along with any related counter offers and addenda, and any
additional mutual instructions to close the escrow: paragraphs 1, 3, 4B, 5A, 6, 7, 10, 11D, 17, 18G, 21, 22A, 23, 24, 30, 38, 39, 41, 42
and paragraph D of the section titled Real Estate Brokers on page 11, I a Copy of the separate compensation agreement(s) provided
for in paragraph 22A, or paragraph D of the section titled Real Estate Brokers on page 11 is deposited with Escrow Holder by Broker,
Escrow Holder shalf accept such agreement(s) and pay out from Buyer's or Sellers funds, or both, as applicable, the Broker's
compensation provided for in such agreement(s). The terms and conditions of this Agreement not set forth in the specified paragraphs
are additional matters for the information of Escrow Holder, but about which Escrow Holder need not be concemed. Buyer and Seller
wil receive Escrow Holder's generat provisions, if any, directly from Escrow Holder and will execute such provisions within the time
specified in paragraph 7C(1Xc). To the extent the general provisions are inconsistent or confiict with this Agreement, the general
provisions wil control as 1o the duties and obligations of Escrow Holder only. Buyer and Seller wit execute additional instructions,
documents and forms provided by Escrow Molder that are reasonably necessary to close the escrow and, as directed by Escrow
Holder, within 3 {or __ ) Days, shall pay to Escrow Holder or HOA or HOA mianagement company or others any fee required by
paragraphs 7, 11 or elsewhers in this Agreement.

Buyer's Iivtials ( ) Seller's Initials  (_YYIFA ) (_ﬁ)

CPA REVISED 12/18 (PAGE 7 OF 11)
COMMERGIAL PROPERTY PURCHASE AGREEMENT (CPA PAGE 7 OF 11) B
Producad with 2ipForm® by zipLogix 18070 Fiftesn Mile Road, Fraser, Michigan 48026 yowe.ziplogix.com MAR Hospiral

Proprietary & Confidential Information of Adamant Law Group, PC, Net for Duplication,




Homeland Holistic Care LLC Section: T Tvidan.e of Secured Lecation Storefront Retail/Delivery RFP

T

Property Address: 31525 US HWY 74, HOMELAND, CA 92548 Date: 1, 2019

B.

E

A Copy of this Agreement including any counter offer(s) and addenda shail be delivered o Escrow Holder within 3 Days After
Acceptance (or ). Buyer and Seller authorize Escrow
Holder to accept and rely on Copies and Signatures as defined in this Agreement as originals, to open escrow and for other
purposes of escrow. The validity of this Agreement as between Buyer and Seller is not affected by whether or when Escrow
Holder Signs this Agreement. Escrow Holder shall provide Selfer's Statement of Information to Title company when rsciived
from Seller. If Seller delivers an affidavit to Escrow Holder to satisfy Seller's FIRPTA obligation under paragraph 10C, Escrow
Holder shall deliver to Buyer a Qualified Substitute statsment that complies with federal Law.

Brokers are a party to the escrow for the sole purpose of compensation pursuant to paragraph 22A and paragraph D of the
section titted Real Estate Brokers on page 11. Buyer and Seller imevocably assign to Brokers compensation specified in
paragraph 22A, and irrevocably instruct Escrow Holder to disburse those funds to Brokers at Close Of Escrow or pursuant to
any other mutually executed cancellation agreement. Compensation Instructions can be amended or revoked only with the
written consent of Brokers. Buyer and Seller shall release and hold harmiess Escrow Holder from any liability resulting from
Escrow Holder's payment to Broker(s) of compensation pursuant to this Agresment.

Upon receipt, Escrow Holder shall provide Seller and Seller's Broker verification of Buyer's deposit of funds pursuant to
paragraph 3A and 3B. Once Escrow Holder becomes aware of any of the following, Escrow Holder shall immediately notify afl
Brokers: (i) if Buyer's initial or any additional deposit is not made pursuant to this Agreement, or is not good at time of deposit
with Escrow Haider; or (1i) if Buyer and Seller instruct Escrow Holder to cancel escrow.

A Capy of any amendment that affects any paragraph of this Agreement for which Escrow Holder is responsible shall be
delivered to Escrow Holder within 3 Days after mutual execution of the amendment.

25. REMEDIES FOR BUYER'S BREACH OF CONTRACT:

A

Any clause added by the Parties specifying a remedy (such as release or forfeiture of deposit or making a deposit
non-refundable) for fallure of Buyer to complete the purchase In violation of this Agreement shall be deemed Invalid
unless the clause independently satisfies the statutory liquidated damages requirements set forth in the Civil Code.

LIQUIDATED DAMAGES: If Buyer falls to complete this purchase because of Buyer's default, Seller shall retain, as
liquidated damages, the deposit actually paid. Buyer and Seller agree that this amount is a reasonable sum given that
it is impractical or extremely difficult to establish the amount of damages that would actually be suffered by Seller in
the event Buyer were to breach this Agreement. Release of funds will require mutual, Signed release Instructions
from both Buyer and Seller, judicial decision or arbitration award. AT TIME OF ANY INCREASED DEPOSIT BUYER
AND SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES PROVISION INCORPORATING THE INCREASED

DEPOSIT AS LIQUIDA %MAGES(C.A.R.FORM RID).
sz / Sellers Initials YY1FA / _ﬁ

26. DISPUTE RESOLUTION:

A

Buyer's Initials
MEDIATION: The Parties.agres to mediate any dispute or claim arising between them out of this Agreement, or any rasulting
transaction, before resorting to arbitration or court action through the C.A.R. Consumer Mediation Center (www.
consumermediation.org) or through any other mediation provider or ssrvice mutually agreed fo by the Parties. The Parties
also agree to mediate any disputes or claims with Broker{s), who, in writing, agree to such mediation prior to, or
within a reasonable time after, the dispute or claim is presented to the Broker. Mediation fees, If any, shail be divided
equally among the Parties involved. Hf, for any dispute or claim to which this paragraph applies, any Party {I) commences an
action without first attempting to resolve the matter through mediation, or (li) before commencement of an action, refuses to
mediate after a request has been made, then that Party shall not be entitied to recover attomey fees, even if they would
otherwise be avallable to that Party in any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE
ARBITRATION PROVISION IS INITIALED. Exclusions from this mediation agreement are specified in paragraph 26C.
ARBITRATION OF DISPUTES:
The Parties agree that any dispute or claint in Law or equity arising between them out of this Agreement or any
resulting transaction, which is not settied through mediation, shall be decided by neutral, binding arbitration. The
Parties also agree to arbitrate any disputes or claims with Broker(s), who, in writing, agree to such arbitration prior
to, or within a reasonable time after, the dispute or claim is presented to the Broker. The arbitrator shall be a retired
judge or Justice, or an attorney with at least 5 years of transactional real estate Law experience, unless the parties
mutually agree to a different arbitrator. The Parties shall have the right to discovery in accordance with Code of Civil
Procedure §1283.05. In all other respects, the arbitration shall be conducted in accordance with Title 9 of Part 3 of the
Code of Civil Procedure. Judgment upon the award of the arbitrator{s) may be entered Into any court having
Jurisdiction. Enforcement of this agreement to arbitrate shall be governed by the Federal Arbitration Act. Exclusions
from this arbitration agreement are specified in paragraph 26C.

“NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION DECIDED BY
NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS YOU
MIGHT POSSESS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INITIALING IN THE
SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEAL, UNLESS
THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES' PROVISION. IF
YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE
COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE.
YOUR AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNTARY.”

“WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT
OF THE MATTERS INC#% IN THE "ARBITRATION OF DISPUTES' PROVISION TO NEUTRAL ARBITRATION.”
/

Initiais Seller's Initials YY\FA /
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Homeland Holistic Care LLC Section: 3 Cu'dence of Sceured Locatian Storefront Retail/Delivery RFP  2g

Property Address: 31525 US HWY 74, HOMELAND, CA 92548 Date: April 21, 2019

C. ADDITIONAL MEDIATION AND ARBITRATION TERMS:

(1) EXCLUSIONS: The following matters are excluded from mediation and arbitration: (i) a judicial or non-judicial
foreclosure or other action or Proceeding to enforce a deed of trust, mortgage or instaliment land sale contract
as defined in Civil Code §2985; (i1) an unlawful detainer action; and {i) any matter that is within the Jurisdiction of
a probate, small claims or bankruptcy court.

(2) PRESERVATION OF ACTIONS: The following shall not constitute a walver nor violation of the medlation and
arbitration provisions: (i) the filing of a court action to preserve a statute of limitations; {#®) the filing of a court
action to enable the recording of a notice of pending action, for order of attachmant, receivership, injunction, or
other provisional remedies; or {ili) the filing of a mechanic's Ren.

(3) BROKERS: Brokers shall not be obligated nor compelled to mediate or arblfrate unless they agree to d& so In

1 writing. Any Broker(s) participating in mediation or arbitration shall not be deemed a party to the Agreement.

27. SELECTION OF SERVICE PROVIDERS: Brokers do not guarantee the performance of any vendorg, service or product providers

(*Providers™), whether referred by Broker or selected by Buyer, Seller or other person. Buyer and ‘Seller may select ANY Providers
_ of their own choosing.

28. MULTIPLE LISTING SERVICE/PROPERTY DATA SYSTEM: If Broker Is a participant of a Multiple Listing Service (“MLS") or Property Data
System (‘PDS"), Broker is authorized to report to the MLS or PDS a pending sale and, upon Close Of Escrow, the terms of this transaction to
bepmlishedanddissemhatedtopersonsandenﬁﬁesatm'aocizedb_usehemmaﬁononhermsappmvedbymMLsorPDs.

28. ATTORNEY FEES: In any action, proceeding, or arbitration between Buyer and Seller arising out of this Agresment, the prevailing Buyer or
Sdbrshaﬂbeaﬁﬂedmmasonabbaﬂamysfeesammmmenmm&\gauyerawa. except as provided in paragraph 26A.

30. ASSIGNMENT: Buyer shall not &assign all or any part of Buyer’s interest in this Agreement without first having obtained the written consent

relieve Buyer of Buyer's obligations pursuant to this Agreement unless otherwise agreed in wriling by Seller (C.A.R. Form ADAA).
SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and their
respective successors and assigns, except as otherwise provided herein.
32. ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (i) Federal, state, and local legistation impose
liabllity upon existing and former owners and users of real property, in applicable situations, for certain legislatively defined,
environmentally hazardous substances; (i) Broker(s) has/have made no representation concerning the applicability of any such
Law to this transaction or to Buyer or to Seller, except as otherwise indicated in this Agreement; {iif) Broker(s) has/have mads no
representation conceming the existence, testing, discovery, location and evaluation offfor, and risks posed by, environmentally
hazardous substances, i any, located on or potentially affecting the Property; and (iv) Buyer and Seller are each advised to cansult
with technical and legal experts’ conceming the existence, testing, discovery, location and evaluation offfor, and risks posed by,
environmentally hazardous substancas, if any, located on or potentially aftecting the Property.
AMERICANS WITH DISABILITIES ACT: The Americans With Disabliities Act (‘ADA") prohibits discrimination against individuals with
disabilities. The ADA affects almost all commercial facilties and public accommodations. The ADA can require, among other things,
that buildings ba made readily accessible to the disablad. Different requirements apply o new construction, alterations to existing

31

33

determine whether a building is in complance with ADA requirements; or to advise a principal on those requirements. Buyer and Seller
are advised to contact an attorney, contractor, architect, engineer or other qualified professional of Buyer’s or Seller's own choosing to
determine to what degree, if any, the ADA impacts that principal or this transaction

34. COPIES: Seller and Buyer each represent that Copies of all reports, documents, certificates, approvals and other documents that are fumished
bmeotwarehue,mnedandmakeredCopiesof&nodglnaldmm, Iftheorigha‘lsarelnmepomionofmeﬁmishmm.

35. EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Laws.

36. GOVERNING LAW: This Agreement shall be govemed by the Laws of the state of California.

37. TERMS AND CONDITIONS OF OFFER: This Is an offer to purchase the Property on the above terms and conditions. The
liquidated damages paragraph or the arbitration of disputes paragraph Is incorporated In this Agreement If initialed by all Parties or
if incorporated by mutual agresment in & counter offer or addendum. If at least one but not all Parties initial, a courter offer is
required untll agreement is reached. Seller has the right to continue to offer the Property for sale and to accept any other offer at
any time prior to nofification of Acceptance. Buyer has read and acknowiedges receipt of a Copy of the offer and agrees to the
confirmation of agency relationships. ¥ this offer is accepted and Buyer subsequently defaults, Buyer may be responsible for
payment of Brokers' compensation. This Agreement and any supplement, addendum or modification, including any Cepy, may be
Signed in two or more counterparts, alt of which shall constitute one and the sams writing.

38. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time Is of the essence. All understandings between the Partles are
incorporated in this Agreement. Its terms are intended by the Parties as a final, complete and exclusive expression of their
Agreement with respect to its subject matter, and may not be contradicted by evidence of any prior agreement or contemporaneous
oral agreement. If any provision of this Agreement Is held to be ineffective or invalid, the remaining provisions will nevartheless be

39. DEFINITIONS: As used in this Agreement:
A. “Acceptance” means the time the offer or final counter offer Is accepted in writing by & Party and is delivered to and personally
received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final counter offer.
B. “Agreement” means this document and any counter offers and any incorporated addenda, coliectively forming the binding
agreement between the Parties. Addenda are incorporated only when Signed by all Parties.

Buyer's Inftisls (ff?ﬂl (- ) seliers nitals (WEA Y (RA )
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Homeland Holistic Care LLC Section: 3 Cviderce of Sotured Locaticn Storefront Retail/Delivery BFP 21+«

Property Address: 31525 US HWY 74, HOMELAND, CA 92548 Date: April 21, 2019
C. “C.A.R. Form" means the most current version of the specific form referenced or another comparabie form agreed to by
the parties.

D. “Close Of Escrow” or “COE" means the date the grant deed, or other evidence of transfer of title, is recorded.

E. “Copy” means copy by any means including photocopy, NCR, facsimile and electronic.

F. “Days” means calendar days. However, after Acceptance, the last Day for performance of any act required by this Agreement
(including Close Of Escrow) shall not include any Saturday, Sunday, or legal holiday and shall instead be the next Day.

G. “Days After” means the specified number of calendar days after the occurrence of the event specified, not counting the
calendar date on which the specified event occurs, and ending at 11:59 PM on the final day.

H. “Days Prior” means the specified number of calendar days before the occurrence of the event specified, not counting the

calendar date on which the specified event is scheduled to occur.

“Deliver”, “Delivered” or “Delivery”, unless otherwise specified in writing, means and shall be effective upon: personal

receipt by Buyer or Seller or the individuat Real Estate Licensee for that principal as specified in the section titied Real Estate

Brokers on page 11, regardless of the method used (i.6., messenger, maif, emai, fax, other),

J. “Electronic Copy" or “Electronic Signature” means, as applicable, an electronic copy or sighature complying with
Cailifornia Law. Buyer and Seller agree that electronic msans will not be used by either Party to modify or alter the content or
integrity of this Agreement without the knowledge and consent of the other Party.

K. “Law” means any law, code, statute, ordinance, regulation, rule or order, which is adopted by a controlling city, county, state
or federal legisiative, judicial or executive body or agency.

L. “Repalrs® means any repairs (including pest control), allerations, replacements, modifications or refrofitting of the Property
provided for under this Agreement.

M. “Signed” means either a handwritten or electronic signaturs on an onginal document, Copy or any counterpart.

48. AUTHORITY: Any person or persons signing this Agreement represent(s) that such person has full power and authority to bind that
persan's principal, and that the designated Buyer and Seller has full authority to enter inlo and perform this Agreement. Entering into this
Agreement, and the completion of the obligations pursuant to this contract, doss not violale any Articles of Incorporation, Articles of
Organization, By Laws, Operating Agreement, Partnership Agreement or other document goveming the activity of either Buyer or Seller.

41. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be returned to Buyer unless the offer is
Signed by Seller and a Copy of the Signed offer is personally received by Buyer, or by
who Is authorized to receive it, by 5:00 PM on the third Day after this offer is signed by Buyer (or by [ | Liaw [ 1PM, on

{date)).

DOne or more Buyers is signing the Agreement in a representative capacity and not for him/herself as an individual. See attached
Representative Capacity Signature Disclosure f .A.R. Form RCSD-B) for additional terms.

Date 04/11/20183:23:50 BUYER 71%0M£ /?{M? WLIETIC C%g [‘L‘C @

(Priist name) HOMELAND HOLISTIC CARE LLC
Date BUYER
(Print name)

[J Additionat Signature Addendum attached (C.A.R. Form ASA).

42. ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Property, or has the authority to execute this
Agreement. Seller accepts the above offer and agrees to sell the Property on the above terms and conditions, and agrees to the
above confirmation of agency relationships. Seller has read and acknowledges receipt of a Copy of this Agreement, and authorizes
Broker to Deltver a Signed Copy to Buyer.

[Jaf checked) SELLER'S ACCEPTANCE IS SUBJECT TO ATTACHED COUNTER OFFER (C.A.R. Form SCO or SMCO) DATED:

D One or more Sellers is signing the Agreement in a representative capacity and not for him/herself as an individual. See attached
Representative Capacity Signature Disclosure (C.A.R. Form RCSD-S) for additional terms.

3
Date ow112019 30857 sewter Wlanuel Tancisco Acevedo @

(Print name) Manuel Francisco Acovedo

Date 04/11/20193:18:34 SELLER fﬂ.ﬂf‘w /‘f' c:eVedo @

{Print name) Rosario Acevedo
[J Addtional Signature Addendum attached (C.A.-R. Form ASA).

) (Do not initial if making a counter offer.) CONFIRMATION OF ACCEPTANCE: A Copy of Signed Acceplance was
(Inlﬁals) onally received by Buyer or Buyer's authorized agent on (date}
E,:MICIPM A binding Agresment is created when a Copy of Signed Acceptance is personally received by
Buyer or Buyer's authorized agent whether or not confirmed in this document. CQmpletion of this
confirmation is not legally required in ordes to create a binding Agreement; it is solely intéended to svidence

the date that Confirmation of Acceptance has occurred.
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Storefront Retail/Del.ivery RFP

Property Address: 31525 US HWY 74, HOMELAND, CA 92548

REAL ESTATE BROKERS:
A Real Estate Brokers are not parties to the Agreement betwesn Buyer and Séller.
. Agency relationships are confirmed as stated in paragraph 2.

C. If specified in paragraph 3A(2), Agent who submitted the offer for Buyer acknowledges receipt of deposit.

D. COOPERATING (BUYER'S) COMPENSATION: Seller’s Broker agrees to pay Buyers Broker and Buysr's Broker agrees to
accept, out of Seller's Broker's proceeds in escrow, the amount specified in the MLS, provided Buyer's Broker is a Participant of the
MLS in which the Property is offered for sale or & reciprocal MLS. {f Seller's Broker and Buyer's Broker are not both Participants of
the MLS, or a reciprocal MLS, in which the Property is offered for sale, then compensation must be specified in a separate written
agreement (C.A.R. Form CBC). Declaration of License and Tax (C.A.R. Form DLT) may be used fo document that tax reporting will
be required or that an exemption exists,

E. PRESENTATION OF OFFER: Pursuant to Standard of Practice 1-7, if Buyer's Broker makes a writlen request, Seller's Broker
shall confirm In writing that this offer has been presented to Seller.

Date: Aprit 21, 2018

Buyer's Brokerage Firm DRE Lic. #

By DRE Lic. # Date

By DRE Lic. # Date
Address City State Zip
Telephone Fax E-mail

Selier's Brokerage Firm DRE Lic. #

By DRE Lic. # Date

By -. DRE Lic. # Date
Address City State Zip
Telaphone Fax E-mail :

ESCROW HOLDER ACKNOWLEDGMENT:
Escrow Holder acknowledges receipt of @ Copy of this Agresment, (if checked, [ ] a deposk in the amount of $ »
counter offer numbers = [ Seller's Statement of Information and

, 8nd agrees to act as Escrow Holder subject to paragraph 24 of this Agreement, any
supplemental escrow instructions and the ferms of Escrow Holder's general provisions-

Eserow Holder is advised that the date of Confirmation of Accaptance of the Agresment as between Buyer and Selier s

Escrow Holder Escrow #

By ._Date
Address

Phone/Fax/E-mail

Escrow Holder has the following license number #

(] Department of Business Oversight, [ 1 Depariment of Insurance. [ Department of Real Estate.

PRESENTATION OF OFFER: ( ) Listing Broker presented this offer to Seller on (date).
Broker or Designee Initials

REJECTION OF OFFER: ( /"% y 29! ) No counter offer is being made. This offer was rejected by Seller on (date).
Seflers Inltiais

Boyers intels (717L2) )

WS.“W:;»&MNREALTORS@, lnc.UribdStamsmw&cmhwmhﬁU.&Om)mumwmmmmwmdﬂsbm,
or eny portion therecf, mwnmﬁawmmm,mwlmmwmm

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® {C.AR.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY
OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. F YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL. "

This form & made avellable 1o real astate profs 12 through t with or purchase from the Californie Aseociation of REALTORS®, R js not intended to identify

gh an agr (4
mmorasaREALTOR&REALTORObamgishreaeoﬁedmmmbmnwkﬁﬁdwmymwuﬂybymmdmmmmmmwmm
who subscribe to its Code of Ethics.

Seller's Ietials (_mm_)(ﬁ)

Published and Distributed by:

& subskiiery of the CALIFORNIA ASSOCIATION OF REAL TORS®

REAL ESTATE BUSINESS SERVICES, INC. @

» 525 South Virght Avenue, Los Angeles, California 90020
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&R icsociamon  BUYER'S INSPECTION ADVISORY
‘9’ OF REALTORS® (C.A.R. Form BIA, Revised 11/14)

Property Address 31525 US HWY 74, HOMELAND, CA 92548

1. IMPORTANCE OF PROPERTY INVESTIGATION: The physical condition of the land and improvements being purchased is not
guaranteed by either Seller or Brokers. You have an affirmative duty to exercise reasonable care to protect yourself, including discovery
of the legal, practical and technical implications of disclosed facts, and the investigation and verification of information and facts that
know or that are within your diligent attention and observation. A general physical inspection typically does not cover all aspecis of the
Property nor items affecting the Property that are not physically located on the Property. If the professionals recommend further
investigations, including a recommendation by a pest control operator to inspect inaccessible areas of the Property, you should contact
qualified experts to conduct such additiona investigations.

2. BROKER OBLIGATIONS: Brokers do not have expertise in all areas and therefore cannot advise you on many items, such as
those listed below. If Broker gives you referrals to professionals, Broker does not guarantee their periormance.

3. YOU ARE STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY,
INCLUDING BUT NOT LIMITED TO THE FOLLOWING. IFYOU DONOT DO SO, YOU ARE ACTING AGAINST THE ADVICE OF BROKERS.

A. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof {condition, age, leaks,
useful life), plumbing, heating, air conditioning, electrical, mechaniical, security, pool/spa (cracks, leaks, operation), other
structural and nonstructural systems and components, fixtures, built-in appliances, any personal property included In the sale,
and energy efficlency of the Property. 1

B. SQUARE FOOTAGE, AGE, BOUNDARIES: Square footage, room dimensions, Iot size, age 6of improvements and
boundaries. Any numerical statements regarding these items are APPROXIMATIONS ONLY and have ot been verified by
Seller and cannot be verified by Brokers. Fences, hedges, walls, retaining walls and other barriers or markers do nat
necessarily identify true Property boundaries.

C. WOOD DESTROYING PESTS: Presence of, or conditions likely to lead to the presence of wood destroying pests and organisms.

D. SOIL STABILITY: Existence of fill or compacted soil, expansive or contracting soil, susceptibility to slippage, settling or
movement, and the adequacy of drainage.

E. WATER AND UTILITIES; WELL SYSTEMS AND COMPONENTS; WASTE DISPOSAL: Water and utifity availability, use
restrictions and costs. Water quality, adequacy, condition, and performance of well systems and components. The type, size,
adequacy, capacity and condition of sewer and septic systems and components, connection to sewer, and applicable fees.

F. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including, but not imited to, asbestos, lead-based paint and

other lead contamination, radon, methane, other gases, fuel oil or chemical storage tanks, contaminated soil or water,
hazardous waste, waste disposal sites, electromagnetic fields, nuclear sources, and other substances, matenals, products, or
conditions (including mold (airbome, toxic or otherwise), fungus or similar contaminants).
EARTHQUAKES AND FLOODING: Susceptibility of the Property to earthquake/seismic hazards and propensity of the Property to flood.
FIRE, HAZARD AND OTHER INSURANCE: The avallability and cost of necessary or desired insurance may vary. The location of
the Property ify a seismic, flood or fire hazard zone, and other conditions, such as the age of the Property and the claims history of
the Property and Buyer, may affect the availability and need for certain types of insurance. Buyer should explore insurance options
‘early as this information may affect other decisions, including the removal of loan and inspection contingendies.

. BUILDING PERMITS, ZONING AND GOVERNMENTAL REQUIREMENTS: Permits, inspections, certificates, zoning, other

govemnmental limitations, restrictions, and requirements affecting the current or future use of the Property, its development or size.

J. RENTAL PROPERTY RESTRICTIONS: Some cities and counties impose restrictions that limit the amount of rent that can be
charged, the maximum number of occupants, and the right of a landlord to tenminate a tenancy. Deadboit or other locks and security
systems.for doors and windows, including window bars, should be examined to determine whether they satisfy legal requirements.

K. SECURITY AND SAFETY: State and local Law may require the installation of bamiers, access alarms. self-atching
mechanisms and/or other measures to decrease the risk to children and other persons of existing swimming poois and hot
tubs, as well as various fire safety and other measures concerning other features of the Property.

L. NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions,
including schools, law enforcement, crime statistics, registered felons or offenders, fire protection, other government services,
availability, adequacy and cost of intemet connections or other technology services and installations, commercial, industrial or
agricultural activities, existing and proposed transportation, construction and development that may affect noise, view, or
traffic, airport noise, noise or odor from any source, wild and domestic animals, other nuisances, hazards, or circumstances,
protected species, wetland properties. botanical diseases, historic or other governmentally protected sites or improvements,
cemeteries, facilities and condition of common areas of common interest subdivisions, and possible lack of compliance with
any goveming documents or Homeowners' Association requirements, conditions and influsnces of significance to certain
cultures and/or religions, and personal needs, requirements and preferences of Buyer.

By signing below, Buyers acknowiedge that they have read, understand, accept and have recelvad a Copy of this Advisory.

Y
Buyer 7 04/1172019 3:23:50 Buyer

HOMELAND HOLISTIC CARE LLC

To
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Is ‘: :s[g;]i’;? (i 13 POSSIBLE REPR_ESENTATION OF MORE THAN ONE BUYER
' : OR SELLER - DISCLOSURE AND CONSENT
OF REALTORS® (CAR. Form PRBS, Revised 12/18)

A real estate broker (Broker), whether a corporation, partnership or sole proprietorship, may represent more than one buyer
or seller. This multiple representation. can occur through an individual licensed as a broker or salespersan or through different

Individual broker's or salespersons (associate licensees) acting under the Broker's license. The assoclate licensees may be
working out of the same or different office locations.

Multiple Buyers: Broker (individually or through its associate licensees) may be working with many prospective buyers at
the same time, These prospective buyers may have an interest in, and make offers on, the same properties. Some of these
properties may be listed with Broker and some may not. Broker will not limit or restrict any particular buyer from making an
offer on any particular property whether or not Broker represents other buyers interested in the same property.

Multiple Sellers: Broker (individually or through its assogiate licensees) may have listings on many properties at the same
time. As a result, Broker will atternpt to find buyers for each of those listed properties. Some listed properties may appeal to
the same prospective buyers.  Some properties may attract more prospective buyers than others. Some of these prospective
buyers may be represented by Broker and some may not. Broker will market all listed properties to all prospective buyers
whether or not Broker has another or other listed properties that may appeat to the same prospective buyers.

Dual Agency: If Seller is representsd by Broker, Seller acknowledges that broker may represent prospectivé buyers
of Seller's property and consents to Broker acting as a dual agent for both seller and buyer in that fransaction. If Buyer
is represented by Broker, buyer acknowledges that Broker may represent sellers of property that Buyer is interested in
acquiring and consents to Broker acting as a dual agent for both buyer and seller with regard to that property.

In the event of dual agency, seller and buyer agree that: a dual agent may not, without the express permission of the
respective party, disclose to the other party confidential information, indluding, but not limited to, facts relating to either the
buyer's or seller's financial position, motivations, bargaining position, or other personal information that may impact price,
including the seller's willingness to accept a price less than the listing price or the buyer's willingness to pay a price
greater than the price offered; and except as set forth above, a dual agent is obligated to disclose known facts materially
affecting the value or desirability of the Propetty to both parties.

Offers not necessarily confidentiai: Buyer is advised that seller or listing agent may disclose the existence, terms, or
conditions of buyer's offer unless all parties and their agent have signed a written confidentiality agreement. Whether any such
Information is actually disciosed depends on many factors, such as current market conditions, the prevailing practice in the real
estate community, the listing agent's marketing strategy and the instructions of the seller.

Buyer and seller understand that Broker may represent more than one buyer or more than one seller and even both buyer
and seller on the same transaction and. consents to such relationships.

Seller andl/or Buyer acknowledges reading and understanding this Possible Representation of More Than One

Buyer or Seller - Disclosure and Consent and agrees to tha.agency possibilities disclosed.

seller YO anpal Trancisco Agevedo % Manuel Francisco Acevedo Date os1z019 30357

Seller ,gt‘ﬂi‘ﬂ;ﬂ((ﬂf/ﬂ:ﬂ, . <. Rosario Acevedo Date onizossass
MEdiNeE TTURL S ; -

: < HOMELAND HOLISTIC CARE LLC Date ov:20mazasa

Buyer

Buyer i Date
Buyer's Brokerage Firm _ DRE Lic# Date
By DRE Lic# Date
Seller's Brokerage Firm 3 DRE Lic# Date
By DRE Lic # Date
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p CALIFORNIA
& ASSOCIATION ADDENDUM
OF REALTORS?* (C.A.R. Form ADM, Revised 12/15) No. 1

The following terms and conditions are hereby Incomporatad in and made a part of the: [} Purchase Agreement. [JResidential Lease
or Month-to-Month Rental Agreement, [J¥ransfer Disclosure Statement (Note: An amendment to the TDS may give the Buyer a right
torescind), []Other COMMERCIAL PROPERTY PURCHASE AGREEMENT

dated April 10, 2019 , on property known as 31525 US HWY 74

HOMELAND, CA 92548
in which HOMELAND HOLISTIC CARE LLC is referred to as ("Buyer/Tenant”)
and Manue! Francisco Acevedo, Rosario Acevedo is referred to as (“Seller/Landlord").

IF ESCROW EXCEEDS 6 M BUYER WILL CONTINUE TO PAY $ 2600.00 (TREE THOUSAND DOLLARS) MONTHLY UNTIL

CLOSE OF ESCROW,THE TOTAL AMOUNT PAYED WiLL BE CONSIDERED TOWARDS PURCHASE PRICE AND FINAL 50
AM

OUNT WILL BE ADJUSTED ACCORDINGLY,

The foregoing terms and conditions ars hereby agreed to, and the undersigned acknowledge receipt of a copy of this dociment.

Date 04/11/2019 3:24:02 Date 04/11/2019 3:04:07
¢2 HOLIST IC .
Buyer/Tenant rgﬁﬁ @ Seller/Landlord MMM
HOMELAND HOLISTIC CARE LLC Manuel Francisco Acevedo
Buyer/Tenant Seller/Landlord MLQ_M
Rosario Acevedo
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this form, or any portion thereof, by phots hine or any other means, including fscsimiie or computerized formats.
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This form ie made availabis {0 real estate professicnals through an g 1t with or purchase fom the Califomia Association of REALTORS®. [t is not intended to ideniify
the user as 8 REALTOR®, REALTOR® is & regis collective bership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS®
who subscribe to its Code of Ethics.

by
REAL ESTATE BUSINESS SERVICES, INC.
& subsidiary of the CaMfornia Associalion of REALTORS®
» 525 South Virgil Avenwe, Los Angeles, Calfornia 90020

ADM REVISED 12/15 (PAGE 1 OF 1

@

EE Publishad and Distribited by:

Do i
ADDENDUM (ADM PAGE 1 OF 1)
First National Resity 310 ¥ indian Hil8 Bivd Solte 340 Clarcment, CA $1711 Phone: 951-263-6761 Fax: 1-500-798-927% MAR Hospital —I
| Gracish Navarrs GB Produced with ZpFom® by zipLogix 18070 Fitesn Mie Road, Fraser, Michigen 48026  wwyw 2inl.agix com

Proprietary & Confidential Information of Adamant Law Group, PC, Not for Duplication.



Momelard Holistic Care LLC Section: 3 £, J fhecured Laceticn Storefront Retail/Delivery RFP  2¢

CALIFORNIA
[ ASSOCIATION ADDENDUM
OF REALTORS?® (C.A.R. Form ADM, Revissd 12/15) No. 2

The following terms and conditions ari hereby incorporated in and made a part of the: [JPurchase Agreement, []Residential Lease
or Month-to-Month Rental Agreement, [J Transfer Disclosure Statement (Note: An amendment to the TDS may give the Buyer a right
torescind), [MOther COMMERCIAL PROPERTY PURCH, AG

dated 10, 2019 » On property known as 31528 US HWY 74

» HOMELAND, CA 92548
in which HOMi ID HOLISTIC CARE LLC is referred to as (*Buyer/Tenant”)
and __ Manuel Francisco Acevedo, Rosario Acevedo Is referred to as (“Seller/Landlord”).

S OPEN ESCR AN ER HAS DEPO 18,000.00 THOUSAND DOLLARS ) OR .00
THREE THOUSAND DOLLARS ) ON ESCROW MONTHLY FOR THE FOLLOWING 6 MONTHS.
{F BUYER DOES NOT CLOSE ESCROW IN SIX MONTHS BUYER TO LOSE HIS DEPOSIT.

THE LEASE AGREEMENY SIGNED ON APRIL 10, 2019, IS ONLY FOR BUYERS TO APPLIED FOR THEIR BUSINESS LICENSE
AND NOT TO CONDUCT ANY BUSINESS OR OCCUPIED PROPERTY UNTIL CLOSE OF ESCROW.

" The foregoing terms and conditions ars hereby agreed to, and the undersigned acknewiadge recsipt of a copy of this document.
Date 04/11/2019 3:23:48 Date 04/11/2019 3:03:56
#0, T !
Buyer/Tenant M it @ Seller/Landlord MMM&M
HOMELAND HOLISTIC CARE LLe Manuel Fra_nclsco Acevedo
Buyer/Tenant " Seller/Landlord m o .ﬂ' Cﬂ)gab @
Rosaric Acevedo
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i COUNTY OF RIVERSIDE

j Transportation and Land Management Agency

Juan C. Perez
Assistant CEO/TLMA Director

Transportation Department Planning Department Building and Safety Departrment Code Enforcement Department

June 28, 2019

Jiva Life LLC
Attn: Rajiv “Raj” Pottabathni

Via E-mail: Raj@jivalife.org
RE: Appeal - CAN190069

Dear Mr. Pottabathni:

Thank you for your interest in the County’s Commercial Cannabis Retailer Request for Proposal
(RFP) process. Tha County received 119 overall responses to the proposal request. Of the
submitted Cannabis Retailer Proposals, 68 responders passed the initial completion check and
were ranked by the RFP review panel. That panel consisted of six uniquely qualified Riverside
County staff members from a variety of County Departments.

Staff ranked these proposals based on the published RFP criteria. The staff recommended
ranking list rankings on list was released on June 17, 2019. That list includes the Cannabis

Retail proposals that are being recommended to be allowed to proceed with a Conditional Use
Permit (CUP) application.

You are receiving this letter because you filed an Appeal of the staff recommended list pursuant
to the published RFP dated March 20, 2019, Section X “Appeal Procedure™. Your Appeal was
timely filed, and has been reviewed by the TLMA Director.

Please note that, as indicated the in RFP, the role of the TLMA Director is to determine whether
or not County staff or the RFP review panel followed the selection process outlined in the RFP
and whether the RFP materials were materially ambiguous or inconsistent so as to give the
selected Proposer(s) an unfair advantage.

Please also note that it is not my role to second-guess County staff or the RFP review panel as
to the relative strengths or weaknesses of the submitted Proposals. | have committed to not

substitute my judgment for that of staff or the RFP review panel, so long as the RFP process
has been substantially followed.

4080 Lemon Street, 14th Floor e Riverside, California 92501 e (951) 955-6838
P. O. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



As noted in your Appeal, a copy of which is attached, the basis of your Appeal are as follows:

» The Appeal alleges that the appeliant complied with all of the RFP’s requirements and
should have been ranked as one of the top 19 applicants, and that the County has refused
to disclose the scores that the appellant received to each question (sub category).

» The Appeal alleges that a clerical error could have occurred, which may have given the
appellant fewer points on the average or fewer points in general.

« |t alleges that “based on the limited scoring information the County provided, it is apparent
the County has not strictly followed the scoring metric the RFP establishes®. This
allegation appears to point to the scoring metrics (categories and subcategories) used to
rank the proposals and that “fractional points” were given but should not have been.

e The Appeal alleges that “Regardiess of how the County calculated its final score, it has
clearly deviated from the procedure set forth in the RFP”.

e The Appeal alleges that the County must provide Jiva Life with the individual scores it
received for each question contained within the RFP’s scoring metric.

e The Appeal alleges that Jiva Life missed the 19" spot by 6.8 points.

| have reviewed your Appeal, and after close scrutiny, have determined that it does not have
merit, and is hereby denied. This is based on the following:

e The RFP review panel consisted of six uniquely qualified Riverside County staff members
from a variety of County Departments. Those scores were averaged in most categories,
as reflected on the published results. RFP Question and Answer section, which was
included in the RFP, makes it clear (Q&A #63) that “County staff with different expertise
will perform the ranking reviews; potentially with assistance from a consultant”. Ultimately,
the decision was to utilize six (6) uniquely qualified County staff members and average
their scores. Therefore, this resulted in decimal (fractional) results for those sections where
the scores were averaged. You acknowledge in your proposal that it is “conceivable the
scores given are an average score of multiple reviewers”.

e Further, it is clear from the language in Section X. Appeal Procedure, in the RFP, that a
panel will be utilized. “The role of the TLMA Director is to determine whether or not
County staff or the review panel followed the selection process outlined in the RFP...” and
It is not the role of the TLMA Director to second guess staff or the review panel as to the
relative strengths or weaknesses of submitted proposals.”

e On June 18, 2019, the day after posting the ranking results, the average scores that each
proposal received per category were posted. This allowed each proposer to determine

how they ranked within each category, providing further a further breakdown of their
overall score.

4080 Lemon Street, 14th Floor e Riverside, California 92501 « (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX (951) 955-5177



¢ The RFP Question & Answer Section (Q&A #223) indicated that, in general, submitted
proposals would not be considered public records, and that the County would comply
with applicable laws and statutes regarding public records. This is in keeping with the
County’s standard procedure for submitted proposals. There was no expectation or
commitment made that the individual rater scores would be available for review. In an
effort to further enhance transparency and provide information, on June 19, 2019, two
days after posting the ranking results, redacted copies of the top-ranked 19 retail
proposzls were made available for public view, upon request, at the County Planning
Department. This would have allowed unsuccessful proposals to review the top ranked-
proposals and compare the points allocated by category to their own proposal, providing
further information to be used in the filing of an appeal.

¢ | have independently verified that the overall ecore that Jiva Life received is a correct result
of the individual rater scores, and therefore no clerical errors occurred

o The Appeal alleges among the ranked proposals two applicants tied at the 19* spot and
received 352.5 points. The Appeal also asserts that this places the appellant 6.8 points
out of the top 19 ranked proposals. However, the applicant's score of 345.7 actually
places it 10.8 points behind the 19" ranked proposal (score of 356.5).

e This proposal ranked #38 out of 68 retail proposals ranked.

Please note that, although this proposal is not being recommended to move forward at this
time, the County will re-evaluate the program after the first year of implementation and
determine how we will proceed in future years. We appreciate your interest in submitting a
proposal, and urge you to stay involved as the program progresses in the future.

incerely,

_

Juan C. Perez,
Assistant CEO/TLMA Director

4080 Lemon Street, 14th Floor e Riverside, California 92501 e (951) 955-6838
P. 0. Box 1605 e Riverside, California 92502-1605 e FAX {951) 955-5177




Flores, Robert =
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From: Raj Pottabathni <raj@jivalife.org>
Sent: Monday, June 24, 2019 11:13 AM
To: Cann Planning
Cc Belote, Jeffrey H,; Perl, David M,; Rohith Pottabathni
Subject: APPEAL OF CANNABIS RFP AWARD: JIVA LIFE, LLC (File No. CAN190069)
Attachments: APPEAL OF CANNABIS RFP AWARD_JIVA LIFE LLC_File No CAN190069.pdf

CAUTION: This email originated externally from the Riverside County email system

DO NOT click links or open attachments unless you recagnize the sender and know the content is safe.

Riverside County Planning Commission & TLMA Director,

See attached PDF attachment within this email: [APPEAL OF CANNABIS RFP AWARD_JIVA LIFE
LLC_File No CAN190069].

Please reply all confirming receipt of the appeal. Thank you.

Rajiv "Raj" Pottabathni

Principal & Managing Director
436 Clementina Street | STE 303
San Francisco, CA 94103
732.801.6300 | www.JivaLife.org

e o

CONFIDENTIALITY NOTICE: The contents of this emaill message and any attachments are intended solely for the addressee(s) and may
contain confidential and/or privileged information and may be legally protected from disclosure,



CLARK HILL

Clark Hill LLP
One Embarcadeto Center, Sulte 400
San Francisco, CA 94111

T (425) 984-8500
leffrey H. Belote F(425) 984-8539
T(415) g84-B508 e
Emali:IBeiote@ClarkHill.com clarkhill.com

June 24, 2019
VIA EMAIL AND PERSONAL DELIVERY

Riverside County Planning Department
77588 El Duna Ct., Suite H

Palm Desert, CA 92211
CannPlanning@rivco.org

Re: APPEAL OF CANNABIS RFP AWARD: JIVA LIFE, LLC
(File No. CAN190069)

To whom it may concern,

This office represents Jiva Life, LLC, (*Jiva Life”). We write on its behalf to appeal the
ranking and scoring process used by the Riverside Planning Department to evaluate Jiva Life’s
response to the County of Riverside’s (“County”) Request for Proposals for Commercial
Cannabis Retailers (“RFP”) (Jiva Life’s response to the RFP is referred to herein as the
“Proposal”). The County has not followed the scoring metrics the RFP establishes and has
incorrectly scored Jiva Life’s Proposal.

Out of an available 400 points, Jiva Life’s Proposal was a mere 6.8 points away from
being recommended for a Camnabis Retailer Conditional Use Permit (“Permit”) in the County.
Despite missing the recommendation cutoff by less than 2%, the County has refused to provide
Jiva Life with a question by question breakdown of its score results. As a result, the County has
prevented Jiva Life from determining if the County adhered to the scoring metrics that the RFP
establishes or if the County made an ertor when it calculated Jiva Life’s final score. A single
typo by the County could be the difference between Jiva Life receiving a Permit or not. The
County must provide Jiva Life with a question by question breakdown of its score results, but the
County refuses to do so.

Furthermore, based on the limited scoring information the County provided, it is apparent
the County has not strictly followed the scoring metrics the RFP establishes. The County
provided Jiva Life with a breakdown of its composite scores by category’ (but not by question).
The composite scores reveal Jiva Life must have received fractional points on some of the

! As described in more detail below, the RFP contains 12 categories and several sub-categories. Each category/sub-
category is comprised of various questions. The RFP assigns a point value for each individual question. The score
for each category is (presumably) the composite sore of each question in the category.

221817045_1




Riverside County Planning Department

Re: APPEAL OF CANNABIS RFP AWARD: JIVA LIFE, LLC (File No. CAN190069)
June 24, 2019

Page 2

individually scored questions in each category. But the RFP’s scoring metric does not allow for
an award of fractional points. The County has not followed the RFP’s mandatory scoring
metrics, and it has prevented Jiva Life from determining how the County actually did calculate
Jiva Life’s numerical scores.

Finally, based on the limited information the County has provided, Jiva life disputes the
accuracy of the scores it received, Jiva Life is an exceptionally well-qualified and highly
experienced retailer of commercial cannabis with experience throughout California. It is
committed to local businesses and the community. The categorical scores Jiva Life received do
not accurately reflect its qualifications, which strongly suggests the County failed to score Jiva
Life’s Proposal properly.

Jiva Life has been severely prejudiced by the County’s outright refusal to provide it with
complete scoring information, and the County has failed to abide by the scoring metrics set forth
in the RFP. Based on the information available to it, Jiva Life also believes the County
miscalculated its score and requests that the County rescore its Proposal in strict conformity to
the scoring metrics the RFP establishes. The County must provide Jiva Life with its question by
question score breakdown and rescore its Proposal in accordance with the scoring metrics the
RFP establishes.

L THE RFP ESTABLISHES CONCRETE SCORING METRICS AND AN
APPEAL PROCESS

The County issued the RFP on January 29, 2019 and amended the RFP on March 20,
2019. As described the Section 1A of the RFP:

This Request for Proposals (“RFP”) outlines the process for consideration of a
land use permit through selection of the Interested Parties who will be first to
process a Conditional Use Permit (CUP) for Cannabis Retail Sales. The
County intends to allow 19 Interested Parties whose responses conform to the
RFP, meet the County’s requirements, and are ranked highest in the
competitive selection process described below to pursue a CUP though the
County’s normal entitlement process. [§] The successful highest ranked 19
Retailer Proposers, including Microbusinesses that include a Retail component,
will be eligible to submit 2 land use application for a Cannabis CUP.
[Emphasis added.]

The RFP goes on to require in Section VI that: “All Proposals will be reviewed for
compliance with requirements including documented capability to operate a cannabis business

in a satisfactory manner. Proposals will be evaluated in accordance with the gntena in section
VII below. [Emphasis added.]”

As detailed in Section VILB: “The responses will be scored on a point scale based on the
quality of responses. [Emphasis added.]” Section VILB further dictates a metric to award
points on a “zero to 100% credit scale . . . defined as follows:”

CLARK HILL

221817045 1



Riverside County Planning Department v
Re: APPEAL OF CANNABIS RFP AWARD: JIVA LIFE, LLC (File No. CAN190069)
June 24, 2019

Page 3
Credit Scale _ Metric Riting
0 Not applicable
20% credit Poor
40% credit Fair
60% credit Average
80% credit Above Average/ Good
100% credit Excellent/ Exceptional

The RFP then goes on to list twelve categories (with various subcatcgorjes) and the
individually scored questions in each category. The RFP assigs a maximum point value for
each question.

Section VII.C requires that “Upon completion of the RFP evaluation process, the top 19
highest ranking Retailer Proposers will be filed with the Board of Supervisors. Once the Board
accepts the list, Staff will notify the top 19 highest ranking Proposers [i.e. applicants] that they
have been selected to proceed with a CUP application., . . .”

Section X.A.1 permits any applicant to appeal its ranking “based on one or more of the
following grounds: . . . The selection process was unfair in that the County failed to follow the
stated selection process which gave an unfair competitive advantage to the selected Proposer(s)
and the selection process was not modified or waived pursuant to the RFP. [Emphasis added.]”

As the RFP explicitly states in Section X.A.7, the purpose of an appeal “is to determine
whether or not County staff or the review panel followed the selection process outlined in the
REP e 83

II. JIVA LIFE COMPLIED WITH ALL THE RFP’S REQUIREMENTS AND
SH HAVE BEEN RANKED AS ONE OF TOP 19 APPLICANTS
AND THE COUNTY HAS REFUSED TO DISCLOSE THE SCORES JIVA
LIFE RECEIVED TO EACH QUESTION

Jiva Life timely submitted an application in response to the RFP. On June 17, 2019, the
County released its “Cannabis RFP Response Package Rankings” (the “Rankings”). The
Rankings list scores for 71 applicants. The two applicants tied for the 19th spot. . They both
received 352.5 points out of a possible 400.

Jiva Life received 345.7 points and missed the 19th spot by a mere 6.8 points.

After reviewing the rankings, Jiva Life called the County to request the individual
question by question score breakdown it had received. The County refused to provide the
individual question by question scores. Instead, it stated the composite scores by category were
available on the County’s website.
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. ARGUMENT

A. THE COUNTY MUST PROVIDE JIVA LIFE WITH THE INDIVIDUAL SCORES IT
RECEIVED FOR EACR QUESTION CONTAINED WITHIN THE RFP’S SCORING METRIC

Section X.A.1 of the RFP explicitly allows applicants to file an appeal if they are not
recommended for a Permit; however, the appeal must be for cause. Section X.A.1 requires the
applicant demonstrate that the County “failed to follow the stated selection process . . . .” In
order to know if the County followed the selection process in the RFP or not, Jiva Lite must be
allowed to review the scores that it actually received.

Without the ability to review why it received the composite scotes it did, or the ability to
see what scores it received for each particular question, Jiva Life cannot ensure the County
followed the scoring metrics accurately or at all.

As a glaring example, if the County made a clerical error entering Jiva Life's score, or if

it made a computation error in adding the points Jiva Life received on any particular question,
Jiva Life has no way to know.

The RFP reguires that Jiva Life state how the County failed to comply with selection
process stated in the RFP, but the County refuses to provide Jiva Life with the means to
determine if the County complied with the scoring metrics set forth in the RFP or not.

By refusing to provide Jiva Life with the question by question break down of its scores,
the County is effetely eviscerating its right to appeal the score it received.

B. THE COUNTY HAS NOT STRICTLY COMPLIED WITH THE SCORING METRICS SET
FORTH IN THE RFP

Because the County has refused to provide Jiva Life with a question by question
breakdown of the scores it awarded, Jive Life is severely prejudiced in drafting this appeal.
However, simple math reveals the County has not strictly complied with the scoring metrics
contained in the RFP,

The RFP requires the County to award points on a credit scale of 0% to 100% in
increments of 20%. The RFP does not permit any deviation from the established. scoring
metrics.

As a single example, caiegory 2 is scored as follows:
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Item 5 , Points | Points ‘Total |
' ; ' 5 - | Awarded | Possible | Points .
deaie | I
2. Does the -Prol‘););;ﬂ. déscﬁbe the Cannabis Owner(s)/ 10 30 .

Operator(s) qualifications relative to the Proposal, including
experience running businesses similar to the one proposed,
including permitted cannabis and/or non-cannabis businesses
and overall qualifications to run the type of cannabis business
for which it is seeking a CUP?

Does the Proposs;l provided a detailed description of the
company’s and/or or operator’s experience in operating the
same or similar type business?

Does the Proposal provided information that demonstrates the
means and skills for operating the proposed business?

Does the Proposal demonstrate via factual information,
practical and theoretical experience and the knowledge to run
the proposed business?

Does the Proposal demonstrated that it has the overall
qualifications and breadth of knowledge for running the
proposed business?

Based on the scoring metric, the available points for a 5 point question are: 0 (0%), 1
(20%), 2 (40%), 3 (60%), 4 (80%) and S (100%). For a 10 point question, the applicant can
receive points as follows: 0 (0%), 2 (20%), 4 (40%), 6 (60%), 8 (80%)and 10 (100%).

Despite the fact the points available are all whole numbers, the County’s website reveals

Jiva Life received 28.4 points in Category 2. There is sim

no way Jiva Life could have

received 28.4 points if the County awarded points in accordance with the RFP’s metrics.

Adding whole numbers can never create a decimal.

Based on the scoring merics contained within the RFP, Jiva Life has deviated from the

RFP’s scoring metrics in at least the following categories:

Category Number | Points Available | Points Awarded to Jiva Life
2 30 28.4
4.1 . 10 9.5
4.2 25 21.5
4.3 20 14.5
8 45 34.6
12 50 52.2
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While it is conceivable the scores are an average score of multiple reviewers, the RFP
does not state that a panel of reviewers will review the application; it does not state how many
reviewers there are to be; and it does not state how the final average is to be calculated.

Given how close Jive Life was to the 19th ranking position, it is imperative the County
spell-out and strictly follow all protocols it followed and apply them uniformly. For example,
were average scores rounded? Were any review’s scores excluded from the average
calculations? Did the County take the mean scores, the median score, or did it use some other
scoring calculation? Did the County apply the same scoring protocol to each question contained
within the RFP? Did the County even apply the same scoring protocol to each applicant that
submitted a proposal? Because the County refuses to provide the question by question
breakdown, it is impossible for Jiva Life to determine answers to any of the foregoing questions.

Regardless of how the County calculated its final score, it has clearly deviated from the
procedure set forth in the RFP, Yet section XL.B of the RFP requires that “Any changes to the
Proposal requirements will be made by written addendum posted on the County’s website.”

The County has not strictly complied with the scoring metrics contained within the RFP,
has modified the scoring metrics it used in some undisclosed way, has refused to provide Jiva
Life with any notice of what new scoring metric or process the County has adopted, and refuses
to provide Jiva Life with any way to determine or review how the County actually did score Jiva
Life’s Proposal. '

C. THE COUNTY INCORRECTLY SCORED JivA LIFE’S PROPOSAL AND MUST REVIEW
JIVA LIFE’S PROPOSAL

. Based on the composite scores Jiva Life received, Jiva-Life believes the County
incorrectly scored Jiva Life’s Proposal. Specifically, Jiva Life believes the County incorrectly
scored the following sections of Jiva Life’s Proposal®:

Category |- CategoryTopic |  Pagesin Points Points
‘Number | o I - Application Available | Awarded to
S A : = ‘Where Addressed , Jiva Life
2 Qualifications and 2-14 - 30 284
experience
4 Business plan 27-36 35 32
4.1 Local hiring program 42 10 9.5
4.2 Local ownership program 43 25 21.5
4.3 Labor 44 30 14.5
8 Neighborhood compatibility 49-53 45 34.6

2 Notably, Jiva Life does not contend that it should have received full points in each category. For example,
category 3 is out of an available 15 points, Jiva Life received 10 points. Jiva Life acknowledges that it could not
have propeily received the full 15 points because it does not own the location that it has proposed to use for its
business.
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Category| . Category Topic - | ‘Pagesin | Points, |  Points
“Number | © - ° | Application Avallable “Awarded to
R O | Where Addressed | Jiva Life

9 Safety plan 54-55 15 13

9.1 Security plan 56-63 50 47

10 Product safety 64 5 4

11 Green business management 65 10 9

12 Additional public benefit 66 60 5.2

Jiva Life contends that it should have been awarded all available points in each category,
or at a minimum, that it should have received a higher score in each category.

Jiva Life requests that the County reevaluate Jiva Life’s Proposal and provide Jiva Life
with an opporfunity to review the final scoring decisions that the County makes to each question,

D. THE COUNTY MUST PROVIDE JIVA LIFE WITH THE QUESTION BY QUESTION
SCORES AND APPLICATIONS OF THE TOP 19 RANKED APPLICANTS

The RFP requires the County to score and rank all applicants based on the criteria set
forth in the RFP, The County has failed to strictly comply with the RFP’s requirements. In light
of the fact the County has not strictly conformed with the RFP’s requirements, the County must
provide Jiva Life with the question by question scores along with the sub submitted applications
for the top 19 ranked applications so Jiva Life can confirm if the County scored the other
applications correctly and if it applied the same scoring metric and procedure to all applicants.

Unfortunately, because the County has failed to provide the question by question scoring
of each application and has instead solely released a composite score with fractional scoring, the
County has called into question tlie accuracy and reliability of the entire scoring and ranking
process.

IV. CONCLUSION

Jiva Life should have been recommended for a Permit. Based on the categorical scores
provided by the County, Jiva Life was a mere 6.8 points out of 400 from being recommended for
a Permit.

When Jiva Life sought to verify the numerical score the County awarded, the County
refused to provide the information necessary to determine if it had calculated Jiva Life’s score
correctly or in accordance with the scoring metric contained within the RFP.

While Jiva Life does not know exactly how the County calculated its scores, the limited
information Jiva Life has received demonstrates the County has deviated from the scoring
metrics contained within the RFP in some manner that the County refuses to disclose.
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Notwithstanding the fact the County refuses to disclose how it did calculated Jiva Life’s
scores, Jiva Life contends the County incorrectly scored its Proposal in eleven separate
categories/subcategories.

The County must re-evaluate Jiva Life's Permit Application, apply the scoting metrics
that the RFP mandates, and provide Jiva Life with a question by question breakdown of its
results to determine if the County accurately and correctly computed Jiva Life’s scores.
Particularly, the County must address the fractional scoring system as well as the sub-category
scoring to ensure Vija Life did not miss points due to any clerical errors.

Respectfully submitted,
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Cannabis Request for Proposal (RFP)
Question & Answers

Ciarifications on the process —

Only Pre-registered applicants who submitted an Interested Parties Form will be able to submit an application
for the RFP process for consideration.

If you are ranked as a top 19 Retail Sales or top 50 Cultivation proposal it does not guarantee that you will obtain
an approval for a Land Use Permit. After you are ranked you must apply for a Conditional Use Permit (CUP)
through the Land Use Process.

All types of Cannabis uses in the County must apply for a Conditional Use Permit and must go to a hearing
before the Planning Commission for a recommendation to the Board of Supervisors (BOS) and before the BOS
for a final decision.

During the Conditional Use Permit process applicants will be required to enter into a Developer Agreement (DA).

The following questions were posed to the County at the March 5, 2019 and March 6, 2019 Interested Parties
Workshops and emailed to staff during the period of March 5, 2019 to march 20, 2019. Responses are based on
the understanding of each question posed. It is the responsibility of the Proposers to review answers and best
apply them to their Proposal.

Questions and Answers:

1.

Q: | Are we allowed to cultivate non-flowering plants? Will non-flowering plants count against the allowable
square footage? Do non-flowering plants need to be covered?

A: | Cannabis Nurseries are not required to propagate plants in mixed light structures or indoor, but mature

plants may not remain on the site and must be removed once matured. This use must have a Nursery
License.

If the plants will be cultivated to maturity they must be covered and they will count towards the Cannabis
canopy. This use must have a Cultivating License.

Note that Cannabis cultivators may propagate immature plants. The areas for propagation must be
indicated on the provided site plan and these plants must be moved to the allowable canopy areas once
they mature. At no time may mature plants exceed the canopy area that has been permitted on the
property with a CUP. At no time may a Cannabis cultivator sell immature (nursery plantsj or propagate
nursery plants for others.

Q: | Is there an update regarding the W-2 form in the RFP process?

A: | Cannabis activities are currently not allowed in the W-2 Zone and therefore, excluded from the RFP process
but research regarding the W-2 Zone is currently being reviewed. Recommendations for this Zone as well
as the R-R and R-A Zones will be presented to the Planning Commission and the Board for review and
consideration later this year.

How will applicants be notified if they are within 1,000 feet from another Cannabis proposed operation?

2R

During the ranking process proposals will be reviewed to determine if any proposed Retail Sales Cannabis
operations are within 1000 feet from another proposed Retail Sales Cannabis operation. If both proposals
are in the included rankings, Proposers will be notified that they are within 1,000 feet from another
Cannabis operation and informed that the first applicant to complete and receive CUP approval will be
given the permit. Each applicant would then be proceeding at risk as to who obtains the permit first.




58. | Q: | Can an applicant include a subdivision in their proposal to allow for muitiple permits?

A: | During the implementation process (RFP’s) the County is allowing a limited number of permits. Because of
this and the complexity of subdividing a lot; at this time we will not bé considering subdivision as an option
for a Cannabis Retailer (dispensary) or a Cannabis cultivator.

59, | Q: | Are school administrative buildings/sites considered a sensitive use?

A: | School administrative buildings/sites are not considered sensitive uses, only those that include instruction
to youth grades K-12.

60. | Q: | Can one have multiple RFPs on one site?

A: | No. One RFP for one use (Cultivation or Retail sales) may be submitted for this process, per Interested Party
per site. The Business plan shal include all uses proposed but may only include Cultivation OR Retails Sales
on one site, unless the proposal is for a Microbusiness.

61. | Q: | When do we apply?

A: | Those proposers who are ranked in the top 50 for Cultivation use permits and the top 19 for Retail sales
use permits may submit a CUP application to the County as soon as the ranking list has been ratified by the
Board of Supervisors.

62. | Q: | Will the size of activity impact the scoring [RFP]?

A: | A proposal will be ranked according to the points received form the ranking review. A proposal will not be
compared to other proposals or sizes of proposed facility or canopy. A proposal will be ranked based on
the merits of what is submitted within the proposals.

63. | Q: | Who will score proposals, and what are their qualifications?
A: | County staff with different expertise will perform the ranking reviews; potentially with assistance from a
consultant. No reviewer names will be released
64. | Q: | Is there an appeal process?
A: | The appeal process is described in the Reguest for Proposal, in detail
65. | Q: | How will Public Benefit commitment in proposal be enforced; what is the accountability mechanism?

A: | The required Development Agreement, with the inclusion of a Public Benefit, is a binding agreement that
must be complied with and is enforceable. The CUP is a discretionary permit and approval of CUP requires
an approved Development Agreement. 1

66. | Q: | Can alarge lot be subdivided to get multiple permits {CuUPs)?

A: | Only one (1) CUP is allowed to be permitted per lot, with a maximum canopy area of 43,560 s.f.

See also, answer provided for question 58. Above.
67. | Q: | # an LLC is 20% business owner, who in LLC signs forms?

A: | All those that are signatory to an in LLC are required to provide a background check form.

68. | Q: | If a multiple tenant Retall bullding is within 40’ setback but the suite/space that the Cannabis business is
occupying is not, will the business meet the 40’ setback?

A. | Without discussing specific properties, generally, if a property is constructed with a legally permitted,
established Retail facility that Retail facility would have been permitted with allowable setbacks.
Therefore, as long as the proposed location of the Cannabis Retailer meets the setback requirements for
Cannabis Retailers, it generally should comply with Ordinance No 348 setback requirements.

69. | Q: | How may we submit and how is submittal confirmed?

A: | Proposers are encouraged to submit in person, where they will be handed a receipt from the cashier.
Proposers may mail proposal submittals, but that is not recommended, as you will not receive a receipt
immediately. See also, answer provided for questions 12 & 47 Above.

70. | Q: | Is MU considered residential?
A: | Yes MU or Mixed Use is considered a residential zone.
71. | Q: | Can we change the size of canopy/license gty.?




