SUBMITTAL TO THE BOARD OF SUPERVISORS
COUNTY OF RIVERSIDE, STATE OF CALIFORNIA

ITEM: 21.1
(ID # 14346)
MEETING DATE:
FROM: TLMA-PLANNING: Tuesday, February 09, 2021

SUBJECT: TRANSPORTATION & LAND MANAGEMENT AGENCY/PLANNING: PUBLIC HEARING
ON CONDITIONAL USE PERMIT NO. 200031, ORDINANCE NO. 664.69 and
DEVELOPMENT AGREEMENT NO. 2000011 — CEQA EXEMPT - Applicant: Cannabis
21+— Engineer/Representative: Sean Anthony St. Peter- First Supervisorial District —
North Perris Zoning Area — Mead Valley Area Plan — Community Development:
Commercial Retail (CD:CR) (0.20-0.35 FAR) - Location: Northerly of Cajalco
Expressway, southerly of Messenia Lane, easterly of Harvill Avenue, and westerly of
Interstate 215 — 1.00 Gross Acres — Zoning: Scenic Highway Commercial (C-P-S)—
REQUEST. Conditional Use Permit No. 200031 proposes a Commercial Cannabis
Facility, that includes cannabis retail sales and distribution. (Facility). The cannabis
facility will occupy 4,646 sq. ft. of a portion of a retail center (Plot Plan No. 25699). The
total building area is 8,892 sq. ft. that is yet to be constructed. The project includes a
4,274 sq. ft. cannabis retail area and a 372 sq. ft. distribution area. The parcel has been
graded and partially improved pursuant to the approved plot plan. The Facility will include
one (1) ADA and 22 non-ADA parking spaces. The cannabis retail store front hours of
operation will be 8:00 am. to 10:00 p.m., 7-days a week with mobile delivery services
between 8:00 a.m. to 9:00 p.m., 7-days a week. The cannabis distribution facility will be
closed to the public and will also operate between the hours of 8:00 a.m. to 10:00 p.m., 7-
days a week. Development Agreement No. 2000011 and Ordinance No. 664.69 is a
proposal for the applicant entering into a development agreement with the County
consistent with Board of Supervisor's Policy No. B-9 and would impose a lifespan on the
proposed cannabis project and provide community benefit to the Mead Valley Area.
District 1. [Applicant Fees 100%]

RECOMMENDED MOTION: That the Board of Supervisors:
Continued on Page 2

ACTION: Policy

MINUTES OF THE BOARD OF SUPERVISORS
On motion of Supervisor Jeffries, seconded by Supervisor Hewitt and duly carried by
unanimous vote, IT WAS ORDERED that the above matter is approved as recommended and
that Ordinance 664.69 is introduced as recommended with waiver of the reading.

Ayes: Jeffries, Spiegel, Washington, Perez, and Hewitt

Nays: None Kecia R. Harper
Absent: None Clerk of the Board, )
Date: February 9, 2021 By: /L {4 / .*J
XC: Planning, Recorder I Deputy
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

RECOMMENDED MOTION: That the Board of Supervisors:

1. FIND that the project is EXEMPT from the California Environmental Quality Act (CEQA),
pursuant to State CEQA Guidelines Sections 15301 (Existing Facilities) and 15303 (New
Construction or Conversion of Small Structures) based on the findings and conclusions
in the staff report;

2. APPROVE CONDITIONAL USE PERMIT NO. 200031, subject to the attached Advisory
Notification Document, Conditions of Approval, and based upon the findings and
conclusions provided in this staff report and subject to adoption of Ordinance No.
664.69; and

3. INTRODUCE, READ TITLE and WAIVE FURTHER READING OF, and ADOPT on
successive weeks ORDINANCE NO. 664.69 an ordinance of the County of Riverside
approving Development Agreement No. 2000011, based on the findings in this staff
report.

Continued on Page 3
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

FINANCIAL DATA | Current Fiscal Year: Next Fiscal Year: Total Cost: Ongoing Cost
COST $0 $0 $0 $0
NET COUNTY COST $0 $0 $0 $0

dget Adjust t:  No
SOURCE OF FUNDS: Applicant Fees 100% Budget Adjustmen

For Fiscal Year: N/A

C.E.O. RECOMMENDATION: Approve

BACKGROUND:
Commercial Cannabis Activities Background:

On October 23, 2018, Agenda Item 19.1, the Board of Supervisors adopted Ordinance No.
348.4898, which established the permitting process and regulations for commercial cannabis
activities.

Applicants requesting to establish commercial cannabis retail, microbusiness, and/or cultivation
uses were required to submit a request for proposal “RFP” cannabis package. Applicants who
ranked highest could proceed forward with the Conditional Use Permit process. On July 2,
2019, the Board of Supervisors accepted the Cannabis RFP response package rankings list,
which allowed the highest-ranking applicants to begin the land use review process for their
proposed project. In the first year of implementation, 50 cannabis cultivation applications and 19
cannabis retail applications began the land use review process.

On May 19, 2020, the Board of Supervisors approved the second year of the Cannabis
Regulatory Program, allowing interested parties to directly submit applications for Conditional
Use Permits that will be evaluated through the environmental and public review and hearing
process on a case-by-case basis. The application for Conditional Use Permit No. 2000031
(CUP200031) and Development Agreement No. 2000011 (DA No. 2000011) was submitted on
September 8, 2020.

Project Details:

CUP200031 is a proposal for a Commercial Cannabis Facility that includes retail sales and
distribution (Facility). The Facility will occupy 4,646 SF of an 8,892 SF building that was
previously approved through Plot Plan No. 25699 (PP25699) that is yet to be constructed. The
retail store front area is 4,274 SF and the distribution area is 372 SF. The cannabis retail store
hours of operation will be from 8:00 a.m. to 10:00 p.m., 7-days a week and delivery hours will be
8:00 a.m. to 9:00 p.m., 7-days a week. The distribution facility will be closed to the public and
will also operate between the hours of 8:00 a.m. and 10:00 p.m. In accordance with approved
PP25699, the parking area will be improved to accommodate 45 parking spaces. The Facility
requires 23 of the total 45 spaces.
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
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The description as included above constitutes the “Project” as further referenced in this report.

Plot Plan No. 25699 Background

The Planning Director approved PP25699 and Variance No. 1893 and adopted the associated
mitigated negative declaration on February 8, 2019. PP25699 provides land use entitlement for
a retail shopping center that includes four commercial buildings, one 75'-free-standing pylon
sign, two 6’-monument signs, and 146 parking spaces, and 8 ADA-compliant parking spaces.
PP25699 includes four separate parcels that in total, encompasses approximately 5.06 acres.
The buildings are anticipated to be built in four phases. Building A is a 3,252 sq. ft. drive-thru
restaurant for a Farmer Boys Restaurant. Building B will be a 3,434 sq. ft. drive-thru restaurant
for a future tenant. Building C, totaling 3,980 sq. ft., consists of three units and includes a drive-
thru for a future tenant. Building D, totaling 8,892 sq. ft., was approved for seven retail units.
CUP200031 is being evaluated for a portion of Building D.

Thus far, Building A and the free-standing pylon sign has been constructed. PP25699 site was

partially improved to include paved and striped parking area, landscaping, road improvements,
and sidewalks. The pads for the remaining buildings have been graded.

Development Agreement No. 2000011

The applicant has proposed entering into the attached development agreement (DA) with the
County for the Project. The DA is consistent with the General Plan and with Board Policy B-9.
Additionally, the Advisory Notification Document, Conditions of Approval, and entitlement
approvals are incorporated in the exhibits of the DA and will ensure that the Project is
developed in a way that would not conflict with the public’s health, safety or general welfare.
The DA has a term of 10 years (with the option for a 5-year extension subject to mutual
approval) and will grant the applicant vesting rights to develop the Project in accordance with
the terms of the DA. In exchange, the DA provides certain public benefits that go beyond the
basic requirements of the County including annual public benefit payments, which will be used
for additional public safety services, infrastructure improvements or community enhancement
programs.

Development Agreement No. 2000011 requires the applicant to make the following payments to
TLMA:

1) An initial deposit-based fee of $5,000 for annual inspections and the administration of
the development agreement program.

2) A baseline Public Benefits payment of $78,048.00 which will be increased 2% per year.
The baseline payment amount shall be allocated 45% to the Code Enforcement
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Department, and the remaining 55% will be transferred to the Executive Office for
deposit into the General Fund, to be allocated as part of the annual budget process and
generally spent on cannabis regulatory activity performed by the District Attorney’s
Cannabis Regulation Task Force, the Sheriff's Office, Public Health, County Counsel,
and the Agricultural Commissioner’s office. The percentages above are based on the
expected regulatory costs that were used to establish the baseline Public Benefits fee,
as approved by the Board on January 29, 2019. The Code Enforcement Department will
serve as the main regulatory arm of the County in monitoring that the businesses will
comply with their conditions of approval and respond to public concerns.

3) An annual Additional Public Benefit payment of $97,560.00, which will increase 5% per
year. This payment shall be held by TLMA in an account specifically for the Mead Valley
area, to be allocated by the Board of Supervisors to projects and services that benefit
the community. The County will utilize this additional annual public benefit within the
surrounding community for additional public benefits including, but not limited to, code
enforcement, public safety services, infrastructure improvements, community
enhancement programs and other similar public benefits as solely determined by the
County’s Board of Supervisors. Additionally, owner will make efforts to hire locally and
participate in community events, career opportunity events, as well as educational and
wellness seminars within the surrounding community.

Per state law, a development agreement is a legislative act that must be approved by
ordinance. Proposed Ordinance No. 664.69 an ordinance of the County of Riverside Approving
Development Agreement No. 2000011, incorporates by reference DA No. 2000011 consistent
with Government Code section 65867.5.

Planning Commission

The Riverside County Planning Commission considered project at a regularly scheduled public
hearing held on January 6, 2021. Staff provided a memo to the commission that included
Exhibit B (Elevation), Exhibit C (Floor Plans), and Exhibit M (Material Board) that were not
included in the published Planning Commission Staff Report. The memo also included staff's
recommended update to Conditions of Approval 15. Planning 23 to require a security guard be
present on-site 24 hours a day, 7 days a week. The applicant agreed to accept all
recommended conditions of approval for CUP200031. The Planning Commission recommended
approval of CUP200031 and DA No. 2000011 by a unanimous vote (5-0). No public comments
were provided.

Impact on Residents and Businesses

The proposed project is categorically exempt under CEQA, which means that it belongs to a
class of projects that have been determined to not have a significant effect on the environment.
As detailed in the Planning Commission Staff Report, which is attached hereto and incorporated
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by reference, no exceptions pursuant to State CEQA Guidelines section 15300.2 apply.
Accordingly, there will be no impacts on residents or businesses.

SUPPLEMENTAL:

Additional Fiscal Information

All fees are paid by the applicant; there is no General Fund obligation.
ATTACHMENTS:

A. PLANNING COMMISSION REPORT OF ACTIONS

B. PLANNING COMMISSION STAFF REPORT and STAFF MEMO

C. ORDINANCE NO. 664.69

D. DEVELOPMENT AGREEMENT NO. 2000011

E. INDEMNIFICATION AGREEMENT FORM

i — ,ﬂ
\ . ';_ 4

AL s TR N
Jason|Farin| Principal Management Analyst 2/212021 Greg@r’ . Pria?(os, Director County Counsel 21272021
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ORDINANCE NO. 664.69

AN ORDINANCE OF THE COUNTY OF RIVERSIDE

APPROVING DEVELOPMENT AGREEMENT NO. 2000011

The Board of Supervisors of the County of Riverside ordains as follows:

Section 1. Pursuant to Government Code Section 65867.5, Development Agreement
No. 2000011, a copy of which is on file with the Clerk of the Board of Supervisors and incorporated herein
by reference, is hereby approved.

Section 2. The Chair of the Board of Supervisors is hereby authorized to execute said
Development Agreement on behalf of the County of Riverside within ten (10) days after the Effective Date
of this ordinance, provided that all owners listed in Development Agreement No. 2000011 have executed
said Development Agreement within thirty (30) days after adoption of this ordinance.

Section 3. Effective Date. This ordinance shall take effect thirty (30) days after its

adoption.
BOARD OF SUPERVISORS OF THE COUNTY
OF RIVERSIDE, STATE OF CALIFORNIA
By:
Chair
ATTEST: -
CLERK OF THE BOARD:
By:
Deputy
(SEAL)
APPROVED AS TO FORM
February 2, 2021

Michelle Clat
Chief Deputy County Counsel




1.0
1.1
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2.0

3.0

4.0
4.1

MIVERRIOE COUMTY

PLANNING DEPARTMENT

CONSENT CALENDAR

PLOT PLAN WIRELESS NO. 190015 ~ RECEIVE and FILE —
Exempt from the California Environmental Quality Act (CEQA),
pursuant to State CEQA Guidelines Section 15303 (New
Construction or Conversion of Small Structures) — Applicant:
Smartlink, LLC on behalf of AT&T — Owner: Makerville — Third
Supervisorial District — Pinon Flats Zoning District — REMAP Area
Plan — Community Development — Commercial Retail (CD-CR) —
Location: Easterly of Pinon Flats Road, southerly of Highway 74,
and westerly of Pidgeon Springs Road — 10.0 Acres — Zoning:
Controlled Development Area (W-2) — REQUEST: Plot Plan
Wireless No. 190015 proposes to construct a wireless
telecommunication facility disguised as a 70’ tall faux water tank
that will contain a three (3) sector array with three (3) panel
antennas per sector with accompanying ground equipment within
a 625 sq. ft. lease area. APN: 636-192-002. Project Planner:
Gabriel Villalobos at (951) 955-6184 or email at gvillalo@rivco.org

GENERAL VACATION and TERMINATION of MAINTENANCE
of portions of Commerce Center Drive, Messenia Lane, and
Perry Street, and the EXECUTION of a Quitclaim Deed over a
portion of the above referenced Vacation, in Mead Valley —
Applicant: Majestic Freeway Business Center, LLC — First
Supervisorial District — Mead Valley Area Plan — Location:
Commerce Center Drive, Messenia Lane, and Perry Street in Mead
Valley — REQUEST: The Transportation Department is proposing
to Vacate and Terminate the maintenance of portions of Commerce
Center Drive, Messenia Lane, and Perry Street and Execute a
Quitclaim Deed over a portion of the Vacated area, pursuant to
County of Riverside policies and procedures. Project Planner:
Chris Trinidad at (951) 955-8116 or email at cirinida@rivco.org

GENERAL PLAN AMENDMENT INITIATION PROCEEDINGS
NONE

PUBLIC HEARINGS — CONTINUED ITEMS:
NONE

PUBLIC HEARINGS — NEW ITEMS:

CHANGE OF ZONE NO. 1800012 and TENTATIVE TRACT MAP
NO. 37358 - Intent to Adopt a Mitigated Negative Declaration —
CEQ180047 — Applicant: Allard Engineering — Owner: Pacific
Communities Builder, Inc. — Fifth Supervisorial District — Romoland
Zoning Area — Harvest Valley/Winchester Area Plan — Community
Development: Medium Density Residential (CD-MDR) — Location:
Northerly of Mapes Road, easterly of Antelope Road, westerly of
Dawson Road, and southerly of Mahogany Lane — Zoning: Rural-
Residential (R-R) — 45.6 gross acres — REQUEST: The Change of
Zone proposes to change the zoning classification of the project
site from Rural-Residential (R-R) to One-Family Dwelling (R-1).
The Tentative Tract Map is a proposal to subdivide 45.6 gross acres
into 154 single family residential lots ranging in size from 7,200 sq.
ft. to 12,745 sq. ft., seven (7) letter lots dedicated to retention basins
and open space amenities which consists of three (3) parks, and
one (1) paseo, and three (3) remainder parcels located along the
western and southern boundary of the Project site. The project is
proposed to be developed in four (4) phases. Project Planner:
Deborah Bradford at (951) 955-6646 or email at
dbradfor@rivco.org

PLANNING COMMISSION HEARING
REPORT OF ACTIONS
JANUARY 6, 2021

RECEIVED and FILED.

APPROVED The Transportation Department to
Vacate and Terminate the maintenance of portions of
Commerce Center Drive, Messenia Lane, and Perry
Street, and the execution of a Quitclaim Deed.

Planning Commission Action:
Public Comments: Closed
By a vote of 5-0

The Planning Commission Recommends that the
Board of Supervisors take the following actions:

ADOPT a Mitigated Negative Declaration for
Environmental Assessment No. CEQ180047; and,

TENTATIVELY Approve Change of Zone No.
1800012; and,

APPROVE Tentative Tract Map No. 37358, subject
to the conditions of approval.
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AlVERSIDE COUMTY
PLANNING DEPARTMENT

4.2 CONDITIONAL USE PERMIT NO. 200031 and DEVELOPMENT
AGREEMENT NO. 2000011- Exempt from the California
Environmental Quality Act (CEQA), pursuant to State CEQA
Guidelines Article 19, Section 15301 (Existing Facilities) —
Applicant: Cannabis 21+ — Representative: Sean Anthony St. Peter
~ First Supervisorial District — North Perris Zoning Area — Mead
Valley Area Plan — Community Development: Commercial Retail
(CD-CR) (0.20-0.35 FAR) — Location: Northerly of Cajalco
Expressway, southerly of Messenia Lane, easterly of Harvill
Avenue, and westerly of Interstate 215 — 1.00 Gross Acres —
Zoning: Scenic Highway Commercial (C-P-S}- REQUEST:
Development Agreement No. 2000011 would impose a lifespance
on the proposed cannabis project and provide community benefit to
the Mead Valley Area. Conditional Use Permit No. 200031 is a
proposal for a Commercial Cannabis Facility, that includes retail
sales and distribution. The cannabis facility will occupy 4,646 sq.
ft. of Building D that was approved as part of a retail center (Plot
Plan No. 25699). The total building area of Building D is 8,892 sq.
ft. and is yet to be built. The project includes a 4,274 sq. ft.
cannabis retail area and a 372 sq. ft. distribution area. The parcel
has been graded and improved with landscaping and parking stalls.
The project will include one (1) ADA and 22 non-ADA parking
spaces. Retail store hours of operation will be 8:00 a.m. to 10:00
p.m., 7-days a week and delivery hours will be 8:00 a.m. to 9:00
p-m., 7-days a week. APN: 317-110-070. Project Planner:
Phayvanh Nanthavongdouangsy at (951) 955-6573 or email at
pnanthav@rivco.org.

CONDITIONAL USE PERMIT NO. 200020 and DEVELOPMENT
AGREEMENT NO. 2000008 — Exempt from the California
Environmental Quality Act (CEQA), pursuant to State CEQA
Guidelines Section 15301 (Existing Facilities) and Section
15061(b)(3) (Common Sense Exemption) — CEQ200053 -
Applicant: Sean St. Peter — Third Supervisorial District — Hemet-
San Jacinto Zoning District — Harvest Valley/Winchester Area Plan:
Community Development: Commercial Retail (CD-CR) (0.20 - 0.35
FAR) - Location: Northerly of Stetson Avenue, easterly of California
Avenue, southerly of W. Florida Avenue, and westerly of Warren
Road — 4 Acres — Zoning: Scenic Highway Commercial (C-P-S) —
REQUEST: Conditional Use Permit No. 200020 is a proposal to
redevelop an existing 8,400 sq. ft. building to be used as a cannabis
retail storefront, that shall also include mobile deliveries, as well as
a cannabis distribution facility. The project shall aiso include
updates to the project site for parking and landscaping.
Development Agreement No. 2000008 has a term of 5 years and
grants the applicant vesting rights to develop the project in
accordance with the terms of Development Agreement No.
2000008 and Conditional Use Permit No. 200020 and will provide
community benefits to the Hemet-San Jacinto Area. APN: 465-020-
025. Project Planner: Gabriel Villalobos at (951) 955-6184 or email
at gvillalo@rivco.org.

WORKSHOP:
NONE

4.3

5.0

6.0

PLANNING COMMISSION HEARING
REPORT OF ACTIONS
JANUARY 6, 2021

Planning Commission Action:
Public Comments: Closed

By a vote of 5-0

The Planning Commission Recommends that the
Board of Supervisors take the following actions:

FIND the project exempt from the California
Environmental Quality Act (CEQA); and,

TENTATIVELY Approve Development Agreement
No. 2000011; and,

APPROVED Conditional Use Permit No. 200031,
subject to the conditions of approval.

Planning Commission Action:
Public Comments: Closed

By a vote of 4-0

The Planning Commission Recommends that the
Board of Supervisors take the following actions:

FIND the project exempt from the California
Environmental Quality Act (CEQA); and,

TENTATIVELY Approve Development Agreement
No. 2000008; and,

APPROVED Conditional Use Permit No. 200020,
subject to the conditions of approval.

ORAL COMMUNICATION ON ANY MATTER NOT ON THE AGENDA

7.0
8.0

DIRECTOR’S REPORT
COMMISSIONER’S COMMENTS




PLANNING COMMISSION
MINUTE ORDER
JANUARY 6, 2021

SiyEesipe Soumey
PLANNING DEPARTMENT

AGENDA ITEM 4.2

CONDITIONAL USE PERMIT NO. 200031 and DEVELOPMENT AGREEMENT NO. 2000011~ Exempt from
the California Environmental Quality Act (CEQA), pursuant to State CEQA Guidelines Article 19, Section
15301 (Existing Facilities) — Applicant: Cannabis 21+ — Representative: Sean Anthony St. Peter — First
Supervisorial District — North Perris Zoning Area — Mead Valley Area Plan — Community Development:
Commercial Retail (CD-CR) (0.20-0.35 FAR) — Location: Northerly of Cajalco Expressway, southerly of
Messenia Lane, easterly of Harvill Avenue, and westerly of Interstate 215 — 1.00 Gross Acres — Zoning: Scenic
Highway Commercial (C-P-S).

PROJECT DESCRIPTION:

: Development Agreement No. 2000011 would impose a lifespance on the proposed cannabis project and
provide community benefit to the Mead Valley Area. Conditional Use Permit No. 200031 is a proposal for a
Commercial Cannabis Facility, that includes retail sales and distribution. The cannabis facility will occupy 4,646
sq. ft. of Building D that was approved as part of a retail center (Plot Plan No. 25699). The total building area
of Building D is 8,892 sq. ft. and is yet to be built. The project includes a 4,274 sq. ft. cannabis retail area and
a 372 sq. ft. distribution area. The parcel has been graded and improved with landscaping and parking stalls.
The project will include one (1) ADA and 22 non-ADA parking spaces. Retail store hours of operation will be

8:00 a.m. to 10:00 p.m., 7-days a week and delivery hours will be 8:00 a.m. to 9:00 p.m., 7-days a week. APN:
317-110-070.

MEETING SUMMARY:

The following staff presented the subject proposal:

Project Planner: Phayvanh Nanthavongdouangsy at (951) 955-6573 or email at pnanthav@rivco.org. Staff
provided a memo to Planning Commission with project exhibits and updated condition of approval for 24-hour
on-site security guard.

Spoke in favor:
Sean St. Peter, Applicant, 619-618-8139

No one spoke in opposition or in a neutral position.

CONTROVERSIAL ISSUES:
None.

PLANNING COMMISSION ACTION:

Public Comments: Closed

Motion by Commissioner Shaffer, 2" by Commissioner Sanchez.

By a vote of 5-0

The Planning Commission Recommends that the Board of Supervisors take the following actions:
FIND the project exempt from the California Environmental Quality Act (CEQA); and,
TENTATIVELY Approve Development Agreement No. 2000011; and,

APPROVED Conditional Use Permit No. 200031, subject to the conditions of approval.

CD  The entire discussion of this agenda item can be found on CD. For a copy of the CD, please contact the TLMA Commission

Secretary, Elizabeth Sarabia, at (951) 955-7436 or email at esarabia@rivco.org




Agenda Item No.
COUNTY OF RIVERSIDE 4-2
PLANNING DEPARTMENT
STAFF REPORT

> |

Planning Commission Hearing: January 6, 2021

[PROPOSED PROJECT P il ]
Case Number(s): CUP200031 and DA2000011 Applicant(s): Cannabis 21*

CEQA Exempt: Sections 15301, 15303 B

Area Plan: Mead Valley Representative(s): Sean St. Peter

Zoning Area/District: North Perris Area

,,,,,,,, — - /,}
Project Planner: Phayvanh Nanthavongdouangsy /4%
J- e 1Y | 118 [T
Project APN(S)e - 317-11G.070, | John Hildebrand

Anterim Planning Director

[PROJECT DESCRIPTION AND LOCATION ] ]

Conditional Use Permit No. 200031 (CUP200031) is a proposal for a Commercial Cannabis facility that
includes retail sales and distribution. The cannabis facility will occupy 4,646 SF of an 8,892 SF building

that was previously approved through Plot Plan No. 25699 that is yet to be constructed. The retail area
is 4,274 SF and the distribution area is 372 SF. The cannabis retail store hours of operation will be from
8:00 a.m. to 10:00 p.m., 7-days a week and delivery hours will be 8:00 a.m. to 9:00 p.m., 7-days a week.
The distribution facility will be closed to the public and will also operate between the hours of 8:00 a.m.
and 10:00 p.m. In accordance with approved Plot Plan No. 25699, the parking area will be improved to
accommodate 45 parking spaces. The project requires by 23 of the total 45 spaces.

The description as included above constitutes the “Project” as further referenced in this staff report.

Development Agreement No. 2000011 (DA2000011) sets forth the terms and conditions under which the
Commercial Cannabis Activity of CUP200031 will operate in addition to the requirements established
under Ordinance No. 348, and all other local ordinances and regulations, state law and such other terms
and conditions. DA2000011 has a term of 10 years, will grant the applicant vesting rights to develop the
Project in accordance with the terms of agreement and CUP200031, and will provide community benefits
to the Mead Valley Area.

The Project is located northerly of Cajalco Expressway, southerly of Messenia Lane, easterly of Harvill
Avenue, and westerly of Interstate 215, within the Mead Valley Area Plan.

PROJECT RECOMMENDATION

STAFF RECOMMENDATIONS:

THAT THE PLANNING COMMISSION RECOMMEND THAT THE BOARD OF SUPERVISORS TAKE
THE FOLLOWING ACTIONS:




File No(s). Conditional Use Permit No. 200031/Development Agreement No. 2000011
Planning Commission Staff Report: January 6, 2020
Page 2 of 17

FIND that the project is EXEMPT from the California Environmental Quality Act (CEQA), pursuant to
State CEQA Guidelines Article 19 Sections 15301 (Existing Facilities) and 15303 (New Construction
or Conversion of Small Structures) based on the findings and conclusions in this staff report; and,

TENTATIVELY APPROVE Development Agreement No. 2000011, based upon the findings in this
staff report, pending final adoption of the Development Agreement ordinance by the Board of
Supervisors; and,

APPROVE Conditional Use Permit No. 200031, subject to the aftached Advisory Notification
Document, Conditions of Approval, and based upon the findings and conclusions provided in this staff
report, subject to final approval of the Development Agreement ordinance.

[PROJECT DATA : I |

Land Use and Zoning:

Existing Gene_ral Plan Fodndatioh-Component: Community Development
Existing General Plan Land Mesignafion: Commercial Retail (CR)
o Policy /Overlay Area Community_Center Overlay
Surrounding General Plan Land Uses e
North: Spg:ific Plan (SP) 341-Light Industrial (LI)
East: SP 341- Light Industrial (LI)
South: CR

West: SP 341 - Light Industrial (LI) w/Community Center
~ Overlay

Existing Zoning aassiﬁcation:'Scenic- Highway Commercial (C-P-S)
Surrounding Zoning Classiﬁcations: _ = )
North: SP Planning Area (PA) 1 Zone
Eastf '_SP_ PA 4 Zone -
South:|C-P-S
West:]SP PA 2 Zone

Existing Use: 'sl:?:l;dn::otto aggzpsasrggl landscape improvement
Surrounding Usesi N _ s
] North:.|IMajestic Freeway Business Center
_Som'l?énner boys Drive-thru, gas stations
East: Majestic Freeway Business Center

Vacant - future warehouse/distribution/manufacturing
‘developmgnt approved PPT1_80_028

West:
Project Details:




File No(s). Conditional Use Permit No. 200031/Development Agreement No. 2000011

Planning Commission Staff Report: January 6, 2020
Page 3 of 17

tem e Value _ Min./Max. Development Standard
Project Site (Acres): ~ tTacre No minimum
Existing Building Area (SQFT):| 8,892 SF (approved, not yet | N/A
built) o
Proposed Building Area (SQFT):|  Occupy 4,646 SF of the N/A
| previously approved building_ |
Floor Area Ratio: 0.22 Minimum 0.2
A = | . =3
Building Height (FT):| 26' B Maximum 50" )
Parking: - . - ~ i
Building , G Spaces Spaces
TypeofUse | area (in SF) Parking Ratio |Required|  Provided
Bgtail Sales 4,274 1 space for 200 SF 21 21
APE— 2 spaces for 3 Employees, 6
Distribution 372 employees, 2 shifis per day 2 2
- TOTAL:| 23 23
Located Within:

City;s s Sphere of Influence: | Yes — City of Perris
Community Service Area (“CSA”): | Yes — CSA 89

~ Special Flood Hazard Zone: | No

Agricultural Preserve: | No

Liquefaction Area: Yes - Loquuefaction
Subsidence Area: | Yes — Susceptible

Fault Zone: | No

Fire Zone: | No

Mount Palomar Observatory Lighting Zone: Yes — Zone B
_ WRCMSHCP Criteria Cell: | No

_ CVMSHCP Conservation Boundary: | No
Stephens Kangaroo Rat (“SKR") Fee Area: | Yes —In

PROJECT LOCATION MAP

Airport Influence Area (“AIA"): | Yes — March Air Reserve _Baée, Zone (5_2
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PROJECT BACKGROUND AND ANALYSIS

Cannabis Background:

On October 23, 2018, the Board of Supervisors adopted Ordinance No. 348.4898 that established the
permitting process and regulations for commercial cannabis activities.

Applicants requesting to establish commercial cannabis retail, microbusiness, and/or cultivation uses
were required to submit a request for proposal “RFP" cannabis package. Applicants who ranked
highest could proceed forward with the Conditional Use Permit process. On July 2, 2019, the Board of
Supervisors accepted the Cannabis RFP response package rankings list, which allowed the highest-
ranking applicants to begin the land use review process for their proposed project. In the first year of

implementation, 50 cannabis cultivation applications and 19 cannabis retail applications began the
land use review process.

On May 18, 2020, the Board of Supervisors approved the second year of the Cannabis Regulatory
Program, allowing interested parties to directly submit applications for Conditional Use Permits that
will be evaluated through the environmental and public review and hearing process on a case-by-case
basis. The application for Conditional Use Permit No. 2000031 (CUP200031) and Development
Agreement No. 2000011 (DA2000011) was submitted on September 8, 2020.

Project Details:
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CUP200031 is a proposal for a commercial cannabis facility that includes retail sales and distribution.
The cannabis facility will lease 4,646 SF of an 8,892-SF building that was approved through Plot Plan
No. 25699 (PP25699). The retail building was approved for seven retail units and has not been
constructed. The project will combine four of the units and remaining three units will be available for
future tenants. The cannabis facility total retail area will be 4,274 SF and the distribution area is 372
SF. The project will include 23 parking spaces. The associated retail store hours of operation will be
8:00 a.m.to 10:00 p.m., 7-days a week and delivery hours will be 8:00 a.m. to 9:00 p.m., 7-days a
week. The distribution facility is closed to the public and the hours of operation will be 8:00 a.m. to
10:00 p.m.

The Planning Director approved PP25699 and Variance No. 1893 and adopted the associated
mitigated negative declaration on February 8, 2019. PP25699 provides land use entitlement for a
retail shopping center that includes four commercial buildings, one 75'-free-standing pylon sign, two
6’-monument signs, and 146 parking spaces, and 8 ADA-compliant parking spaces. PP25699 includes
four separate parcels that in total, encompasses approximately 5.06 acres. The buildings are
anticipated to be built in four phases. Building A is a 3,252 sq. ft. drive-thru restaurant for a Farmer
Boys Restaurant. Building B will be a 3,434 sq. ft. drive-thru restaurant for a future tenant. Building C,
totaling 3,980 sq. ft., consists of three units and includes a drive-thru for a future tenant. Building D,
totaling 8,892 sq. ft., was approved for seven retail units. CUP200031 is being evaluated for a portion
of Building D.

Thus far, Building A and the free-standing pylon sign has been constructed. PP25699 site was partially
improved to include paved and striped parking area, landscaping, road improvements, and sidewalks.
The pads for the remaining buildings have been graded.

Pursuant to Ordinance No. 348 Section 18.12, the project is required to have 23 parking spaces, one
of which will be ADA-compliant. The project site parking area will be improved to accommodate 45
parking spaces, three of which are ADA-compliant for Building D. Two of the parking spaces will be
dedicated for electric vehicles as noted on the CUP200031 site plan. The future parking area provides
adequate parking for the proposed cannabis facility and the remaining three retail units (that are not a
part of this project).

General Plan Consistency

The project site has a General Plan Foundation Component and Land Use Designation of Community
Development (CD): Commercial Retail (CR). The Community Development General Plan Foundation
Component depicts areas where urban and suburban development is appropriate. It is the intent of
this Foundation Component to provide a breadth of land uses that foster variety and choice,
accommodate a range of lifestyles, living and working conditions, and accommodate diverse
community settings. The goal is to accommodate a balance of jobs, housing, and services within
communities to help achieve other aspects of the General Plan vision, such as mobility, open space,
and air quality goals.

The Commercial Retail land use designation provides for the emphasis on general uses such as
grocery stores, drug stores, and other retail outlets. The project is consistent with the Community
Development General Plan Foundation Component and Commercial Retail Land Use Designation as
it would provide retail, community services and job opportunities within the surrounding community.
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Zoning Consistency

The project site is zoned C-P-S (Scenic Highway Commercial). Pursuant to Ordinance No. 348, Article
XiXh, Sections 19.518 and 19.520, Cannabis Retailers and Cannabis Distribution Facilities are
allowed in the C-P-S Zone with an approved conditional use permit. The applicant has submitted this
CUP application to ensure compliance with all applicable development standards and regulations. As
further described in the findings section, the project meets all the applicable development standards
for the C-P-S Zone and those set forth in Sections 19.519 and 19.521 of Ordinance No. 348, including
design, height, setbacks, and parking requirements.

The property is landscaped in accordance with the County of Riverside Ordinance No. 348 and
Ordinance No. 859. The project was conditioned to meet or exceed landscaping required and installed
for PP25699. An updated landscape plan is required prior to the issuance of the building permit.

The project site is located within the Airport Influence Area (“AlA”) boundary and is therefore is subject
to the Airport Land Use Commission ("ALUC”") review. On November 12, 2020 ALUC found the project
to be consistent with the 2014 March Air Reserve Base/Inland Port Airport Land Use Compatibility
Plan subject to a set of conditions. The recommended conditions are included as part of the project’s
Conditions of Approval 15 Planning. 3. ALUC Conditions.

ENVIRONMENTAL REVIEW AND ENVIRONMENTAL FINDINGS

The proposed project is exempt from California Environmental Quality Act (CEQA) review pursuant
to Article 19 - Categorical Exemptions, Section 15301, Class 1, and Section 15303, Class 3. It is
exempt under Section 15301 as the cannabis facility will lease space of an approved building,
proposes minor modification to the interior of the building, and involves no expansion of the approved
building footprint, and it will permit the use of a portion of the building as a cannabis facility. Class
1 consists of the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of
existing public or private structures, facilities, mechanical equipment, or topographical features,
involving negligible or no expansion of existing or former use. The key consideration is whether the
project involves negligible or no expansion of use. The proposed cannabis facility will operate within
leased space of an approved building that is yet to be constructed. The project also involves minor
alteration of the approved building, as it will combine four of the retail units to accommodate the
4,274 SF of Cannabis retail area and 372 SF distribution area. Three of the remaining retail units
will be constructed as approved for future tenants. The building exterior footprint, total square feet
of approved retail area, exterior architecture, parking area, and overall site design (building location,
parking, onsite circulation, etc.) as approved for PP25699 will not change with the approval of this
project. As described, the project involves no expansion of use, specifically there are no expansion
of retail space area and building footprint; therefore, it can fall within the Class | exemption.

This project is also exempt under Section 15303 (New Construction or Conversion of Small
Structures). This section specifically exempts construction and location of new, small facilities or
structures. Examples of this exemption include but are not limited to, a store or similar structure in
an urbanized area on a site zoned for such use where all necessary public services and facilities are
available, the surrounding area is not environmentally sensitive, it does not involve the use of
significant amounts of hazardous substances, and it does not exceed 10,000 square feet in floor
area. Here, the building was previously permitted to be constructed under PP25699. Even if the
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building were being newly permitted as part of CUP200031, it would still be exempt under Section
15303 since it proposes a commercial building under 10,000 square feet on the property, and since
it is in an urbanized area, all necessary public services and facilities are available, no hazardous
substances are proposed to be kept on site, and it is not an environmentally sensitive area, the
project qualifies for the Class 3 exemption; therefore, no additional environmental review is required.

Furthermore, none of the exceptions that bar the application of a categorical exemption pursuant to
CEQA Guidelines Section 15300.2 applies. Exception 15300.2 (a) prevents Categorical Exemptions
Classes 3, 4, 5, 8, and 11 from applying in a particularly sensitive environment. The project is not
within a particularly sensitive environment, and it also falls within Class | exemption; therefore, this
exception does not apply. Exception 15300.2 (b) applies to all classes and would make the
exemption inapplicable when the cumulative impact of successive projects of the same type in the
same place, over time is significant. The project would not lead to cumulative impacts that overtime
is significant, as the project would not create a greater level of potential impacts beyond what was
considered for the approved retail center at this location. All future projects that are similar to and
are located in the same area will be evaluated pursuant to CEQA, therefore, this exception does not
apply. Exception 15300.2 (c) states that an exemption shall not be used where there is a reasonable
possibility that the activity will have a significant effect on the environment due to unusual
circumstances. There are no unusual circumstances associated with the cannabis facility. The
building that will be leased to operate the project was approved to be utilized for retail uses. The
building is a part of a retail center that is consistent with the site's commercial land use designation
and zoning classification; as well as all applicable sections of Ordinance No. 348. The project is
considered a retail use that is also consistent with the site’s commercial land use designation, zoning
classification and all applicable sections of Ordinance No. 348. Also, similar to other development
that requires a land use permit, the project is conditioned to comply with all applicable General Plan
policies, County Ordinances and State law. Therefore, there are no reasonable possibility the
project would not have a significant effect. Exception 15300.2 (d) states that an exemption shall not
be used for project that may result in damage to scenic resources. The project is located westerly
of Interstate 215. This segment of I-215 is not designated as a Scenic Highway. The project does
not change the exterior architecture of the approved building and the on-site signage that will be
affixed to building's west and south elevation meets the development standards of Ordinance No.
348 Section 19.4. The project is in area that is being built out with commercial and industrial uses.
The building and project signage is consistent with the existing characteristics of the area and would
not damage scenic resources; therefore, this exception does not apply. Exception 15300.2 (e) states
that an exemption shall not be used for a project located on a site which is included on any list
complied pursuant to Section 65962.5 of Government Code. The project site is not a hazardous
waste site and is not on any list complied pursuant to Section 65962.5; therefore, this exception
does not apply. Exception 15300.2 (f) states that an exemption shall not be used for a project which
may cause substantial adverse change in the significance of a historical resource. There were no
historic resources on the project site; therefore, this exception does not apply. For the reasons
described above none of the exceptions outlined in CEQA Guidelines Section 15300.2 applies to
the project; and the therefore, Article 19- Categorical Exemptions, Section 15301 and Section 15303
Exemptions may be used to exempt the project from CEQA.

[FINDINGS AND CONCLUSIONS

In order for the County to approve a proposed project, the following findings are required to be
made:
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Land Use Findings:

1. The project site has a General Plan Foundation Component of Community Development and Land
Use Designation of Commercial Retail (CD:CR). The Commercial Retail land use designation
allows for the development of commercial retail uses at a neighborhood, community, and regional
level, as well as professional office and tourist-oriented commercial uses. The project is a
considered a commercial use that provides retail sales and distribution of cannabis products. The
floor area ratio (FAR) of a commercial development within the CD:CR typically ranges from 0.20
to 0.35. The project will lease 4,646 SF of an approved 8,892 SF building to operate a commercial
cannabis facility. The net project area where this building is located is 41,259 SF. The FAR of the
project site is approximately 0.22, which is within the FAR range of the CD:CR designation.

2. The project site has a Zoning Classification of Scenic Highway Commercial (C-P-S), which is
consistent with the Riverside County General Plan CD:CR designation. The C-P-S Zoning
Classification allows for various commercial uses that meets the goals of the CD:CR designation,
in that these local and regional serving commercial uses will help to provide jobs for local residents,
contribute to enhancing and balancing communities economically, and facilitate a tax base that
aids in providing needed public facilities and services.

3. The project site is located within the Community Center Overlay (CCO) within the Mead Valley
Area Plan (MVAP). The intent of the CCO is to achieve community focal points, promote muiti-
modal transit options, connectivity between job centers and related retail services, and achieve a
more efficient use of land. The CCO offers the potential for development of a unique mix of
employment, commercial and public uses. The project proposal is consistent with design
considerations that promote connectivity among existing and future land uses. As stated in the
Table 1: Land Use Designations Summary of the Mead Valley Area Plan and policy MVAP 5.1,
CCO allows for either a Community Center or the underlying designated land use to be developed.
The project and the previously approved Plot Plan for the retail commercial center is in compliance
with the underlying land use designation of CD:CR.

4. The proposed use, a Commercial Cannabis Retailer and Distribution Facility, is consistent with
Ordinance No. 348 (Land Use) and is allowed within the C-P-S Zoning Classification, subject to
Conditional Use Permit approval. Pursuant to various sections of Ordinance No. 348, as described
in greater details below in this staff report, the proposed project meets all of the conditional use
permit findings, the development standards of the C-P-S Zoning Classification, permit
requirements for all commercial cannabis activities, cannabis retailer minimum standards, and
cannabis distribution facilities standards.

Conditional Use Permit Findings (Section 18.28):

The following findings shall be made prior to making a recommendation to grant a Conditional Use
Permit pursuant to the provisions of the Riverside County Zoning Ordinance No. 348 (Land Use):

1. The proposed use conforms to all the requirements of the General Plan and with all applicable
requirements of State law and the ordinances of Riverside County. The proposed commercial
cannabis activity will be located in a retail center that was previously approved for the project site.
The retail center was found to be consistent with the General Plan. The project does not propose
any substantial changes to the approved Plot Plan and will occupy four of the seven retail spaces
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that was originally approved for this building. The proposed use is a retail and distribution facility
for a cannabis commercial activity. The use is a commercial use that may establish in the CD:CR
land use designation. The project is conditioned to meet applicable State law and ordinances of
Riverside County. The project is required to comply with all State cannabis licensing requirements
and shall apply for the appropriate cannabis license within six (6) months of the Conditional Use
Permit approval. Failure to do so will terminate the conditional use permit approval.

2. The proposed use will not be detrimental to the health, safety, or general welfare of the community
because based on the findings provided in this staff report and conditions of approval, the project
is consistent with the General Plan and any applicable specific plan, complies with the proposed
development standards of the C-P-S zoning classification and complies with the permit
requirements for all Commercial Cannabis Activities.

3. The proposed project conforms to the logical development of the land and is compatible with the
present and future logical development of the surrounding property, as the project site is
surrounded by properties which are designated Community Development: Commercial Retail
(CD:CR) which encourages suburban development and land uses that foster variety, choice and
accommodate a balance of jobs, housing, and services within communities. The proposed use, a
cannabis retail and distribution facility, would provide community services and job opportunities
within the surrounding community. Additionally, the project complies with the development
standards of the C-P-S Zone. Therefore, the proposed project conforms to the logical development
of the land and to be compatible with the present and future logical development of the surrounding
property. The project has been conditioned to meet all of the requirements of applicant State law
and ordinances of Riverside County.

4. That project will occupy a retail space of an approved building. The project area includes site
improvements such as road improvements, sidewalks, parking ingress/egress points, and partial
landscaping pursuant to approved plot plan. Further site improvements, such as parking spaces,
trash enclosure, water quality basin, and landscaping will be constructed pursuant to the plot plan
and CUP200031 conditions of approval.

5. All use permits which permit the construction of more than one structure on a single legally divided
parcel shall, in addition to all other requirements, be subject to a condition which prohibits the sale
of any existing or subsequently constructed structures on the parce! until the parcel is divided and
a final map recorded in accordance with Ordinance No. 460 in such a manner that each building
is located on a separate legally divided parcel. The project will occupy a portion of an approved
building that will be located on a single legally divided parcel as shown on Exhibit A. There are
no other buildings proposed on this parcel as part of this project.

6. Based on the findings included in this staff report, advisory notification document and conditions
of approval, the proposed project will not be detrimental to the health, safety or general welfare of
the community, and is subject to those conditions necessary to protect the health, safety and
general welfare of the community.

Permit Reauirements for All Commercial Cannabis Activities (Section 19.505)
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1. Section 19.505 of Ordinance No. 348 sets forth requirements that all Commercial Cannabis
Activities, including commercial cannabis retailers and distribution facilities, must comply with,
including, among others, submitting an appropriate application, obtaining and maintaining a
state license, being sited and operated in such a way that controls odors, being limited in hours
of operation, and implementing sufficient security measures. All of these requirements have
either already been met or are required in the attached project’s Conditions of Approval or
Advisory Notification Document which are incorporated herein by this reference. Specifically,
the requirements of Section 19.505 of Ordinance No. 348 are included in the Project's
Conditions of Approval (COA) 15 - Planning. 9 through Planning 34.

2. Section 19.506 of Ordinance No. 348 sets forth the public hearing and requirements of
approval. A Planning Commission public hearing for CUP2000031 and DA2000011 is
scheduled for January 6, 2021. Public notice was posted in the Press-Enterprise Newspaper
on December 27, 2020, and mailed to owners of real property which were located within 1,600’
from the project site. Section 19.506 requires notices to be delivered to real property which is
located 300" from the exterior boundaries of the subject property. The noticing radius was
expanded to 1,600’ to yield at least 25 different property owners. The project has complied or
is conditioned to comply with all of the requirements of Sections 18.28 (Conditional Use Permit
Findings are described above), 19.505 (all requirements are noted on the project's Advisory
Notification Document), 19.519 (compliance with Cannabis Retailer standards are described
below), and 19.521 (compliance with Cannabis Distribution standards are described below).
The project complies with the standards of the C-P-S Zone which is also described below.

3. Section 19.507 of Ordinance No. 348 sets forth Permit Expiration. This section requires all
permitee to obtain a valid Cannabis license from the State of California within six (6) months of
the conditional use permit's approval date. In the event the conditional of approval is not
complied with, the conditional use permit will automatically become null and void on the six (6)
month anniversary date of the conditional use permit's approval. The permit is also set to
expire within ten (10) years of the effective date of the attached Development Agreement No.
2000011, unless the term is modified or extended for an additional five years. This condition
is included as COA 15 - Planning. 35 Permit Expiration.

Development Standards of the C-P-S Zone (Section 8.53):

Pursuant to Sections 19.518 and 19.520, Cannabis Retailer — Storefront and Cannabis Distribution
Facilities are allowed in the C-P-S Zone. In addition to compliance with the cannabis retailer and
cannabis distribution facilities standards, the project also complies with the development standards of
the C-P-S Zoning Classification, as follows:

A. There is no minimum lot area requirement, unless specifically required by zone
classification for a particular area.

B. There are no yard requirements for buildings which do not exceed 35 feet in height, except
as required for specific plans. Any portion of a building which exceeds 35 feet in height
shall be set back from the front, rear and side lot lines not less than two feet for each foot
by which the height exceeds 35 feet. The front setback shall be measured from the existing
street line unless a specific plan has been adopted in which case it will be measured from
the specific plan street line. The rear setback shall be measured from the existing rear lot
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line or from any recorded alley or easement; if the rear line adjoins a street, the rear setback
requirement shall be the same as required for a front setback. Each side setback shall be
measured from the side lot line or from an existing adjacent street line unless a specific
plan has been adopted in which case it will be measured from the specific plan street line.
The project will lease space within an approved building that will not exceed 35 feet in
height. Therefore, the project meets this standard.

No building or structure shall exceed fifty (50') feet in height, unless a greater height is
approved pursuant to Ordinance No. 348 Section 18.34. In no event, however, shall a
building or structure exceed seventy-five (75') feet in height, unless a variance is approved
pursuant to Ordinance No. 348 Section 18.27. The project will lease space within an
approved building that does not exceed 50 feet in height. Therefore, the project meets this
standard.

. Automobile storage space shall be provided as required by Ordinance No. 348 Section

18.12. The project will lease space within an approved 8,892 retail building. The parking
requirement for the entire building is calculated using the parking ratio of one (1) space per
200 SF. This amounts to 45 spaces and two (2) of such spaces are ADA compliant. The
proposed project retail area parking ratio is also one (1) space per 200 SF and the
distribution area requires two (2) space per three (3) employees. This amounts to 21 spaces
for the retail area and two (2) spaces for employees. The remaining vacant retail area that
is not a part of this project is approximately 4,246 SF and will require 22 parking spaces.
The parking area approved for PP25699 provides adequate parking spaces for the
proposed project and future retail tenants. The project site plan also shows two electrical
parking spaces that will be installed by the property owner and is a condition of approval
for this project (COA 80 - Planning. 3 and COA 90 - Planning.1). The project site will also
include four (4) bicycle parking spaces. Therefore, the project meets this standard.

. All roof mounted mechanical equipment shall be screened from the ground elevation view

to a minimum sight distance of 1,320 feet. The project is conditioned to meet this standard
(COA 90 - Planning. 6).

Cannabis Retailer Minimum Standards (Section 1 9.519):

1.

The project is not located within 1,000 feet from any Child Day Care Center, K-12 school, public
park, or Youth Center or a variance has been approved allowing a shorter distance but not less
than allowed by State law. This is met because a radius map buffering 1,000 feet from the subject
site was prepared by Riverside County Geographic Information Systems and has not identified any

Child Day Care Center, K-12 school, public park, or Youth Centers within 1,000 feet of the site.

2. The project is not located within 1,000 feet of any other Cannabis Retailer.

3. The project is not located within 500 feet of a smoke shop or similar facility because a radius map
buffering 1,000 feet from the subject site was prepared by Riverside County Geographic
Information Systems and has not identified any smoke shop or similar facility within 1,000 feet of

the site.
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4. The project is not located on a Iot containing a residential dwelling unit because a property
characteristic report as prepared by the Planning Department has not identified any residential
dwelling units located at the subject site.

5. The project complies with the setback standards of the C-P-S Zone and is not adjacent to a
residential zone. The adjacent SP planning areas are light industrial/warehousing, not residential.

6. The project complies with the operational requirements set forth in Ordinance No. 348 Section
19.519.C. because of the following:

A

Entrances into the retail location of the Cannabis Retailer shall be separate from the reception
area and locked at all times with entry strictly controlled. An electronic or mechanical entry
system shall be utilized to limit access and entry to the retail location. As provided by the floor
plan, Exhibit C, all retail, reception, employee offices, and inventory areas shall have electronic
or mechanical secured access. The project has been conditioned to meet this standard. (COA
15 - Planning All. 1 Planning Cannabis Retail Operations — 1)

Cannabis Retailers may include the sale of Medical Cannabis, requiring an M-License from the
State. Cannabis Retailers selling only Medical Cannabis shall verify consumers who enter the
Premises are at least 18 years of age and that they hold a valid Physician’s Recommendation.
The project owner and management shall provide adequate training and education at the
location as to these matters and require all customers to provide proper Identification to very
consumers are of appropriate age. The project has been conditioned to meet this standard.
(COA 15 - Planning-All. 7 Cannabis Retail Operations — 2)

Cannabis Retailers may include the sale of Adult Use Cannabis, requiring an A-license from
the State. Cannabis Retailers selling only Adult Use Cannabis shall verify that consumers who
enter the Premises are at least 21 years of age. The project owner and management shall
provide adequate training and education at the location as to these matters and require all
customers to provide proper Identification to very consumers are at least 21 years of age. The
project has been conditioned to meet this standard. (COA 15 - Planning-All. 8 Cannabis Retail
Operations — 3)

Cannabis Retailers may include the sale of both Medical and Adult use Cannabis requiring
both an A-License and an M-License from the State. All Cannabis Retailers seliing both Medical
and Adult Use Cannabis shall verify that consumers who enter the premises are at least 18
years of age and that they hold a valid Physician's Recommendation or are at least 21 years
of age. The project owner and management shall provide adequate training and education at
the location as to these matters and require all customers to provide proper ldentification to
very consumers are of appropriate age. The project has been conditioned to meet this
standard. (COA 15 - Planning-All. 9 Cannabis Retail Operations — 4)

Display areas shall include the smallest amount of Cannabis and Cannabis Products
reasonably anticipated to meet sales during operating hours. The project has been conditioned
to meet this standard. (COA 15 - Planning-All. 10 Cannabis Retail Operations — 5)

Cannabis and Cannabis Products not in the display area shall be maintained in a locked secure
area. As provided by the project floor plan, Exhibit C, ali retail, reception, employee offices, and
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inventory areas shall have electronic or mechanical secured access. The project has been
conditioned to meet this standard. (COA 15 - Planning-All. 9 Cannabis Retail Operations — 6,
COA 80 - Planning. 1 Use — Conform to Floor Plans)

G. Not more than 10% of the Cannabis Retailer floor area, up to a maximum of 50 square feet,
shall be used for the sale of incidental goods such as, but not limited to, clothing, posters, or
non-cannabis goods. The project meets this standard because the provide floor plan, Exhibit
C shows the sales area to only contain cannabis products (Flower Display). It has been
conditioned that not more than 10% of the Cannabis Retailer floor area, up to a maximum of
50 square feet, shall be used for the sale of incidental goods such as, but not limited to, clothing,
posters, or non-cannabis goods. The project has been conditioned to meet this standard. (COA
15 - Planning-All. 12 Cannabis Retail Operations — 7)

H. Restroom facilities shall be locked and under the control of the Cannabis Retailer. As provided
by the floor plan of the project, Exhibit C, the restroom facilities have a locking door to the
designated room. The project has been conditioned to meet this standard. (COA 15 - Planning-
All. 13 Cannabis Retail Operations — 8, COA 80 - Planning. 1 Use - Conform to Floor Plans)

| Cannabis Retailers shall ensure that all Cannabis and Cannabis Products held for sale by the
Cannabis Retailer are cultivated, manufactured, transported, distributed, and tested by
California licensed and permitted facilities that are in full conformance with State and local laws
and regulations. The project has been conditioned to meet this standard. (COA 15 - Planning-
All. 14- Cannabis Retail Operations — 9)

J. Cannabis Retailers shall not distribute any Cannabis or Cannabis Product unless such
products are labeled and in a tamper-evident package in compliance with the California
Business and Professions Code and any additional rules promulgated by a licensing authority.
The project has been conditioned to meet this standard. (COA 15 - Planning-All. 2 Cannabis
Retail Operations — 10)

K. Cannabis Retailers shall not provide free samples of any type, including Cannabis Products,
to any person and shall not allow any person to provide free samples on the Cannabis Retailer's
lot. It has been conditioned the Cannabis Retailer shall not provide free samples of any type,
including Cannabis Products, to any person and shall not allow any person to provide free
samples on the Cannabis Retailer's lot. The project has been conditioned to meet this standard.
(COA 15 - Planning-All. 3 Cannabis Retail Operations — 11)

L. Deliveries shall be conducted in accordance with California Business and Professions Code
Section 26090 or as may be amended and all state regulations pertaining to delivery of
Cannabis Products. The project has been conditioned to meet this standard. (COA 15 -
Planning-All. 4 Cannabis Retail Operations — 12)

M. Cannabis or Cannabis Products shall not be sold or delivered by any means or method to any
person within a motor vehicle. The project has been conditioned to meet this standard. (COA
15 - Planning-All. 5 Cannabis Retail Operations — 13)

N. Cannabis Retailers shall not include a drive-in, drive-through or walk up window where retail
sales of Cannabis or Cannabis Products are sold to persons or persons within or about a motor
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vehicle. The project has been conditioned to meet this standard. (COA 15 - Planning- All. 6
Cannabis Retail Operations — 14)

Mobile Deliveries:

The Cannabis Retailers with an approved CUP may provide deliveries of Cannabis Products
consistent with State law (COA 15 - Planning-All. 4 Cannabis Retail Operations — 12). The project
includes delivery services between the hours of delivery hours will be 8:00 a.m. to 9:00 p.m., 7-days a
week.

Cannabis Retail Findings:

1. The project complies with all the requirements of the State and County for the selling of Cannabis.
This is met because the project has been conditioned to meet these requirements.

2. The project is not located within 1,000 feet from any Child Day Care Center, K-12 school, public
park, or Youth Center or a variance has been approved allowing a shorter distance but not less
than allowed by State law. This is met because a radius map buffering 1,000 feet from the subject
site was prepared by Riverside County Geographic Information Systems and has not identified any
Child Day Care Center, K-12 school, public park, or Youth Centers within 1,000 feet of the site.
Therefore, the project meets this standard.

3. The project includes adequate measures that address enforcement priorities for Commercial
Cannabis Activities including restricting access to minors, and ensuring that Cannabis and
Cannabis Products are obtained from and supplied only to other permitted licensed sources within
the State and not distributed out of State. This is met because the project has been conditioned
to meet this requirement. (COA 15 - Planning. 24 - General - O. Permit and License Posting, COA
15 Planning. 19— General — K Monitoring Program)

4. For Cannabis Retailer lots with verified cannabis-related violations within the last 12 months prior
to the adoption date of Ordinance No. 348.4898, the use will not contribute to repeat violation on
the lot and all applicable fees have been paid. This is met because no record of any cannabis-
related violations within the last 12 months exist at the project site.

Cannabis Distribution Facilities Standards (Section 19.521):
in addition to the approval requirements in Section 19.506 of Ordinance No. 348 and development

standards for the applicable zoning classification, Cannabis Distribution Facilities shall comply with the
standards provided below. If there is an inconsistency between the development standards of the zone
classification and these standards, the more restrictive standard applies.

1. Cannabis Distribution Facilities shall not be located within 600 feet from any Child Day Care
Center, K-12 school, public park, or Youth Center. Distance shall be measured from the nearest
point of the respective lot lines using a direct straight-line measurement. A new adjacent use
will not affect the continuation of an existing legal use that has been established under this
Article and continuously operating in compliance with the conditional use permit, and local and
State laws and regulations. This is met because a radius map buffering 600 feet from the
subject site was prepared by Riverside County Geographic Information Systems and has not
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identified any Child Day Care Center, K-12 school, public park, or Youth Centers within 600
feet of the site.

2. All Cannabis Distributions Facilities shall comply with the setback standards for the zone
classification they are located in, except when adjacent to a residential zone where the
minimum setback from the residentially zoned lot lines shall be 25 feet. The project meets the
setback requirements of the C-P-S Zone and is not located adjacent to a residentially zoned
property.

3. Cannabis and Cannabis Products shall only be transported between permitted and licensed
Commercial Cannabis Activities. The project is conditioned to meet this operational standard.
(COA 15 - Planning. 4 Cannabis Distribution Facilities — Operations -1).

4. In addition to the requirements of Section 19.505.Q. the following record keeping measures
are required to be implemented for all Cannabis Distribution Facilities: a. Prior to transporting
Cannabis or Cannabis Products, a shipping manifest shall be completed as required by state
law and regulations. b. A copy of the shipping manifest shall be maintained during
transportation and shall be made available upon request to law enforcement or any agents of
the State or County charged with enforcement. ¢. Cannabis Distribution Facilities shall maintain
appropriate records of transactions and shipping manifests that demonstrate an organized
method of storing and transporting Cannabis and Cannabis Products to maintain a clear chain
of custody. The project is conditioned to meet this operational standard. (COA 15 - Planning.
5 Cannabis Distribution Facilities — Operations — 2).

5. Cannabis Distribution Facilities shall ensure that appropriate samples of Cannabis or Cannabis
Products are tested by a permitted and licensed testing facility prior to distribution and shall
maintain a copy of the test resuilts in its files. (COA 15 - Planning. 8 Cannabis Distribution
Facilities — Operations — 3).

6. Cannabis Distribution Facilities shall not be open to the public. The project is conditioned to
meet this operational standard. (COA 15 - Planning. 6 Cannabis Distribution Facilities —
Operations - 4).

7. Cannabis Distribution Facilities shall not transport or store non-cannabis goods. The project is
conditioned to meet this operational standard. (COA 15 - Planning. 7 Cannabis Distribution
Facilities — Operations — 5).

Cannabis Distri
In addition to the requirements for approval in Section 19.506 of this ordinance, no conditional use
permit shall be approved or conditionally approved unless the following findings are made:

1. The Cannabis Distribution Facility complies with all the requirements of the State and County for
the distribution of Cannabis. The project is conditioned to meet this requirement.

2. The Cannabis Distribution Facility’'s operating plan demonstrates proper protocols and procedures
that address enforcement priorities for Cannabis related activities including restricting access to
minors, and ensuring that Commercial Cannabis Activities and Cannabis Products are obtained from
and supplied only to other permitted and licensed sources and not distributed out of State. (COA 15 -
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Planning. 24 - General - O. Permit and License Posting, COA 15 - Planning. 19— General — K
Monitoring Program)

3. The Cannabis Distribution Facility is not within 600 feet from any Child Day Care Center, K-12
school, public park, or Youth Center. This is met because a radius map buffering 600 feet from the
subject site was prepared by Riverside County Geographic Information Systems and has not identified
any Child Day Care Center, K-12 school, public park, or Youth Centers within 600 feet of the site.

4. The Cannabis Distribution Facility is not open to the public. The distribution facility is not open for
the public. (COA 15 - Planning. 6 Cannabis Distribution Facilities — Operations — 4).

5. For Cannabis Distribution Facility lots with verified cannabis-related violations within the last 12
months prior to the adoption date of Ordinance No. 348.4898, the use will not contribute to repeat
violations on the lot and all applicable fees have been paid. There are no cannabis-related violations
on the project site.

Other Findings:

1. The project site is not located within a Criteria Cell of the Western Riverside County Multiple
Species Habitat Conservation Plan.

2. The project site is located within the City of Perris Sphere of Influence. This project was provided
to City of Perris for review and comment. No comments were received either in favor or opposition
of the project.

3. The project site is located within an Airport Influence Area (“AlA”) boundary and is therefore subject
to the Airport Land Use Commission (“ALUC") review. The project is within March Air Reserve
Base AIA, Zone C2. On November 12, 2020 ALUC found the project to be consistent with the
2014 March Air Reserve Base/Inland Port Airport Land Use Compatibility Plan subject to a set of
conditions. The recommended conditions are included as part of the project’s Conditions of
Approval 15 - Planning. 3. ALUC Conditions.

4. The project site is located within Zone B of the Mount Palomar Observatory Lighting Zone
boundary, as identified by Ordinance No. 655 (Mt. Palomar). The project is required to comply with
all lighting standards specified within Ordinance No. 655, pursuant to Zone B (COA 15 - Advisory
Notification.4 AND -Federal, State & Local Regulation Compliance).

5. The project site is within the Fee Assessment Area of the Stephen's Kangaroo Rat Habitat
Conservation Plan ("SKRHCP”). The project site is located within the Fee Assessment Area for the
Stephen’s Kangaroo Rat Habitat Conservation Plan (SKRHCP). Per County Ordinance No. 663
and the SKRHCP, all applicants for development permits within the boundaries of the Fee
Assessment Area who cannot satisfy mitigation requirements through on-site mitigation, as
determined through the environmental review process, shall pay a Mitigation Fee of $500.00 per
gross acre of the parcels proposed for development. Payment of the SKRHCP Mitigation Fee for
this Project, instead of on-site mitigation, will not jeopardize the implementation of the SKRHCP as
all core reserves required for permanent Stephen’s Kangaroo Rat habitat have been acquired and
no new land or habitat is required to be conserved under the SKRHCP (COA 15 - Advisory
Notification.4 AND —Federal, State & Local Regulation Compliance).
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Fire Findings:

1. The project site is not located within a Cal Fire State Responsibility Area (“SRA”) and is not within
a fire hazard severity zone.

Development Agreement:

The applicant has proposed entering into the attached draft development agreement (DA2000011)
with the County for the Project. The DA is consistent with the General Plan and Board Policy B-9.
Additionally, the advisory notification document, conditions of approval, and entitlement approvals are
incorporated in the exhibits of the DA and will ensure that the project is developed in a way that would
not conflict with the public’s healith, safety or general welfare. The DA has a term of 10 years and will
grant the applicant vesting rights to develop the Project in accordance with the terms of the DA. in
exchange, the DA provides certain public benefits that go beyond the basic requirements of the County
including annual public benefit payments, which will be used for additional public safety services,
infrastructure improvements or community enhancement programs.

Approval Requirements and Conclusion:

Based on the findings provided in this staff report and conditions of approval, the project is consistent
with the General Plan and any applicable specific plan, complies with the development standards of
the C-P-S zoning classification, complies with the permit requirements for all Commercial Cannabis
Activities, complies with the minimum standard requirements and will not be detrimental to the public
health, safety or general welfare. Additionally, the project complies with all applicable requirements
of State law and ordinances of Riverside County.

[PUBLIC HEARING NOTIFICATION AND COMMUNITY OUTREACH

This project was advertised in the Press Enterprise Newspaper. Additionally, public hearing notices
were mailed to property owners within 1,600 feet of the project site. As of the writing of this report,
Planning Staff has not received written communication or phone calls indicating support or opposition
to the proposed project. The applicant presented the proposed project to the Mead Valley Municipal
Advisory Committee (MAC) on November 4, 2020. There were no concerns or opposition raised
during the MAC.




DEVELOPMENT AGREEMENT NO. 2000011

This Development Agreement (hereinafier “Agreement”) is entered into effective on
the date itis recorded with the Riverside County Recorder (hereinafter the “Effective Date”)
by and among the COUNTY OF RIVERSIDE (hereinafter “COUNTY”), and the persons

and entities listed below (hereinafter “OWNER™):

RECITALS

WHEREAS, COUNTY is authorized to enter into binding development agreements
with persons having legal or equitable interests in real property for the development of such
property, pursuant to Article 11, Section 7 of the California Constitution and Section 65864,
et seq. of the Government Code; and,

WHEREAS, COUNTY has adopted Procedures and Requirements of the County
of Riverside for the Consideration of Development Agreements (hereinafter “Procedures
and Requirements™), pursuant to Section 65865 ofthe Government Code; and,

WHEREAS, OWNER has requested COUNTY to enter into a development agreement
and proceedings have been taken in accordance with the Procedures and Requirements of
COUNTY; and,

WHEREAS, by electing to enter into this Agreement, COUNTY shall bind future
Boards of Supervisors of COUNTY by the obligations specified herein and limit the future
exercise of certain governmental and proprietary powers of COUNTY; and,

WHEREAS, the terms and conditions of this Agreement have undergone extensive

review by COUNTY and the Board of Supervisors and have been found to be fair, just and
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reasonable; and,
WHEREAS, the best interests of the citizens of Riverside County and the public
health, safety and welfare will be served by entering into this Agreement; and,
WHEREAS, all of the procedures of the California Environmental Quality Act
(Public Resources Code, Section 21000 et seq.) have been met with respect to the Project and
the Agreement; and,

WHEREAS., this Agreement and the Project are consistent with the Riverside County
General Plan and any specific plan applicable thereto; and,

WHEREAS, all actions taken and approvals given by COUNTY have been duly taken
or approved in accordance with all applicable legal requirements for notice, public hearings,
findings, votes, and other procedural matters; and,

WHEREAS, this Agreement will confer substantial private benefits on OWNER by
granting vested rights to develop the Property in accordance with the provisions of this Agreement;
and,

WHEREAS, OWNER proposes to develop the Property to be used for the
Commercial Cannabis Activity described in Exhibit E (“the Development Plan™); and,

WHEREAS, Riverside County Ordinance 348.4898 (hereafter “Ordinance

348.4898”) establishes a regulatory permitting process for Commercial Cannabis
Activities and prohibits all Commercial Cannabis Activities in all land use zones without
the benefit of a land use permit issued by the COUNTY; and,

WHEREAS, Board of Supervisors Policy No. B-9 further sets forth provisions to be
included in development agreements in order to implement applicable General Plan

provisions, to ensure that the County does not disproportionately bear the burden of
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commercial cannabis activities throughout the County, to ensure the County receives public

benefits for the commercial cannabis activities, to ensure there are adequate resources
available for enforcement of permitted and unpermitted commercial cannabis activities, and
to give cannabis owners and property owners certainty as to the County’s requirements; and,

WHEREAS, this Agreement complies with the provisions of both Ordinance No.
348.4898 and Board Policy B-9; and,

WHEREAS, this Agreement will eliminate uncertainty in planning and provide for
the orderly development of the Property, ensure progressive installation of necessary
improvements, provide for public services appropriate to the development of the Project, and
generally serve the purposes for which development agreements under Sections 65864, et
seq. of the Government Code are intended; and,

WHEREAS, OWNER has incurred and will in the future incur substantial costs inorder
to assure development ofthe Property in accordance with this Agreement; and,

WHEREAS, OWNER has incurred and will in the future incur substantial costs in
excess of the generally applicable requirements in order to assure vesting of legal rights to
develop the Property in accordance with this Agreement.

COVENANTS

NOW, THEREFORE, in consideration of the above recitals and of the mutual
covenants hereinafter contained and for other good and valuable consideration, the receipt
and sufficiency of which is hereby acknowledged, the parties agree as follows:

L DEFINITIONS AND EXHIBITS.
1.1 Definitions. The following terms when used in this Agreement shall be defined

as follows:



1.1.1 “Agreement” means this Development Agreement.

1.1.2  “Base Rate” means an amount equal to the calculated amount set forth
in Exhibit “F”, and which is payable to COUNTY annually pursuant to Subsections
4.2.1and 4.2.2 ofthis Agreement and increased annually by 2% from and after the date
of this Agreement.

1.1.3  “Commercial Cannabis Activity” means the cultivation, possession,
manufacture, distribution, processing, storing, laboratory testing, packaging, labeling,
transportation, delivery or sale of Cannabis and cannabis products as provided for in
Ordinance No. 348, as amended through Ordinance No. 348.4898, and any other
subsequently adopted zoning ordinance amendment or subsequently adopted zoning
ordinance.

1.1.4 “Conditional Use Permit” means the land use permit required by

COUNTY to conduct Commercial Cannabis Activities.

1.1.5 “COUNTY"” meansthe County of Riverside, a political subdivision ofthe
State of California.

1.1.6  “Development” means the improvement of the Property for the
purposes of completing the structures, improvements and facilities comprising the
Project including, but not limited to: grading; the construction of infrastructure and
public facilities related to the Project whether located within or outside the Property;
the construction or re-construction of buildings and structures; the tenant
improvements of structures, and the installation of landscaping. When authorized by

a Subsequent Development Approval as provided by this Agreement, “development”
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includes the maintenance, repair, reconstruction or redevelopment of any building,
structure, improvement or facility after the construction and completion thereof.
1.1.7 “Development Approvals” means all permits and other entitlements

for use subject to approval or issuance by COUNTY in connection with use of the
Property and for development of the Property for Commercial Cannabis Activities
including, but not limited to:

(@ Conditional use permits, and site plans;

(b) Zoning Amendments;

©) General Plan Amendments

(d)  Tentative and final subdivision and parcel maps;

(e) Grading and building permits;

® Any permits or entitlements necessary from the COUNTY;

(g)  Any easements necessary from COUNTY or any other land

owner;

(h)  Specific plans and specific plan amendments;
) Right of Entry agreements
1.1.8 “Development Exaction” means any requirement of the COUNTY in
connection with or pursuant to any Land Use Regulation or Development Approval
for the dedication of land, the construction of improvements or public facilities, or the
payment of fees in order to lessen, offset, mitigate or compensate for the impacts of
development on the environment or other public interests.

1.1.9 “Development Plan” means the Existing or Proposed Development




Approvals and the Existing Land Use Regulations applicable to development of the
Property.

1.1.10 “Effective Date” means the date this Agreement is recorded with the
County Recorder,

1.1.11 “Existing Development Approvals™ means all Development Approvals
approved or issued prior to the Effective Date. Existing Development Approvals
includes the Development Approvals incorporated herein as Exhibit “C” and all other
Development Approvals which are a matter of public record on the Effective Date.

1.1.12 “Existing Land Use Regulations” means all Land Use Regulations in
effect on the Effective Date. Existing Land Use Regulations includes the Land Use
Regulations incorporated herein as Exhibit “D"" and all other Land Use Regulations
which are a matter of public record on the Effective Date.

1.1.13 “Land Use Regulations” means all ordinances, resolutions, codes,
rules, regulations and official policies of COUNTY governing the development and
use of land, including, without limitation, the permitted use of land, the density or
intensity of use, subdivision requirements, the maximum height and size of
proposed buildings and structures, the provisions for reservation or dedication of land
for public purposes, and the design, improvement and construction standards and
specifications  applicable to the development of the property. “Land Use
Regulations” does not include any COUNTY ordinance, resolution, code, rule,
regulation or official policy, governing:

()  The conduct of businesses, professions, and occupations;

(b) Taxes and assessments;
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(c)  The control and abatement of nuisances;

(d)  The granting of encroachment permits and the conveyance of
rights and interests which provide for the use of or the entry upon
public property;

(e)  The exercise of the power of eminent domain.

1.1.14 “Mortgagee” means a mortgagee of a mortgage, a beneficiary under

a deed of trust or any other security-device lender, and their successors and assigns.

1.1.15 “OWNER” means the owner of the PROPERTY and the persons and

entities listed as OWNER on the first page of this Agreement. OWNER shall also

include any of the following:

1. A person with an aggregate ownership interest of 20 percent
or more in the Commercial Cannabis Activity for which a license or permit
is being sought, unless the interest is solely a security, lien, or encumbrance.

2. The chief executive officer of a nonprofit or other entity for
the Commercial Cannabis Activity.

3. A member of the board of directors of a nonprofit for the
Commercial Cannabis Activity.

4, An individual who will be participating in the direction,
control, or management of the person applying for a Commercial Cannabis
Activity Conditional Use Permit or State license.”

1.1.16 “Project” means the development of the Property contemplated by the

Development Plan as such Plan may be further defined, enhanced or modified

pursuant to the provisions of this Agreement.
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1.1.17 “Property” means the real property described on Exhibit “A” and
shown on Exhibit “B” to this Agreement.

1.1.18 “Reservations of Authority” means the rights and authority excepted
from the assurances and rights provided to OWNER under this Agreement and
reserved to COUNTY under Section 3.5 of this Agreement.

1.1.19 “Subsequent Development Approvals” means all Development
Approvals approved subsequent to the Effective Date in connection with development
of the Property.

1.1.20 “Subsequent Land Use Regulations” means any Land Use Regulations
adopted and effective after the Effective Date of this Agreement.

1.1.21 *“Transfer” means sale, assignment, lease, sublease or any other transfer
of a legal or equitable interest in the Property.

1.2 Exhibits. The following documents are attached to, and by this reference

made a part of|, this Agreement:

Exhibit “A” - Legal Description of the Property

Exhibit “B” - Map Showing Property and Its Location

Exhibit “C” -  Existing Development Approvals

Exhibit “D” - Existing Land Use Regulations

Exhibit “E” - Commercial Cannabis Activity Site Plan & Description
Exhibit “F” -  Applicable Annual Public Benefits Base Payments
Exhibit “G” - Commercial Cannabis Area calculation exhibit.

Exhibit “H” - Additional Public Benefits Exhibit




2. GENERAL PROVISIONS.

2.1  Binding Effect of Agreement. The Property is hereby made subject to this

Agreement. Development of the Property is hereby authorized and shall be carried out only in
accordance with the terms of this Agreement.

2.2 Ownership of Property. OWNER represents and covenants that it is the owner of a

legal or equitable interest in the Property or a portion thereof.

2.3  Term. This Agreement shall commence on the Effective Date and shall continue
for a period of ten years thereafter, unless this term is modified or extended for one additional five
year term pursuant to the provisions of this Agreement and so long as the Project is in compliance
with all applicable conditions of approval and County ordinances.

24  Transfer.

2.4.1 Right to Transfer. Right to Transfer. OWNER shall have the right to

transfer the Property in whole or in part (provided that no such partial transfer shall violate
the Subdivision Map Act, Government Code Section 66410, et seq., or Riverside County
Ordinance No. 460) to any person, partnership, joint venture, firm or corporation at any
time during the term of this Agreement; provided, however, that any such transfer shall
include the assignment and assumption of the rights, duties and obligations arising under
or from this Agreement and be made in strict compliance with the following conditions
precedent:

(@)  No transfer of any right or interest under this Agreement shall be
made unless made together with the sale, transfer or assignment of all or a part of
the Property.

) Concurrent with any such transfer or within fifteen (15) business

days thereafter, OWNER shall notify COUNTY, in writing, of such transfer and
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shall provide COUNTY with an executed agreement by the transferee, in a form
reasonably acceptable to COUNTY, providing therein that the transferee expressly
and unconditionally assumes all the duties and obligations of OWNER under this
Agreement.
Any transfer not made in strict compliance with the foregoing conditions shall constitute a
default by OWNER under this Agreement. Notwithstanding the failure of any transferee
to execute the agreement required by Paragraph (b) of this Subsection 2.4.1, the burdens of
this Agreement shall be binding upon such transferee, but the benefits of this Agreement
shall not inure to such transferee until and unless such agreement is executed.

242 Release of Transferring Owner. Notwithstanding any transfer, a

transferring OWNER shall continue to be obligated under this Agreement unless such
transferring OWNER is given a release in writing by COUNTY, which release shall be
provided by COUNTY upon the full satisfaction by such transferring OWNER of the
following conditions:
@) OWNER no longer has a legal or equitable interest in all or any part
of the Property.
(b) OWNER is not then in default under this Agreement.
(¢) OWNER has provided COUNTY with the notice and executed
agreement required under Paragraph (b) of Subsection 2.4.1 above.
(d)  The transferee provides COUNTY with security equivalent to any
security previously provided by OWNER to secure performance of its obligations
hereunder.

2.4.3 Subsequent Transfer. Any subsequent transfer after an initial transfer shall

be made only in accordance with and subject to the terms and conditions of this Section.
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2.5  Amendment or Cancellation of Agreement. This Agreement may be amended or

cancelled in whole or in part only by written consent of all parties in the manner provided for in
Government Code Section 65868. This provision shall not limit any remedy of COUNTY or
OWNER as provided by this Agreement.

2.6 Termination. This Agreement shall be deemed terminated and of no further effect
upon the occurrence of any of the following events:

(a)  Expiration of the stated term of this Agreement as set forth in
Section 2.3.

()  Entry of a final judgment by a court of competent jurisdiction setting
aside, voiding or annulling the adoption of the ordinance approving this Agreement. For
purposes of clarity this termination section excludes entry of a final judgment bya
court of competent jurisdiction setting aside, voiding or annulling the adoption of
Board of Supervisors® Policy No. B-9.

(©) The adoption of a referendum measure overriding or repealing the
ordinance approving this Agreement.

(d) OWNER'’s election to terminate this Agreement. If OWNER elects
not to develop all or a portion of the Property as a Commercial Cannabis Activity,
OWNER shall provide notice of such election to the COUNTY, such notice by
OWNER shall (i) seek to terminate this Agreement as to the portion of the Property
that is the subject of such notice of termination; and (ii) shall acknowledge that the
Conditional Use Permit (CUP No. 200031) shall be null and void as to the Property
that is the subject of such notice of termination. Following receipt of OWNER’s
notice of election to terminate this Agreement, OWNER and COUNTY shall

execute an appropriate instrument in recordable form evidencing such
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termination, and shall cause such instrument to bean amendment to this
Agreement to be processed in accordance with COUNTY’s‘Procedures and
Requirements for the Consideration of Development Agreements (Commercial
Cannabis Activities)” set forth in Resolution No. 2019-037.

(e) When OWNER no longer has a legal or equitable interest in the
Property or has ceased operations on the Property for a period of ninety (90)
consecutive days and no evidence demonstrating continuing and ongoing use of the
Property consistent with the approved Conditional Use Permit No. 200015.

® Federal Enforcement of the Federal Controlled Substances Act
against OWNER or the COUNTY. The parties understand that cannabis is still
classified as a Schedule I Drug under the Federal Controlled Substances Act, 21
US.C. §§ 801 et seq. In the event there is federal enforcement of the Federal
Controlled Substances Act against the COUNTY for the COUNTY’s enactment of
a comprehensive, regulatory framework for commercial cannabis activities or
against OWNER for OWNER's own commercial cannabis activities, this
Agreement shall be deemed terminated and of no further effect.

(g) Revocation of a Commercial Cannabis Activity Conditional Use

Permit or State License.

Upon the termination of this Agreement, no party shall have any further right or obligation

hereunder except with respect to any obligation to have been performed prior to such termination

or with respect to any default in the performance of the provisions of this Agreement which has

occurred prior to such termination or with respect to any obligations which are specifically set

forth as surviving this Agreement.
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2.7 Notices.

(a) As used in this Agreement, “notice” includes, but is not limited to, the
communication of notice, request, demand, approval, statement, report, acceptance,
consent, waiver, appointment or other communication required or permitted hereunder.

(b)  All notices shall be in writing and shall be considered given either:

(1) when delivered in person to the recipient named below; (ii) on the date of delivery shown
on the return receipt, after deposit in the United States mail in a sealed envelope as either
registered or certified mail with return receipt requested, and postage and postal charges
prepaid, and addressed to the recipient named below; (iii) on the next business day when
delivered by overnight United States mail or courier service; or (iv) on the date of delivery

shown in the facsimile records of the party sending the facsimile after transmission by

facsimile to the recipient named below. All notices shall be addressed as follows:
Ifto COUNTY:
Clerk of the Board of Supervisors
Riverside County Administrative Center
4080 Lemon Street, First Floor
Riverside, CA 92502
Fax No. (951) 955-1071
with copies to:
County Executive Officer
Riverside County Administrative Center
4080 Lemon Street, 4th Floor

Riverside, CA 92501



Fax No. (951) 955-1105

and

Assistant TLMA Director — Planning and Land Use
Transportation and Land Management Agency
Riverside County Administrative Center,

4080 Lemon Street, 12th Floor

Riverside, CA 92501

Fax No. (95 1) 955-1817

and

County Counsel

County of Riverside

3960 Orange Street, Suite 500

Riverside, CA 92501

Fax No. (951) 955-6363

If to OWNER:

(c) Either party may, by notice given at any time, require subsequent notices to

be given to another person or entity, whether a party or an officer or representative of

a party, or to a different address, or both. Notices given before actual receipt of notice of

change shall not be invalidated by any such change.

3. DEVELOPMENT OF THE PROPERTY.

3.1 Rights to Develop. Subject to the terms of this Agreement including the

Reservations of Authority, OWNER shall have a vested right to develop the Property in accordance
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with, and to the extent of, the Development Plan. The Existing Development Approvals shall not
expire and shall remain valid for the Term of this Agreement so long as the Project remains in
compliance with all conditions of approval for the Existing Development Approvals and in
compliance with this Agreement. The Project shall remain subject to all Subsequent Development
Approvals required to complete the Project as contemplated by the Development Plan. Except as
otherwise provided in this Agreement, the permitted uses of the Property, the density and intensity
of use, the maximum height and size of proposed buildings and structures, and provisions for
reservation and dedication of land for public purposes shall be those set forth in the Development

Plan.

3.2 Effect of Agreement on Land Use Regulations. Except as otherwise provided under
the terms of this Agreement including the Reservations of Authority, the rules, regulations and
official policies governing permitted uses of the Property, the density and intensity of use of the
Property, the maximum height and size of proposed buildings and structures, and the design,
improvement and construction standards and specifications applicable to development of the
Property shall be the Existing Land Use Regulations. In connection with any Subsequent
Development Approval, COUNTY shall exercise its discretion in accordance with the
Development Plan, and as provided by this Agreement including, but not limited to, the
Reservations of Authority. COUNTY shall accept for processing, review and action all
applications for Subsequent Development Approvals, and such applications shall be processed in
the normal manner for processing such matters.

3.3 Timing of Development. The parties acknowledge that OWNER cannot at this time
predict when or the rate at which phases of the Property will be developed. Such decisions depend
upon numerous factors which are not within the control of OWNER, such as market orientation

and demand, interest rates, absorption, completion and other similar factors. Since the California
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Supreme Court held in Pardee Construction Co. v. City of Camarillo (1984) 37 Cal.3d 465, that

the failure of the parties therein to provide for the timing of development resulted in a later adopted
initiative restricting the timing of development to prevail over such parties’ agreement, it is the
parties’ intent to cure that deficiency by acknowledging and providing that OWNER shall have
the right to develop the Property in such order and at such rate and at such times as OWNER deems
appropriate within the exercise of its subjective business judgment.

34  Changes and Amendments. The parties acknowledge that refinement and further

development of the Project will require Subsequent Development Approvals and may demonstrate
that changes are appropriate and mutually desirable in the Existing Development Approvals. In the
event OWNER finds that a change in the Existing Development Approvals is necessary or
appropriate, OWNER shall apply for a Subsequent Development Approval to effectuate such
change and COUNT'Y shall process and act on such application in accordance with the Existing
Land Use Regulations, except as otherwise provided by this Agreement including the Reservations
of Authority. If approved, any such change in the Existing Development Approvals shall be
incorporated herein as an addendum to Exhibit “C”, and may be further changed from time to time
as provided in this Section. Unless otherwise required by law, as determined in COUNTY’s
reasonable discretion, a change to the Existing Development Approvals shall be deemed “minor”
and not require an amendment to this Agreement provided such change does not:
(a)  Alter the permitted uses of the Property as a whole; or,
(b)  Increase the density or intensity of use of the Property as a whole;
or,
(©) Increase the maximum height and size of permitted buildings or structures;
or,

(d)  Delete a requirement for the reservation or dedication of land for public
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purposes within the Property as a whole; or,
()  Constitute a project requiring a subsequent or supplemental environmental

impact report pursuant to Section 21166 of the Public Resources Code.

3.5 Reservations of Authority.

3.5.1 Limitations. Reservations and Exceptions. Notwithstanding any other
provision of this Agreement, the following Subsequent Land Use Regulations shall apply to
the development of the Property.

(a) Processing fees and charges of every kind and nature imposed by
COUNTY to cover the estimated actual costs to COUNTY of processing
applications for Development Approvals or for monitor{ng compliance with any
Development Approvals granted or issued.

(b)  Procedural regulations relating to hearing bodies, petitions,
applications, notices, findings, records, hearings, reports, recommendations,
appeals and any other matter of procedure.

(©) Regulations governing construction standards and specifications
including, without limitation, the Building Code, Plumbing Code, Mechanical

Code, Electrical Code, Fire Code and Grading Code applicable in the County.

(d)  Regulations imposing Development Exactions. Development
Exactions shall be applicable to development of the Property if such Development
Exaction is applied uniformly to development, either throughout the COUNTY
or within a defined area of benefit which includes the Property. No such
subsequently adopted Development Exaction shall apply if its application to the

Property would physically prevent development of the Property for the uses and
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to the density or intensity of development set forth in the Development Plan.

(e) Regulations which may be in conflict with the Development Plan but
which are reasonably necessary to protect the public health and safety. Tothe extent
possible, any suchregulations shall be applied and construed soasto provide OWNER
with the rights and assurances provided under this Agreement.

(f)  Regulations which are not in conflict with the Development Plan.

Any regulation, whether adopted by initiative or otherwise, limiting the rate or

timing of development of the Property shall be deemed to conflict with the

Development Plan and shall therefore not be applicable to the development of the

Property.

(g) Regulations which are in conflict with the Development Plan provided
OWNER has given written consent to the application of such regulations to
development ofthe Property.

3.5.2 Subseguent Development Approvals. This Agreement shall not prevent
COUNTY, in acting on Subsequent Development Approvals, from applying Subsequent
Land Use Regulations which do not conflict with the Development Plan, nor shall this
Agreement prevent COUNTY from denying or conditionally approving any Subsequent
Development Approval on the basis of the Existing Land Use Regulations or any
Subsequent Land Use Regulation not in conflict with the Development Plan.

3.5.3 Modification or Suspension by State or Federal Law. In the event that State
or Federal laws or regulations, enacted after the Effective Date of this Agreement, prevent
or preclude compliance with one or more of the provisions of this Agreement or require
changes in plans, maps or permits approved by the COUNTY, such provisions of this

Agreement shall be modified or suspended as may be necessary to comply with such State
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or Federal laws or regulations, provided, however, that this Agreement shall remain in full
force and effect to the extent it is not inconsistent with such laws or regulations and to the
extent such laws or regulations do not render such remaining provisions impractical to
enforce.

3.5.4 Intent. The parties acknowledge and agree that COUNTY is restricted in its

authority to limit its police power by contract and that the foregoing limitations,
reservations and exceptions are intended to reserve to COUNTY all of its police power
which cannot be so limited. This Agreement shall be construed, contrary to its stated terms
if necessary, to reserve to COUNTY all such power and authority which cannot be
restricted by contract.

3.5.5. Application of State and Local Regulatory Laws Goyerning Commercial

Cannabis Activities. The operation of Commercial Cannabis Activities is a highly regulated

business activity, and it is subject to various state and local laws and regulations. This
Agreement does not, and the County cannot and does not intend to, give OWNER the right
to continue its operations without complying with applicable state and local laws governing
its operations. OWNER shall be responsible for obtaining, and maintaining throughout the
entire term. of this Agreement, all applicable state licenses, permits, approvals, and
consents, even if the applicable state laws and regulations are altered following the
Effective Date.

3.6.  Public Works. If OWNER is required by this Agreement to construct any public

works facilities which will be dedicated to COUNTY or any other public agency upon completion,

and if required by applicable laws to do so, OWNER shall perform such work in the same manner

and subject to the same requirements as would be applicable to COUNTY or such other public

agency if it would have undertaken such construction.
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3.7  Provision of Real Propertv Interests by COUNTY. In any instance where OWNER

is required to construct any public improvement on land not owned by OWNER, OWNER shall at
its sole cost and expense provide or cause to be provided, the real property interests necessary for
the construction of such public improvements. In the event OWNER is unable, after exercising
reasonable efforts to acquire the real property interests necessary for the construction of such
public improvements, and if so instructed by OWNER and upon OWN ER’S provision of
adequate security for costs COUNTY may reasonably incur, COUNTY shall negotiate the
purchase of the necessary real property interests to allow OWNER to construct the public
improvements as required by this Agreement and, if necessary, in accordance with the procedures
established by law, use its power of eminent domain to acquire such required real property
interests. OWNER shall pay all costs associated with such acquisition or condemnation
proceedings. This Section 3.7 is not intended by the parties to impose upon the OWNER an
enforceable duty to acquire land or construct any public improvements on land not owned by
OWNER, except to the extent that the OWNER elects to proceed with the development of the
Project, and then only in accordance with valid conditions imposed by the COUNTY upon the
development of the Project under the Subdivision Map Act. Government Code Section 66410 et
seq., or other legal authority.

3.8 Regulation by Other Public Agencies. It is acknowledged by the parties that other
public agencies not within the control of COUNTY possess authority to regulate aspects of the
development of the Property separately from or jointly with COUNTY and this Agreement does
not limit the authority of such other public agencies. For example, pursuant to Government Code
Section 66477 and Section 10.35 of Riverside County Ordinance No. 460, another local public
agency may provide local park and recreation services and facilities and in that event, it is

permitted, and therefore shall be permitted by the parties, to participate jointly with COUNTY to
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determine the location of land to be dedicated or in lieu fees to be paid for local park purposes,
provided that COUNTY shall exercise its authority subject to the terms of this Agreement.

3.9  Tentative Tract Map Extension. Notwithstanding the provisions of Section

66452.6(a)(1) of the Government Code, regarding extensions of time for approved tentative maps subject
to a development agreement, no tentative subdivision map or tentative parcel map, heretofore or
hereafter approved in connection with development ofthe Property, shall be granted an extension of
time except in accordance with the Subdivision Map Act and Existing Land Use Regulations.

3.10  Vesting Tentative Maps. If any tentative or final subdivision map, or tentative or

final parcel map, heretofore orhereafter approved in connection with development ofthe Property, is
a vesting map under the Subdivision Map Act (Government Code Section 66410, et seq.) and
Riverside County Ordinance No. 460 and if this Agreement is determined by a final judgment
tobe invalid or unenforceable insofar as it grants a vested right to develop to OWNER, then and
to that extent the rights and protections afforded OWNER under the laws and ordinances
applicable to vesting maps shall supersede the provisions of this Agreement, Except as set forth
immediately above, development of the Property shall occur only as provided in this Agreement,
and the provisions in this Agreement shall be controlling over any conflicting provision of law

or ordinance concerning vesting maps.

4, PUBLIC BENEFITS.

4.1  Intent. The parties acknowledge and agree that development of the Property will
detrimentally affect public interests which will not be fully addressed by the Development Plan
and further acknowledge and agree that this Agreement confers substantial private benefits on
OWNER which should be balanced by commensurate public benefits. Accordingly, the parties

intend to provide consideration to the public to balance the private benefits conferred on OWNER
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by providing more fully for the satisfaction of public interests.

42  Public Benefits for Commercial Cannabis Activities.

4.2.1 Annual Public Benefit Base Payvments. Prior to the issuance of the first

grading permit or the first building permit, whichever occurs first, for any part of the
Commercial Cannabis Activity, OWNER shall pay to COUNTY an amount equal to the
base payment calculated per Section 1.1.2 of this Agreement (“Base Payment”); provided,
however. that such initial annual base payment shall be prorated based on the number of
whole months remaining between the date of payment and the first following June 30th.

4.2.2 Subsequent Annual Base Payments. The Annual Base Payment shall be

subject to annual increases in an amount of 2%. Prior to the first July 1% following the
initial Base Payment and each July 1% thereafter during the term of the Agreement,
OWNER shall pay to COUNTY an amount equal to the Base Payment plus the 2% annual
increase.

43  Annual Additional Public Benefits. OWNER shall perform Additional Public

Benefits identified in Exhibit “H” that will benefit the community in which the Commercial
Cannabis Activity is located. Prior to the issuance of the first grading permit or the first
building permit, whichever occurs first, for any part of the Commercial Cannabis Activity,
OWNER shalf pay to COUNTY an amount equal to the additional annual public benefit
set forth in Exhibit “H” of this Agreement (“Additional Public Benefit”); provided,
however, that such initial annual payment shall be prorated based on the number of whole
months remaining between the date of payment and the first following June 30th.

4.3.1 Subsequent Annual Additional Public Benefits. The Additional Public

Benefit provided in Exhibit “H” shall be subject to annual increases in an amount of 5%.

Prior to the first July 1* following the initial Additional Public Benefit payment and each
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July 1* thereafter during the term of the Agreement, OWNER shall pay to COUNTY an

amount equal to the Additional Public Benefit plus the 5% annual increase.

44  Taxes. Nothing herein shall be construed to relieve OWNER from paying and
remitting all applicable federal, state and local taxes applicable to the Project, including but not
limited to, income taxes, property taxes, local sales and use taxes, and any taxes imposed on
cannabis activities and cannabis products pursuant to the Medicinal and Adult-Use Cannabis
Regulation and Safety Act.

45  Assessments. Nothing herein shall be construed to relieve the Property from
assessments levied against it by the County pursuant to any statutory procedure for the assessment
of property to pay for infrastructure and/or services which benefit the Property.

4.6  New Taxes. Any subsequently enacted County taxes, including but not limited to
any taxes on commercial cannabis activities, shall apply to the Project. In the event that County
taxes are enacted specifically for commercial cannabis activities and cannabis products, the parties
agree that this Agreement may be modified in accordance with Section 2.5 to reduce the OWNER’s
total public benefit payment (the sum total of the Base Rate plus the Additional Public Benefit) by
an amount equal to the amount of the tax imposed on the OWNER for commercial cannabis
activities and cannabis products. The parties acknowledge that the intent of being able to modify
the Agreement in the event County taxes are enacted on the commercial cannabis activities and
cannabis products is to enable the authority to adjust the total public benefit amount due and
payable under this Agreement by the OWNER.

4.7  Vote on Future Assessments and Fees. In the event that any assessment, fee or
charge which is applicable to the Property is subject to Article XIIID of the California Constitution
and OWNER does not return its ballot, OWNER agrees, on behalf of itself and its successors that

the County may count OWNER’s ballot as affirmatively voting in favor of such assessment, fee
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or charge.
5: FINANCING OF PUBLIC IMPROVEMENTS. If deemed appropriate, COUNTY "and
OWNER will cooperate in the formation of any special assessment district, community facilities
district or alternate financing mechanism to pay for the construction and/or maintenance and
operation of public infrastructure facilities required as part of the Development Plan. OWNER also
agrees that it will not initiate and/or cooperate in the formation of any such special assessment
district, community facilities district or alternate financing mechanism involving any other public
agency without the prior written consent of the COUNTY.

Should the Property be included within such a special assessment district, community
facilities districtor other financing entity, the following provisions shall be applicable:

(@  In the event OWNER conveys any portion of the Property and/or public
facilities constructed on any portion of the Property to COUNTY or any other public entity
and said Property is subject to payment of taxes and/or assessments, such taxes and/or
assessments shall be paid in full by OWNER prior to completion of any such conveyance.

(b) If OWNER is in default in the payment of any taxes and/or assessments,
OWNER shall be considered to be in default ofthis Agreement and COUNTY may, in its sole
discretion, initiate proceedings pursuant to Section 8.4 of this Agreement.
Notwithstanding the foregoing, it is acknowledged and agreed by the parties that nothing
contained in this Agreement shall be construed as requiring COUNTY or the COUNTY
Board of Supervisors to form any such district or to issue and sell bonds.

6. REVIEW FOR COMPLIANCE.
6.1 Annual Review. The TLMA Director, in consultation with the County Executive
Officer and County Counsel, shall review this Agreement annually, on or before the Effective

Date, in order to ascertain the good faith compliance by OWNER with the terms of the Agreement,
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In order to facilitate this review, OWNER shall submitan annual monitoring report, in a form
specified by the TLMA Director providing all information necessary to evaluate such good faith
compliance as determined by the TLMA Director. OWNER shall pay the annual review and
administration fee set forth in Ordinance No. 671 prior to submission of each annual monitoring
report. Prior to the issuance of any grading permit or building permit for any part of the Project,
OWNER shall prepay a fee deposit and administration fee as set forth in Ordinance No. 671 (the
“Monitoring Fee Prepayment™). The Monitoring Fee Prepayment shall be retained by the
COUNTY until termination of this Agreement, may be used by the COUNTY at any time if
there is a failure to pay any part of the annual monitoring and administration fees required under
Ordinance No. 671, and shall be promptly replenished by OWNER up to the original required
amount after notice by COUNTY to OWNER. Failure by OWNER to submit an annual
monitoring report, on or before the Effective Date of each year in the form specified by the
TLMA Director, to pay any part of the annual monitoring and administration fee required under
Ordinance No. 671, to make the Monitoring Fee Prepayment or to replenish the Monitoring Fee
Prepayment shall constitute a default by OWNER under this Agreement.

6.2 Special Review. The Board of Supervisors may order a special review of
compliance with this Agreement at any time. The TLMA Director, in consultation with the County
Executive Officer and County Counsel, shall conduct such special reviews.

6.3  Property Inspection. In accordance with applicable regulations set forth in the

Medicinal and Adult Use Cannabis Regulation and Safety Act and upon twenty-four (24) hour written

notice, OWNER shall allow COUNTY representatives access to the Property and all buildings and

structures located on the Property to determine compliance with CUP No. 200031 and this

Agreement.

6.4. Records Inspection. Upon written request by the COUNTY, OWNER shall
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provide records to the COUNTY demonstrating local hiring efforts, and compliance with this
Agreement and CUP No. 200015.
6.5  Procedure.

(@  During either an annual review or a special review, OWNER shall be
required to demonstrate good faith compliance with the terms of the Agreement. The
burden of proof on this issue shall be on OWNER.

(b)  Upon completion of an annual review or a special review, the TLMA
Director shall submit a report to the Board of Supervisors setting forth the evidence
concerning good faith compliance by OWNER with the terms of this Agreement and
hisrecommended finding on that issue.

(c)  If the Board finds on the basis of substantial evidence that OWNER has
complied in good faith with the terms and conditions of this Agreement, the review shall
be concluded.

(d)  Ifthe Board makes a preliminary finding that OWNER has not complied in
good faith with the terms and conditions of this Agreement, the Board may modify or

terminate this Agreement as provided in Section 6.4 and Section 6.5. Notice of default as
provided under Section 8.4 of this Agreement shall be given to OWNER prior to or
concurrent with, proceedings under Section 6.4 and Section 6.5.

6.6  Proceedings Upon Modification or Termination. If, upon a preliminary finding

under Section 6.3, COUNTY determines to proceed with modification or termination of this
Agreement, COUNTY shall give written notice to OWNER of its intention so to do. The notice
shall be given at least ten calendar days prior to the scheduled hearing and shall contain:

(a)  The time and place of the hearing;

(b) A statement as to whether or not COUNTY proposes to terminate or to
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modify the Agreement; and,
(©) Such other information as is reasonably necessary to inform OWNER of

the nature of the proceeding.

6.7  Hearing on Modification or Termination. At the time and place set for the hearing

on modification or termination, OWNER shall be given an opportunity to be heard and shall be
entitled to present written and oral evidence. OWNER shall be required to demonstrate good faith
compliance with the terms and conditions of this Agreement. The burden of proof on this issue
shall be on OWNER. If the Board of Supervisors finds, based upon substantial evidence, that
OWNER has not complied in good faith with the terms or conditions of the Agreement, the Board
may terminate this Agreement or modify this Agreement and impose such conditions as are
reasonably necessary to protect the interests of the County. The decision of the Board of
Supervisors shall be final, subject only tojudicial review pursuant to Section 1094.5 of the Code of
Civil Procedure.

6.8  Certificate of Agreement Compliance. If, at the conclusion of an annual or special
review, OWNER is found to be in compliance with this Agreement, COUNTY shall, upon request
by OWNER, issue a Certificate of Agreement Compliance (“Certificate”) to OWNER stating
that after the most recent annual or special review and based upon the information known or
made known to the TLMA Director and Board of Supervisors that (1) this Agreement remains
in effectand (2) OWNER is not in default. The Certificate shall be in recordable form, shall
contain information necessary to communicate constructive record notice of the finding of
compliance,shall state whether the Certificate is issued after an annual or a special review and
shall state the anticipated date of commencement of the next annual review. OWNER may
record the Certificatewith the County Recorder. Whether ornot the Certificate is relied upon by

transferees or OWNER, COUNTY shall not be bound by a Certificate if a default existed at
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the time of the Periodic or Special Review, but was concealed from or otherwise not known

to the TLMA Director or Board of Supervisors.

7. INCORPORATION AND ANNEXATION.

7.1 Intent. If all or any portion of the Property is annexed to or otherwise becomes a part

of a city or another county, it is the intent of the parties that this Agreement shall survive and be binding
upon such other jurisdiction.

7.2 Incorporation. If at any time during the term of this Agreement, a city is
incorporated comprising all or any portion of the Property, the validity and effect of this Agreement
shall be governed by Section 65865.3 of the Government Code.

7.3 Annexation. OWNER and COUNTY shall oppose. in accordance with the
procedures provided by law, the annexation to any city of all or any portion ofthe Property unless both
OWNER and COUNTY give written consent to such annexation.

8. DEFAULT AND REMEDIES.

8.1  Remedies in General. It is acknowledged by the parties that COUNTY would not

have entered into this Agreement if it were to be liable in damages under this Agreement, or with

respect to this Agreement or the application thereof.

In general, each of the parties hereto may pursue any remedy at law or equity available for
the breach of any provision of this Agreement, except that COUNTY shall not be liable in damages
to OWNER, or to any successor in interest of OWNER, or to any other person, and OWNER
covenants not to sue for damages or claim any damages:

(a)  Forany breach of this Agreement or for any cause of action which arises out

of this Agreement; or
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(b)  Forthe taking, impairment or restriction of any right or interest conveyed or

provided under or pursuant to this Agreement; or

(¢)  Arisingoutoforconnected withanydispute, controversy orissue regarding the
application, validity, interpretation or effect of the provisions of this Agreement.
Notwithstanding anything in this Article 8 to the contrary, OWNER’s liability to COUNTY

in connection with this Agreement shall be limited to direct damages and shall exclude any other
liability, including without limitation liability for special, indirect, punitive or consequential
damages in contract, tort, warranty, strict liability or otherwise.

82  Specific Performance. The parties acknowledge that money damages and remedies
at law generally are inadequate and specific performance and other non-monetary relief are
particularly appropriate remedies for the enforcement of this Agreement and should be available
to all parties for the following reasons:

(a) Money damages are unavailable against COUNTY as provided in Section
8.1 above.

(b)  Due to the size, nature and scope of the project, it may not be practical or
possible to restore the Property to its natural condition once implementation of this
Agreement has begun. After such implementation, OWNER may be foreclosed from other
choices it may have had to utilize the Property or portions thereof. OWNER has invested
significant time and resources and performed extensive planning and processing of the
Project in agreeing to the terms of this Agreement and will be investing even more
significant time and resources in implementing the Project in reliance upon the terms of
this Agreement, and it is not possible to determine the sum of money which would
adequately compensate OWNER for such efforts.

8.3  General Release. Except for non-damage remedies, including the remedy of
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specific performance and judicial review as provided for in Section 8, OWNER, for itself,
its successors and assignees, hereby releases the COUNTY, its officers, agents, employees,
and independent contractors from any and all claims, demands, actions, or suits of any kind
or nature whatsoever arising out of any liability, known or unknown, present or future,
including, but not limited to, any claim or liability, based or asserted, pursuant to Article I,
Section 19 of the California Constitution, the Fifth Amendment of the United States
Constitution, or any other law or ordinance which seeks to impose any other monetary
liability or damages, whatsoever, upon the COUNTY because it entered into this
Agreement or because of the terms of this Agreement. OWNER hereby waives the
provisions of Section 1542 of the Civil Code which provides:

A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THAT THE CREDITOR
OR RELEASING PARTY DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR
HER FAVOR AT THE TIME OF EXECUTING THE RELEASE AND THAT, IF
KNOWN BY HIM OR HER WOULD HAVE MATERIALLY AFFECTED HIS OR HER

SETTLEMENT WITH THE DEBTOR OR RELEASED PARTY.

OWNER Initials OWNER Initials OWNER Initials OWNER Initials

84  Termination or Modification of Agreement for Default of OWNER. Subject to the

provisions contained in Subsection 2.5 herein, COUNTY may terminate or modify this Agreement
for any failure of OWNER to perform any material duty or obligation of OWNER under this
Agreement, or to comply in good faith with the terms of this Agreement (hereinafter referred to as
“default”); provided, however, COUNTY may terminate or modify this Agreement pursuant to
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this Section only after providing written notice to OWNER of default setting forth the nature of

the default and the actions, if any, required by OWNER to cure such default and, where the default
can be cured, OWNER has failed to take such actions and cure such default within 60 days after
the effective date of such notice or, in the event that such default cannot be cured within such 60
day period but can be cured within a longer time, has failed to commence the actions necessary to
cure such default within such 60 day period and to diligently proceed to complete such actions and

cure such default.

8.5  Termination of Agreement for Default of COUNTY. OWNER may terminate this
Agreement only in the event of a default by COUNTY in the performance of a material term of
this Agreement and only after providing written notice to COUNTY of default setting forth the
nature of the default and the actions, if any, required by COUNTY to cure such default and, where
the default can be cured, COUNTY has failed to take such actions and cure such default within 60
days after the effective date of such notice or, in the event that such default cannot be cured within
such 60 day period but can be cured within a longer time, has failed to commence the actions
necessary to cure such default within such 60 day period and to diligently proceed to complete
such actions and cure such default.

8.6  Attorneys’ Fees. In any action at law or in equity to enforce or interpret this
Agreement, or otherwise arising out of this Agreement, including without limitation any action for
declaratory relief or petition for writ of mandate, the parties shall bear their own attorneys’ fees.
9. THIRD PARTY LITIGATION.

9.1  General Plan Litigation. COUNTY has determined that this Agreement is
consistent with its General Plan, and that the General Plan meets all requirements of law. OWNER
has reviewed the General Plan and concurs with COUNTY’s determination. The parties

acknowledge that:
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(@) Litigation may be filed challenging the legality, validity and adequacy of
the General Plan; and,
(b)  If successful, such challenges could delay or prevent the performance of this

Agreement and the development of the Property.

COUNTY shall have no liability in damages under this Agreement for any failure of
COUNTY to perform under this Agreement or the inability of OWNER to develop the Property as
contemplated by the Development Plan of this Agreement as the result of a judicial determination
that on the Effective Date. or at any time thereafter, the General Plan, or portions thereof, are
invalid or inadequate or not in compliance with law.

9.2  Third Party Litigation Concerning Agreement. OWNER shall defend, at its
expense, including attorneys’ fees, indemnify, and hold harmless COUNTY, its officers, agents,
employees and independent contractors from any claim, action or proceeding against COUNTY,
its officers, agents, employees or independent contractors to attack, set aside, void. or annul the
approval of this Agreement or the approval of any permit granted pursuant to this Agreement.
COUNTY shall promptly notify OWNER of any such claim, action or proceeding, and COUNTY
shall cooperate in the defense. If COUNTY fails to promptly notify OWNER of any such claim,
action or proceeding, or if COUNTY fails to cooperate in the defense, OWNER shall not thereafter
be responsible to defend, indemnify, or hold harmless COUNTY. COUNTY may in its drscretion
participate in the defense of any such claim, action or proceeding.

9.3  Indemnity. In addition to the provisions of 9.2 above, OWNER shall indemnify
and hold COUNTY, its officers, agents, employees and independent contractors free and harmless
from any liability whatsoever. based or asserted upon any act or omission of OWNER, its officers,
agents, employees, subcontractors and independent contractors, for property damage, bodily

injury, or death (OWNER’s employees included) or any other element of damage of any kind or
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nature, relating to or in any way connected with or arising from the activities contemplated
hereﬁnder, including, but not limited to, the study, design, engineering, construction, completion,
failure and conveyance of the public improvements, save and except claims for damages arising
through the sole active negligence or sole willful misconduct of COUNTY. OWNER shall defend,
at its expense, including attorneys’ fees, COUNTY, its officers, agents, employees and
independent contractors in any legal action based upon such alleged acts or omissions. COUNTY
may in its discretion participate in the defense of any such legal action.

94  Environment Assurances. OWNER shall indemnify and hold COUNTY, its
officers, agents, employees and independent contractors free and harmless from any liability, based
or asserted, upon any act or omission of OWNER, its officers, agents, employees, subcontractors,
predecessors in interest, successors, assigns and independent contractors for any violation of any
federal, state or local law, ordinance or regulation relating to industrial hygiene or to environmental
conditions on, under or about the Property, including, but not limited to, soil and groundwater
conditions, and OWNER shall defend, at its expense, including attorneys’ fees, COUNTY, its
officers, agents, employees and independent contractors in any action based or asserted upon any
such alleged act 6r omission. COUNTY may in its discretion participate in the defense of any such
action,

9.5 Reservation of Rights. With respect to Sections 9.2, 9.3 and 9.4 herein, COUNTY
reserves the right to either (1) approve the attorney(s) which OWNER selects, hires or otherwise
engages to defend COUNTY hereunder, which approval shall not be unreasonably withheld, or (2)
conduct its own defense, provided, however, that OWNER shall reimburse COUNTY forthwith
for any and all reasonable expenses incurred for such defense, including attorneys’ fees, upon
billing and accounting therefor.

9.6  Survival. The provisions of Sections 8.1 through 8.3, inclusive, Section 8.6 and
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Sections 9.1 through 9.6, inclusive, shall survive the termination of this Agreement.
10. MORTGAGEE PROTECTION.

The parties hereto agree that this Agreement shall not prevent or limit OWNER, in any
manner, at OWNER’s sole discretion, from encumbering the Property or any portion thereof or
any improvement thereon by any mortgage, deed of trust or other security device securing
financing with respect to the Property. COUNTY acknowledges that the lenders providing such
financing may require certain Agreement interpretations and modifications and agrees upon
request, from time to time, to meet with OWNER and representatives of such lenders to negotiate
in good faith any such request for interpretation or modification. COUNTY will not unreasonably
withhold its consent to any such requested interpretation or modification provided such
interpretation or modification is consistent with the intent and purposes of this Agreement. Any
Mortgagee of the Property shall be entitled to the following rights and privileges:

(a)  Neither entering into this Agreement nor a breach of this Agreement shall defeat,
render invalid, diminish or impair the lien of any mortgage on the Property made in good faith and
for value, unless otherwise required by law.

(b)  The Mortgagee of any mortgage or deed of trust encumbering the Property, or any
part thereof, which Mortgagee, has submitted a request in writing to the COUNTY in the manner
specified herein for giving notices, shall be entitled to receive written notification from COUNTY
of any default by OWNER in the performance of OWNER’s obligations under this Agreement.

() If COUNTY timely receives a request from a Mortgagee requesting a copy of any
notice of default given to OWNER under the terms of this Agreement, COUNTY shall provide a
copy of that notice to the Mortgagee within ten (10) days of sending the notice of default to
OWNER. The Mortgagee shall have the right, but not the obligation, to cure the default during the

remaining cure period allowed such party under this Agreement.
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(d)  Any Mortgagee who comes into possession of the Property, or any part thereof,

pursuant to foreclosure of the mortgage or deed of trust, or deed in lieu of such foreclosure, shall
take the Property, or part thereof, subject to the terms of this Agreement. No Mortgagee (including
one who acquires title or possession to the Property, or any portion thereof, by foreclosure,
trustee’s sale, deed in lieu of foreclosure, lease termination, eviction or otherwise) shall have any
obligation to construct or complete construction of improvements, or to guarantee such
construction or completion; provided, however, that a Mortgagee shall not be entitled to devote
the Property to solar power plant use except in full compliance with this Agreement. A Mortgagee
in possession shall not have an obligation or duty under this Agreement to perform any of
OWNER’s obligations or other affirmative covenants of OWNER hereunder, or to guarantee such
performance; provided, however, that to the extent that any covenant to be performed by OWNER
is a condition precedent to the performance of a covenant by COUNTY, the performance thereof
shall continue to be a condition precedent to COUNTY’s performance hereunder. All payments
called for under Section 4 of this Agreement shall be a condition precedent to COUNTY’s
performance under this Agrefzment. Any transfer by any Mortgagee in possession shall be subject
to the provisions of Section 2.4 of this Agreement. )

11.  MISCELLANEOUS PROVISIONS.

11.1  Recordation of Agreement. This Agreement and any amendment, modification,

termination or cancellation thereof shall be recorded with the County Recorder by the Clerk of the
Board of Supervisors within the period required by Section 65868.5 of the Government Code.
112 Entire Agreement. This Agreement sets forth and contains the entire understanding
and agreement of the parties, and there are no oral or written representations, understandings or
ancillary covenants, undertakings or agreements which are not contained or expressly referred to

herein. No testimony or evidence of any such representations, understandings or covenants shall
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be admissible in any proceeding of any kind or nature to interpret or determine the terms or
conditions of this Agreement.

11.3  Severability. If any term, provision, covenant or condition of this Agreement shall
be determined invalid, void or unenforceable, the remainder of this Agreement shall not be affected
thereby to the extent such remaining provisions are not rendered impractical to perform taking into
consideration the purposes of this Agreement. Notwithstanding the foregoing, the provision of the
Public Benefits set forth in Sections 4.2 and 4.3 of this Agreement. including the payments set
forth therein, are essential elements of this Agreement and COUNTY would not have entered into
this Agreement but for such provisions, and therefore in the event such provisions are determined
to be invalid, void or unenforceable, this entire Agreement shall be null and void and of no force
and effect whatsoever.

11.4 Interpretation and Governing Law. This Agreement and any dispute arising
hereunder shall be governed and interpreted in accordance with the laws of the State of California.
This Agreement shall be construed as a whole according to its fair language and common meaning
to achieve the objectives and purposes of the parties hereto. and the rule of construction to the
effect that ambiguities are to be resolved against the drafting party shall not be employed in
interpreting this Agreement, all parties having been represented by counsel in the negotiation and
preparation hereof.

11.5 Section Headings. All section headings and subheadings are inserted for

convenience only and shall not affect any construction or interpretation of this Agreement.

11.6  Gender and Number, As used herein, the neuter gender includes the masculine and

feminine, the feminine gender includes the masculine, and the masculine gender includes the
feminine. As used herein, the singular of any word includes the plural.

11.7 Joint and Several Oblipations. If this Agreement is signed by more than one
36




OWNER, all obligations of such OWNERS under this Agreement shall be joint and several, and
the defauit of any such OWNER shall be the default of all such OWNERS.

11.8  Time of Essence. Time is of the essence in the performance of the provisions of this
Agreement as to which time is an element.

11.9  Waiver. Failure by a party to insist upon the strict performance of any of the
provisions of this Agreement by the other party, or the failure by a party to exercise its rights upon
the default of the other party; shall not constitute a waiver of such party’s right to insist and demand
strict compliance by the other party with the terms of this Agreement thereafter.

11.10 No Third Party Beneficiaries. Unless expressly stated herein, this Agreement is

made and entered into for the sole protection and benefit of the parties and their successors and
assigns. No other person shall have any right of action based upon any provision of this Agreement.

11.11 Force Majeure. Neither party shall be deemed to be in default where failure or delay
in performance of any of its obligations under this Agreement is caused by floods, earthquakes,
other Acts of God, fires, wars, riots or similar hostilities, strikes and other labor difficulties beyond
the party’s control, (including the party’s employment force). If any such events shall occur, the
term of this Agreement and the time for performance by either party of any of its obligations
hereunder may be extended by the written agreement of the parties for the period of time that such
evehts prevented such performance, provided that the term of this Agreement shall not be extended
under any circumstances for more than five (5) years.

11.12 Mutual Covenants. The covenants contained herein are mutual covenants and also
constitute conditions to the concurrent or subsequent performance by the party benefited thereby
of the covenants to be performed hereunder by such benefited party.

11.13  Successors in Interest. The burdens of this Agreement shall be binding upon, and

the benefits of this Agreement shall inure to, all successors in interest to the parties to this
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Agreement. All provisions of this Agreement shall be enforceable as equitable servitudes and
constitute covenants running with the land. Each covenant to do or refrain from doing some act
hereunder with regard to development of the Property: (a) is for the benefit of and is a burden upon
every portion of the Property; (b) runs with the Property and each portion thereof; and, (c) is
binding upon each party and each successor in interest during ownership of the Property or any
portion thereof.

11.14 Counterparts. This Agreement may be executed by the parties in counterparts,
which counterparts shall be construed together and have the same effect as if all of the parties had
executed the same instrument.

11.15 Jurisdiction and Venue. Any action at law or in equity arising under this Agreement

or brought by a party hereto for the purpose of enforcing, construing or determining the validity of
any provision of this Agreement shall be filed and tried in the Riverside Historic Courthouse of
the Superior Court of the County of Riverside, State of California, and the parties hereto waive all
provisions of law providing for the filing, removal or change of venue to any other court.

11.16 Project as a Private Undertaking. It is specifically understood and agreed by and

between the parties hereto that the development of the Project is a private development, that neither
party is acting as the agent of the other in any respect hereunder, and that each party is an
independent contracting entity with respect to the terms, covenants and conditions contained in
this Agreement. No partnership, joint venture or other association of any kind is formed by this
Agreement. The only relationship between COUNTY and OWNER is that of a government entity
regulating the development of private property and the owner of such property.

11.17 Further Actions and Instruments. Each of the parties shall cooperate with and
provide reasonable assistance to the other to the extent contemplated hereunder in the performance

of all obligations under this Agreement and the satisfaction of the conditions of this Agreement.
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Upon the request of either party at any time, the other party shall promptly execute, with
acknowledgement or affidavit if reasonably required, and file or record such required instruments
and writings and take any actions as may be reasonably necessary under the terms of this
Agreement to carry out the intent and to fulfill the provisions of this Agreement or to evidence or
consummate the transactions contemplated by this Agreement.

11.18 Eminent Domain. No provision of this Agreement shall be construed to limit or
restrict the exercise by COUNTY of its power of eminent domain. As used herein, “Material
Condemnation” means a condemnation of all or a portion of the Property that will have the effect
of preventing development of the Project in accordance with this Agreement. In the event of a
Material Condemnation, OWNER may (i) request the COUNTY to amend this Agreement and/or
to amend the Development Plan, which amendment shall not be unreasonably withheld, (ii) decide,
in its sole discretion, to challenge the condemnation, or (jii) request that COUNTY agree to
terminate this Agreement by mutual agreement, which agreement shall not be unreasonably
withheld, by giving a written request for termination to the COUNTY.

11.19  Agent for Service of Process. In the event OWNER is not a resident of the State of
California or it is an association, partnership or joint venture without a member, partner or joint
venturer resident of the State of California, or it is a foreign corporation, then in any such event,
OWNER shall file with the TLMA Director, upon its execution of this Agreement, a designation
of a natural person residing in the State of California, giving his or her name, residence and
business addresses, as its agent for the purpose of service of process in any court action arising out
of or based upon this Agreement, and the delivery to such agent of a copy of any process in any
such action shall constitute valid service upon OWNER. If for any reason service of such process
upon such agent is not feasible, then in such event OWNER may be personally served with such

process out of this County and such service shall constitute valid service upon OWNER. OWNER
39



is amenable to the process so served, submits to the jurisdiction of the Court so obtained and waives
any and all objections and protests thereto. QWNER for itself, assigns and successors hereby
waives the provisions of the Hague Convention (Convention on the Service Abroad of Judicial and
Extra Judicial Documents in Civil or Commercial Matters, 20 U .S.T. 361, T.LA.S. No. 6638).

11.20  Designation of COUNTY Officials. Except for functions to be performed by the
Board of Supervisors, COUNTY may, at any time and in its sole discretion, substitute any
COUNTY official to perform any function identified in this Agreement as the designated
responsibility of any other official. COUNTY shall provide notice of such substitution pursuant to
Section 2.7; provided, however, the failure to give such notice shall not affect the authority of the
substitute official in any way.

11.21 Authority to Execute. The person executing this Agreement on behalf of OWNER
warrants and represents that he has the authority to execute this Agreement on behalf of his
corporation, partnership or business entity and warrants and represents that he has the authority to

bind OWNER to the performance of its obligations hereunder.

IN WITNESS WHEREOF. the parties hereto have executed this Agreement on the day and

year set forth below.
COUNTY OF RIVERSIDE, a political subdivision of
the State of California
Dated: By: .
Chairman, Board of Supervisors
ATTEST:
KECIA HARPER
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OWNERS:

Dated: By:
Dated: By:
Dated: By:
Dated: By:

(ALL SIGNATURES SHALL BE ACKNOWLEDGED BEFORE A NOTARY PUBLIC.
EXECUTION ON BEHALF OF ANY CORPORATION SHALL BE BY TWO
CORPORATE OFFICERS.)
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EXHIBIT “A”
Development Agreement No. 2000011

LEGAL DESCRIPTION OF PROPERTY

(This exhibit will consist of the legal description of the subject property, as described on a

provided current (no more than 30 days old) Title Report)
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EXHIBIT “B”
Development Agreement No. 2000011

MAP OF PROPERTY AND ITS LOCATION

(This Exhibit will indicate the property’s legal (metes and bounds, if required) boundary

and its location)




EXHIBIT “C”

Development Agreement No. 2000011

EXISTING DEVELOPMENT APPROVALS
SPECIFIC PLAN

ZONING

LAND DIVISIONS

OTHER DEVELOPMENT APPROVALS

The development approvals listed above include the approved maps and all conditions of
approval,

COPIES OF THE EXISTING DEVELOPMENT APPROVALS LISTED ABOVE ARE ON

FILE IN THE RIVERSIDE COUNTY PLANNING DEPARTMENT AND ARE
INCORPORATED HEREIN BY REFERENCE.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

EXHIBIT “D”

Development Agreement No. 2000011

EXISTING LAND USE REGULATIONS

Riverside County Comprehensive General Plan as amended through

Resolution No. 2019-050

Ordinance No
Ordinance No
Ordinance No

Ordinance No

Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.
Ordinance No.

Ordinance No.

. 348 as amended through Ordinance No
. 448 as amended through Ordinance No
. 457 as amended through Ordinance No
. 458 as amended through Ordinance No
460 as amended through Ordinance No
461 as amended through Ordinance No
509 as amended through Ordinance No
547 as amended through Ordinance No
555 as amended through Ordinance No
617 as amended through Ordinance No
650 as amended through Ordinance No
659 as amended through Ordinance No
663 as amended through Ordinance No
671 as amended through Ordinance No
673 as amended through Ordinance No
679 as amended through Ordinance No
682 as amended through Ordinance No
726 as amended through Ordinance No

743 as amended through Ordinance No

46

. 348.4926

. 448.A

. 457.105

.458.16

. 460.154

.461.10

. 509.2

.547.7

.555.20

.617.4

.650.6

.659.13

. 663.10

.671.21

.673.4

.679.4

.682.4

. 726

. 743.3




21

22,

23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

34,

35.

36.

37.

38.

39.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No.

Ordinance No

Ordinance No

Ordinance No

. 915 as amended through Ordinance No.
. 925 as amended through Ordinance No.

. 926 as amended through Ordinance No.

748 as amended through Ordinance No.
749 as amended through Ordinance No.
752 as amended through Ordinance No.
754 as amended through Ordinance No.
787 as amended through Ordinance No.
806 as amended through Ordinance No.
810 as amended through Ordinance No.
817 as amended through Ordinance No.
824 as amended through Ordinance No.
847 as amended through Ordinance No.
859 as amended through Ordinance No.

875 as amended through Ordinance No.

748.1

749.1

752.2

754.3

787.9

806

810.2

817.1

824.15

847.1

859.3

875.1

915

925.1

926

Ordinance No. 927 as amended through Ordinance No. 927

Ordinance No. 931 as amended through Ordinance No. 931

Resolution No. 2019-037 Establishing Procedures and Requirements of

the County of Riverside for the Consideration of Development

Agreements (Commercial Cannabis Activities)

Board of Supervisors Policy No. B-9 Commercial Cannabis Activities

COPIES OF THE EXISTING LAND USE REGULATIONS LISTED ABOVE ARE ON
FILE IN THE RIVERSIDE COUNTY PLANNING DEPARTMENT AND ARE
INCORPORATED HEREIN BY REFERENCE,
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EXHIBIT “E”
Development Agreement No. 2000011

COMMERCIAL CANNABIS ACTIVITY SITE PLAN & DESCRIPTION

As shown on the attached site plan, CUP No. 200031 permits a Cannabis Retailer and
distribution facility within 4,646 square feet of an existing 8,892 square foot building. The
Cannabis Retailer will include 4,274 square feet of retail and 372 square feet of distribution

along with supporting storage, office, employee break area, and reception areas.
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EXHIBIT “F”

Development Agreement No. 2000011

APPLICABLE PUBLIC BASE BENEFITS PAYMENTS

The Cannabis Retailer operating at the Property pursuant to CUP No. 200031 will occupy
4,646 square feet of an existing 8,892 square foot building and will include retail and
distribution along with supporting storage, office, employee break area, and reception areas
as more specifically shown on Exhibit “G”. In accordance with Board Policy B-9, the base
public benefit is the following: $18.00 per square foot for the retail and $3.00 per square foot
for the distribution. Therefore, the public base benefit payment will be $78,048.00 and will

increase annually at a rate of 2%.
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EXHIBIT “G”
Development Agreement No. 2000011

CANNABIS AREA CALCULATION EXHIBIT

The Cannabis Area calculation includes the following: 4,274 square feet for the retail and 372
square feet for the distribution totaling 4,646 square feet within an existing 8,892 square foot
building. The 4,646 square feet will be used for the Cannabis Retailer with distribution as

shown in this Exhibit “G”,
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EXHIBIT “H”
Development Agreement No. 2000011

COMMERCIAL CANNABIS ACTIVITY PUBLIC BENEFIT

The additional annual public benefit provided by the OWNER shall be $97,560.00 with an
annual increase of 5%. The COUNTY will utilize this additional annual public benefit within
the surrounding community for additional public benefits including, but not limited to, code
enforcement, public safety services, infrastructure improvements, community enhancement
programs and other similar public benefits as solely determined by the COUNTY’s Board of
Supervisors. Additionally, OWNER will make efforts to hire locally and participate in
community events, career opportunity events, as well as educational and wellness seminars

within the surrounding community.
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RIVERSIDE COUNTY PLANNING DEPARTMENT
Supenvisor: Jefiries CUP200031 DA2000011

Date Drawn: 12/28/2020
District 1 LA N D USE Exhibit 1
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RIVERSIDE COUNTY PLANNING DEPARTMENT

CUP200031 DA2000011
EXISTING GENERAL PLAN

Supervisor: Jeffries
District 1

Date Drawn: 12/28/2020
Exhibit 5
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RIVERSIDE COUNTY PLANNING DEPARTMENT
Supervisor: Jeffries CUP200031 DA200001 1 Date Drawn: 12/28/2020
District 1 EXISTING ZONING Exhibit 2
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COUNTY OF RIVERSIDE

- TRANSPORTATION AND LAND MANAGEMENT AGENCY
‘a Juan C. Perez
Agency Director
12/24/20, 1:22 pm CUP200031

ADVISORY NOTIFICATION DOCUMENT

The following notifications are included as part of the recommendation of approval for CUP200031. They are

intended to advise the applicant of various Federal, State and County regulations applicable to this entitlement
and the subsequent development of the subject property.

Advisory Notification

Advisory Notification. 1 AND - Preamble

This Advisory Notification Document is included as part of the justification for the recommendation of
approval of this Conditional Use Permit No. 200031 and is intended to advise the applicant of various
Federal, State and County regulations applicable to this entitlement and the subsequent development of

the subject property in accordance with approval of that entitlement and are in addition to the applied
conditions of approval.

Advisory Notification. 2 AND - Project Description & Operational Limits

Conditional Use Permit No. 200031 (CUP200031) is a proposal for a Commercial Cannabis facility that
includes retail sales and distribution. The cannabis facility will occupy 4,646 SF of an 8,892 SF building that
Is approved through Plot Plan No. 25699 that is yet to be constructed. The retall area is 4,274 SF and the
distribution area is 372 SF. The cannabis retall store hours of operation will be from 8:00 a.m. to 10:00
p.m., 7-days a week, and delivery hours will be 8:00 a.m. to 9:00 p.m., 7-days a week. The Distribution
Facility will be closed to the public and will also operate between the hours of 8:00 a.m. to 10:00 p.m.
Development Agreement No. 2000011 {DA2000011) sets forth the terms and conditions under which the
Commercial Cannabis Activity of CUP200031 will operate in addition to the requirements established
under Ordinance No. 348, and all other local ordinances and regulations, state law and such other terms
and conditions. DA2000011 has a term of 10 years, will grant the applicant vesting rights to develop the

Project in accordance with the terms of agreement and CUP200031, and will provide community benefits
to the Mead Valley Area.

Advisory Notification. 3 AND - Exhibits

The development of the premises shall conform substantially with that as shown on APPROVED EXHIBIT:
CUP200031 Exhibit A (A1, A-2, A-3, A-4, A-5, A-6 Site Plan), dated 10/08/20.

CUP200031 Exhibit B {Elevations B), dated 10/08/20.

CUP200031 Exhibit C {Floor Plans C-1, C-3), dated 10/08/20.

CUP200031 Exhibit M (Colors and Materials B-3), dated 10/08/20.

CUP200031 Exhibit S (Sign Plan B-2), dated 10/08/20.

CUP200031 Exhibit Z (Safety and Security Plan C-2), dated 10/08/20.

Advisory Notification. 4 AND - Federal, State & Local Regulation Compliance
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12/24/20, 1:22 pm CUP200031

ADVISORY NOTIFICATION DOCUMENT

Advisory Notification

Advisory Notification. 4 AND - Federal, State & Local Regulation Compliance {cont.)

1. Compliance with applicable Federal Regulations, including, but not limited to:
o National Pollutant Discharge Elimination System (NPDES)

s Clean Water Act

¢ Migratory Bird Treaty Act (MBTA)

2. Compliance with applicable State Regulations, including, but not limited to:
* The current Water Quality Management Plan (WQMP) Permit issued by the applicable Regional
Water Quality Control Board (RWQCB.)
¢ Government Code Section 66020 (90 Days to Protest)
* Government Code Section 66499.37 (Hold Harmless)
¢ State Subdivision Map Act
¢ Native American Cultural Resources, and Human Remains (Inadvertent Find)
¢ School District Impact Compliance
» Public Resources Code Section 5097.94 & Sections 21073 et al - AB 52 (Native Americans: CEQA)]{for
all projects with EIR, ND or MND determinations}
3. Compliance with applicable County Regulations, including, but not limited to:
¢ Ord. No. 348 (Land Use Planning and Zoning Regulations)
* Ord. No. 413 (Regulating Vehicle Parking)
* Ord. No. 457 (Building Requirements)
* Ord. No. 458 (Regulating Flood Hazard Areas & Implementing National Flood Insurance Program)
{Geographically based}
Ord. No. 461 {Road Improvement Standards) {for TTMs and TPMs}
Ord. No. 655 (Regulating Light Pollution)
Ord. No. 671 (Consolidated Fees)
Ord. No. 787 (Fire Code)
Ord. No. 847 (Regulating Noise)
Ord. No. 857 (Business Licensing)
Ord. No. 859 (Water Efficient Landscape Regquirements)
Ord. No. 915 (Regulating Outdoor Lighting)
Ord. No. 925 (Prohibiting Marijuana Cultivating)
Ord. No. 928 (Clarifying County Prohibition on Mobile Marijuana Dispensaries and Deliveries)

4. Mitigation Fee Ordinances
¢ Ord. No. 659 Development Impact Fees (DIF)
¢ Ord. No. 663 Stephens Kangaroo Rat Habitat Conservation Plan {SKR)
¢ Ord. No. 810 Western Riverside County Multiple Species Habitat Conservation Plan (WRCMSHCP)
e Ord. No. 824 Western Riverside County Transportation Uniform Mitigation Fee (WR TUMF)

E Health
E Health. 1 DEH ECP COMMENTS

If previously unidentified contamination or the presence of a naturally occurring hazardous material is
discovered at the site, assessment, investigation, and/or cleanup may be required. Contact Riverside
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12/24/20, 1:22 pm CUP200031
ADVISORY NOTIFICATION DOCUMENT

E Health
E Heailth, 1 DEH ECP COMMENTS {cont.)
County Environmental Health - Environmental Cleanup Programs at (951) 955-8980, for further
information -
E Health. 2 Gen - Custom

Conditions of approval for water and sewer from EMWD under PP25699 remain for this project. Will serve
letters for water and sewer will be required at time of building permit issuance. Any cannabis activity
other than retail or distribution may require a permit from Environmental Health's HAZMAT division.

Fire

Fire. 1 Fire - Advisory
Business Pian Request
Prior to building permit issuance, please provide a business plan with a complete scope of work. indicate
any storage, hazardous materials or manufacturing that may be conducted on this site. In addition, piease
note proposed business hours, the use of any delayed egress/ingress systems (limited access passages)
and if open flame devices will be on site.

General

General. 1 General - Business Licensing
Every person conducting a business within the unincorporated area of Riverside County, as defined in
Riverside County Ordinance No. 857, shall obtain a business license. For more information regarding
business registration, contact the Business Registration and License Program Office of the Building and
Safety Department.

General. 2 General — Causes for Revocation
in the event the use hereby permitted under this permit is found:
(a) to be in violation of the terms and conditions of this permit; and/or,
(b) to have been obtained by fraud or perjured testimony; and/or,
(c) to be detrimental to the public health, safety or general welfare, or is a public nuisance,
then this permit shall be subject to revocation procedures.

General. 3 General - Ceased Operations
In the event the use hereby permitted ceases operation for a period of one (1) year or more, this
Conditional Use Permit and accompanying Development Agreement approval shall become null and void.

General. 4 General — Hold Harmless
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12/24/20, 1:22 pm CUP200031

ADVISORY NOTIFICATION DOCUMENT

General

General. 4 General — Hold Harmless (cont.)

The applicant/permittee or any successor-in-interest shall defend, indemnify, and hold harmless the
County of Riverside or its agents, officers, and employees ("COUNTY") from the following:

(a) any claim, action, or proceeding against the COUNTY to attack, set aside, void, or annul an approval of
the COUNTY, its advisory agencies, appeal boards, or legislative body concerning the project or its
associated environmental documentation; and,

(b} any claim, action or proceeding against the COUNTY to attack, set aside, void or annul any other
decision made by the COUNTY concerning the project, including, but not limited to, decisions made in
response to California Public Records Act requests; and

{a) and (b) above are hereinafter collectively referred to as "LITIGATION."

The COUNTY shall promptly notify the applicant/permittee of any LITIGATION and shall cooperate fully in
the defense. If the COUNTY fails to promptly notify the applicant/permittee of any such LITIGATION or
fails to cooperate fully in the defense, the applicant/permittee shall not, thereafter, be responsible to
defend, indemnify or hold harmless the COUNTY.

The obligations imposed by this condition Include, but are not limited to, the following: the
applicant/permittee shall pay all legal services expenses the COUNTY incurs in connection with any such
LITIGATION, whether it incurs such expenses directly, whether it is ordered by a court to pay such
expenses, or whether it incurs such expenses by providing legal services through its Office of County
Counsel.

Payment for COUNTY's costs related to the LITIGATION shall be made on a deposit basis. Within thirty (30)
days of receipt of notice from COUNTY that LITIGATION has been initiated against the Project,
applicant/permittee shall initially deposit with the COUNTY's Planning Department the total amount of
Twenty Thousand Dollars ($20,000). Applicant/permittee shall deposit with COUNTY such additional
amounts as COUNTY reasonably and in good faith determines, from time to time, are necessary to cover
costs and expenses incurred by the COUNTY, including but not limited to, the Office of County Counsel,
Riverside County Planning Department and the Riverside County Clerk of the Board associated with the
LITIGATION. To the extent such costs are not recoverable under the California Public Records Act from the
records requestor, applicant/permittee agrees that deposits under this section may also be used to cover
staff time incurred by the COUNTY to compile, review, and redact records in response to a Public Records
Act request made by a petitioner in any legal challenge to the Project when the petitioner is using the
Public Records Act request as a means of obtaining the administrative record for LITIGATION purposes.
Within ten (10) days of written notice from COUNTY, applicant/permittee shall make such additional
deposits.

General. 5 General - Human Remains
If human remains are found on this site, the developer/permit holder or any successor in interest shall

comply with State Health and Safety Code Section 7050.5.
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12/24/20, 1:22 pm CUP200031
ADVISORY NOTIFICATION DOCUMENT

General
General. 6 General - Review Fees {cont.)
General. 6 General - Review Fees

Any subsequent submittals required by these conditions of approval, including but not limited to grading
plan, building plan, or mitigation and monitoring review, shall be reviewed on an hourly basis (research
fee), or other such review fee as may be in effect at the time of submittal, as required by Ordinance No.
671. Each submittal shall be accompanied with a letter clearly indicating which condition or conditions the
submittal is intended to comply with.

General, 7 General — Unanticipated Resources

The developer/permit holder or any successor in interest shall comply with the following for the life of
this permit.

if during ground.disturbance activities, unanticipated cultural resources* are discovered, the following
procedures shall be followed:

All ground disturbance activities within 100 feet of the discovered cultural resource shall be halted and
the applicant shall call the County Archaeologist immediately upon discovery of the cultural resource. A
meeting shall be convened between the developer, the project archaeologist**, the Native American
tribal representative (or other appropriate ethnic/cultural group representative), and the County
Archaeologist to discuss the significance of the find. At the meeting with the aforementioned parties, a
decision is to be made, with the concurrence of the County Archaeologist, as to the appropriate treatment
(documentation, recovery, avoidance, etc) for the cultural resource. Resource evaluations shall be limited
to nondestructive analysis. Further ground disturbance shall not resume within the area of the discovery
until the appropriate treatment has been accomplished.

* A cultural resource site is defined, for this condition, as being a feature and/or three or more artifacts in
close association with each other.

** If not already employed by the project developer, a County approved archaeologist shall be employed
by the project developer to assess the significance of the cultural resource, attend the meeting described
above, and continue monitoring of all future site grading activities as necessary.
Planning
Planning. 1 15 - PLANNING - Landscape Requirement
Landscape Requirement

This condition applies to both onsite and offsite (ROW) landscaping:

The developer/ permit holder shall:
1) Ensure all landscape and irrigation plans are in conformance with the APPROVED EXHIBITS;
2) Ensure all landscaping is provided with California Friendly landscaping and a weather-based irrigation
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ADVISORY NOTIFICATION DOCUMENT

Planning

Planning. 1 15 - PLANNING - Landscape Requirement {cont.)

controller(s) as defined by County Ordinance No. 859;

3) Ensure that irrigation plans which may use reclaimed water conform with the requirements of the local
water purveyor; and,

4) Be responsible for maintenance, viability and upkeep of all slopes, landscaped areas, and irrigation
systems until the successful completion of the twelve (12) month inspection or those operations become
the responsibility of the individual property owner(s), a property owner's association, or any other
successor-in-interest, whichever occurs [ater.

To ensure ongoing maintenance, the developer/ permit holder or any successor-in-interest shail:

1) Connect to a reclaimed water supply for landscape irrigation purposes when reclaimed water is made
available.

2) Ensure that landscaping, irrigation and maintenance systems comply with the Riverside County Guide
to California Friendly Landscaping, and Ordinance No. 859,

3) Ensure that all landscaping is healthy, free of weeds, disease and pests.

Planning. 2 15 - PLANNING - LCP Landscape Concept Plan required at project submittal

LCP Landscape Concept Plan required at project submittal

Provide a single digital file in PDF form on a non-rewritable Compact Disc (CD) media with a Landscape
Concept Plan (LCP) on County standard Transportation Department Title Block plan sheet format (24" x
36"}, 1:20 scale, with title block, north arrow, limit of work lines, hardscape features, graphic scale, and
street names, etc. Plan shall clearly depict concept designs for the expected future final landscaping,
shading, and parking plan. Final landscape plans will be required to be submitted, reviewed, and
approved prior to the issuance of building permits.

The LCP shall be prepared in a professional manner by a California Licensed/Registered Landscape
Architect and signed/stamped by such.

For basic guidance, please review Section 18.12, Sections 19.300 through 19.304 of Ordinance No. 348,
Ordinance No. 859, and the Riverside County Guide to California Friendly Landscaping. No irrigation
system information Is required but the pian shall include an estimated annual water use calculation for
irrigation on the project. Conceptual plan shall alsc provide information on the size, number, genus,
species, common name, spacing, plant factor, size, and symbol of trees, bushes and ground cover to be
provided within landscaped areas and in other open space areas within the project. Plants must be
selected from the Riverside County California Friendly Plant List, Water efficient planting materials are
encouraged. Speclal features, such as rockwork, fencing, water features, existing plants to remain,
MSHCP regulated areas, ALUC flight areas, recreational tratls, and uses shall be identified.

Planting plans shall consider existing landscaping on adjacent and nearby properties and provide a logical
transition to the on-site landscaping concepts with designs to prevent abrupt contrasts between
properties, typically show 300 feet from project boundary.

if impacts to on-site or nearby biological resources require special treatments, the planting plans shall be




12/24/20, 1:22 pm | CUP200031
ADVISORY NOTIFICATION DOCUMENT

Planning

Planning. 2 15 - PLANNING - LCP Landscape Concept Plan required at project submittal
{cont.)
reviewed and approved by a professional biologist from the County's official list.

If the project is in the Coachella Valley, the landscape architect shall coordinate with the Riverside County
Agricultural Commissioner's for a current list of quarantine plant materials. The number for the
Agricultural Commissioner's office Is 760-863-8291.

Planning. 3 ALUC CONDITIONS

On November 12, 2020, the Riverside County Airport Land Use Commission (ALUC) found CUP200031
consistent with the 2014 March Air Reserve Base/Inland Port Airport Land Use Compatibility Plan, subject
to the foilowing conditions:

1. Any outdoor lighting installed shall be hooded or shielded so as to prevent either the spillage of lumens
or reflection into the sky.

2. The following uses/activities are not included in the proposed project and shall be prohibited at this
site:

(a) Any use or activity which would direct a steady light or flashing light of red, white, green, or amber
colors associated with airport operations toward an aircraft engaged in an initial straight climb following
takeoff or toward an aircraft engaged in a straight final approach toward a landing at an airport, other
than an FAA -approved navigational signal light or visual approach slope indicator.

{b) Any use or activity which would cause sunlight to be reflected towards an aircraft engaged in an initial
straight climb following takeoff or towards an aircraft engaged in a straight final approach towards a
landing at an airport.

{c) Any use or activity which would generate smoke or water vapor or which would attract large
concentrations of birds, or which may otherwise affect safe air navigation within the area. (Such uses
include landscaping utilizing water features, aquaculture, production of cereal grains, sunflower, and row
crops, composting operations, trash transfer stations that are open on one or more sides, recycling
centers containing putrescible wastes, construction and demolition debris facilities, fly ash disposal, and
incinerators.)

(d) Any use which would generate electrical interference that may be detrimental to the operation of
aircraft and/or aircraft instrumentation.

(e) Highly noise sensitive outdoor nonresidential uses, and hazards to flight.

3. The attached notice shall be given to all prospective purchasers and/or tenants of the property, and
shall be recorded as a deed notice. [Notice Is included in ALUC 's approval letter and is attached to
CUP200031 Planning Commission Staff Report. It is available on ALUC's web page as noted below.]

4. March Air Reserve Base must be notified of any land use having an electromagnetic radiation
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Planning

Planning. 3 ALUC CONDITIONS (cont.)

component to assess whether a potential conflict with Air Base radio communications could result.
Sources of electromagnetic radiation include radio wave transmission in conjunction with remote
equipment inclusive of irrigation controllers, access gates, etc.

Any new detention basins or facilities shall be designed and maintained to provide for a maximum
48-hour detention period following the design storm, and remain totally dry between rainfalls. Vegetation
in and around the detention basins that would provide food or cover for birds would be incompatible with
airport operations and shall not be utilized in project landscaping. Trees shall be spaced so as to prevent
large expanses of contiguous canopy, when mature. Landscaping in and around the detention basin(s)
shall not include trees or shrubs that produce seeds, fruits, or berries.

Landscaping in the detention basin, if not rip-rap, should be in accordance with the guidance provided in
ALUC "LANDSCAPING NEAR AIRPORTS" brochure, and the "AIRPORTS, WILDLIFE AND STORMWATER
MANAGEMENT" brochure available at RCALUC. ORG which list acceptable plants from Riverside County
Landscaping Guide or other alternative landscaping as may be recommended by a qualified wildlife hazard
biologist.

A notice sign, in a form similar to that attached hereto, shall be permanently affixed to the stormwater
basin with the following language: 'There is an airport nearby. This stormwater basin is designed to hold
stormwater for only 48 hours and not attract birds. Proper maintenance is necessary to aveid bird
strikes". The sign will also include the name, telephone number or other contact information of the
person or entity responsible to monitor the stormwater basin.

6. The project has been evaluated for 4,646 square feet of commercial retail area. Any increase in building
area, change or intensification of floor area usage will require review by the Airport Land Use Commission,
at the discretion of the ALUC Director.

7. The project does not propose rooftop solar panels at this time. However, if the project were to propose
solar rooftop panels in the future, the applicant/developer shall prepare a solar glare study that analyzes
glare impacts, and this study shall be reviewed by the Airport Land Use Commission and March Air
Reserve Base.

Supporting documentation was provided to the Airport Land Use Commission and is available online at
www.rcaluc.org, click Agendas 11-12-20 Agenda, Bookmark Agenda item No. 3.1.

Planning. 4 Cannabis Distribution Facilities - Operations - 1
Cannabis and Cannabis Products shall only be transported between permitted and licensed Commercial
Cannabis Activities.

Planning. 5 Cannabis Distribution Facilities - Operations - 2

a. Prior to transporting Cannabis or Cannabis Products, a shipping manifest shall be completed as
required by state law and regulations.

b. A copy of the shipping manifest shall be maintained during transportation and shall be made available
upon request to law enforcement or any agents of the State or County charged with enforcement.

c. Cannabis Distribution Facilities shall maintain appropriate records of transactions and shipping
manifests that demonstrate an organized method of storing and transporting Cannabis and Cannabis
Products to maintain a clear chain of custody.
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Planning
Planning. 6 Cannabis Distribution Facilities - Operations - 4 (cont.)
Planning. 6 Cannabis Distribution Facilities - Operations - 4

Cannabis Distribution Facilities shall not be open to the public.

Planning. 7 Cannabis Distribution Facilities - Operations - 5

Cannabis Distribution Facilities shall not transport or store non-cannabis goods.

Planning. 8 Cannabis Distribution Facilities - Operations -3

Cannabis Distribution Facilities shall ensure that appropriate samples of Cannabis or Cannabis Products
are tested by a permitted and licensed testing facility prior to distribution and shall maintain a copy of the
test results in its files.

Planning. 9 General - A. Application Requirements

At the time of filing the application for a Commerci<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>